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MINUTES OF THE ORDINARY MEETING 
HELD ON 25 MARCH 2020 

 

 

PRESENT VIA VIDEO CONFERENCING: 

Mayor Wendy Waller 

Councillor Ayyad 

Councillor Balloot 

Councillor Hadchiti 

Councillor Hadid 

Councillor Hagarty 

Councillor Harle 

Councillor Kaliyanda 

Councillor Karnib 

Councillor Rhodes 

Councillor Shelton 

Ms Kiersten Fishburn, Chief Executive Officer 

Dr Eddie Jackson, Director City Community and Culture  

Mr David Smith, Acting Director City Economy and Growth 

Mr George Hampouris, Acting Director City Corporate  

Mr Peter Patterson, Director City Presentation 

Mr Raj Autar, Director City Infrastructure and Environment 

Mr Andrew Stevenson, Chief Strategy and Engagement Officer  

Mr Vishwa Nadan, Chief Financial Officer 

Ms Tina Sangiuliano, Strategic Organisational Change Manager 

Mr John F Morgan, Director Property & Commercial  Development 

Ms Elizabeth Espinosa, General Counsel Manager Governance Legal 

Mr David Maguire, Internal Ombudsman 

Mr George Georgakis, Manager Council and Executive Services  

Ms Maree Stewart, Coordinator Council and Executive Services (minutes) 

 

 

The meeting commenced at 6.02pm 

 

 

STATEMENT REGARDING WEBCASTING 

OF MEETING 

The Mayor reminded everyone that in 
accordance with Council’s Code of Meeting 
Practice, the meeting is being recorded and 
will be on the website later this week. 
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ACKNOWLEDGMENT OF COUNTRY, 

PRAYER OF COUNCIL AND 

AFFIRMATION TO BE READ BY 

The prayer of the Council was read by the 
Chief Executive Officer, Ms Kiersten 
Fishburn. 

 

APOLOGIES 

 

Nil 

 

 

CONDOLENCES  

  

Mrs Pamela Short  (read by Mayor Waller)  

 

Tonight, we pause to remember one of Liverpool's most accomplished daughters. 

 

Pamela Kay Short was born on 22 February 1947 at Crown Street Women's Hospital, the first 

child of Phoebe and Noel Short, a former Mayor of Liverpool. She grew up at Yarrara Road, 

Hoxton Park on family acres. 

  

She went to Hoxton Park Primary School where her lifelong passion for reading ignited. She 

graduated from Liverpool High School. Popular, she loved art and English and playing 

basketball.  

 

Pam’s intellect, even then, was remarkable. Her independent streak first showed when Pam 

was 17. She won a radio station contest, and without telling her parents, headed to the big 

smoke to see her beloved Beatles at the Sydney Stadium at Rushcutters Bay. 

 

Despite the long commute, Pam's first job was at an accountancy firm in the city. She was 

determined to be financially independent and have her own voice. 

 

Later in the 1960s, she joined Viscount Caravans at Milperra as a secretary. It gave her 

experience in all aspects of a business; skills she would find invaluable in the future. She even 

featured in advertising for the brand. 

 

A short time later she married John Cornish, the Austral son of chook farmers Harold and Una. 

Their daughter Tania was born in 1970 and their son Brett in 1972. 

 

Pam and John were a formidable team, prospering in business. They took risks and reaped 

the rewards. 

 

Their companies built thousands of homes for people who made the Liverpool area their home, 

shopping and industrial centres. 

 

The Cornish family has a great love of thoroughbred horse breeding and racing. Their 

Torryburn Stud in the Hunter Valley is a landmark in the industry. 
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Pam and John played a significant part in enticing William Inglis & Son to move their 

bloodstock operations from Randwick, which they established in 1906, to Warwick Farm. 

 

When diagnosed with breast cancer, Pam remained practical and courageous. She never 

complained about her situation and was compassionate and giving to others before herself.  

  

To her family and her parents, former Liverpool Mayor Noel Short and his wife Phoebe, our 

Council expresses its sincere condolences. 

 

May she rest in peace. 

 

COUNCIL DECISION 

 
Motion:     Moved: Mayor Waller   Seconded: Clr Shelton 
 
That Council writes to Pamela Short’s family to express our condolences for their loss. 
 
On being put to the meeting the motion was declared CARRIED. 

 

 

CONFIRMATION OF MINUTES 

 

Motion:    Moved: Clr Shelton   Seconded: Clr Hadid  

 

That the minutes of the Ordinary Meeting held on 26 February 2020 be confirmed as a true 

record of that meeting. 

  

On being put to the meeting the motion was declared CARRIED. 

 

 

DECLARATIONS OF INTEREST 
 
Clr Hadchiti declared a non-pecuniary, less than significant interest in the following 
items:   
 
Item:  NOM 01 Disqualifying real estate agents and property developers from civic office 
 
Item NOM 04 Ban on Prohibited Donors 
 
Reason: Clr Hadchiti holds a NSW Real Estate Licence (Corporate & Individual). Both item 

NOM 01 and NOM 04 call for real estate agents to be banned from running for 

Civic Office. Clr Hadchiti made the decision in December 2019 that he will not be 

standing for Civic Office after this term of Council and therefore the items will have 

nil effect on him. 

 
Note: Items NOM 01 and NOM 04 were withdrawn and not dealt with at this meeting. 
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Clr Hagarty declared a non-pecuniary, less than significant interest in the following 

item.  

 

Item:  QWN 04 Question with Notice - Clr Rhodes - Liverpool Community Hub 

 

Reason: Clr Hagarty is the chairperson of the Liverpool Community Hub. 

 

Clr Hagarty remained in the room for the duration of the item. 

  

Clr Hagarty declared a pecuniary interest in the following item:  

 

Item:  NOM 04 Ban on Prohibited Donors 

 

Clr Hagarty is a staff member of a Member of Parliament.  

 

Note: Item NOM 04 was withdrawn and not dealt with at this meeting. 

 

Clr Hagarty, Clr Kaliyanda and Clr Shelton declared a non-pecuniary, less than 

significant interest in the following item:  

 

Item: CORP 01 Response to NOM 05 - A Prominent Permanent Home for the City of 

Liverpool and District Historical Society 

 

Reason: Clr Hagarty, Clr Kaliyanda and Clr Shelton are Ordinary members of the City of 

Liverpool and District Historical Society. 

 

Note: Item CORP 01 was deferred to the April 2020 Council meeting. 

 

Clr Karnib and Clr Balloot joined the meeting at 6.09pm 

 

Clr Kaliyanda declared a non-pecuniary, less than significant interest in the following 

item:  

 

Item:  NOM 04 Ban on Prohibited Donors 

 

Reason: Clr Kaliyanda has previously been a candidate for state and federal parliament. 

 

Note: Items NOM 04 was withdrawn and not dealt with at this meeting. 

 

Clr Ayyad declared a non-pecuniary, less than significant interest in the following 

items:   

 

Item:  NOM 01 Disqualifying real estate agents and property developers from civic office 

 

Item NOM 04 Ban on Prohibited Donors 
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Reason: Clr Ayyad’s husband holds a NSW Real Estate licence but does not currently work 

as a real estate agent. 

 

Note: Items NOM 01 and NOM 04 were withdrawn and not dealt with at this meeting. 

 

Clr Balloot declared a non-pecuniary, less than significant interest in the following 

items:   

 

Item:  NOM 01 Disqualifying real estate agents and property developers from civic office 

 

Item NOM 04 Ban on Prohibited Donors 

 

Reason: Clr Balloot holds a NSW Real Estate Licence but has never worked as a real estate 

agent. 

 

Note: Items NOM 01 and NOM 04 were withdrawn and not dealt with at this meeting. 

 

 
PUBLIC SUBMISSIONS  

 
Written submissions for items not on agenda  

 

1. Mr Erik Rakowski from RAID Moorebank made a written submission to Council on 

the following matter: 

 

Funding for appeal proceedings. 

 

This submission has been circulated to Councillors. 

 

Written submissions for items on agenda 

 

1. Ms Fiona Macnaught made a written submission to Council on the following item:  

 

NOM 03: Save Liverpool Animal Shelter 

 

This submission has been circulated to Councillors. 
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MAYORAL MINUTE 

 

SUBJECT: Council’s response to Novel Coronavirus (COVID-19)  

REPORT OF: Mayor Wendy Waller 

ITEM NO: MAYOR 01 

 

Liverpool City Council is closely following information provided by the NSW and Australian 

Governments about novel coronavirus (COVID-19) and as the situation evolves, continues 

to share updates with Council staff and the wider community.    

  

Following directives of the Australian and NSW Governments, Council’s Critical Incident 

Response Team has acted quickly to make changes to Council services and facilities to 

ensure the health and wellbeing of Council staff and community members.   

  

Many Council departments have been split into smaller teams, each working at a different 

office or home location to minimise close contact with one another and ensure Council is 

equipped to continue serving the community. Staff have been provided with tools and 

resources to continue working effectively from their allocated location.   

  

At this stage, Council’s Customer Service Centre, Casula Powerhouse Arts Centre, all 

Liverpool City Library branches, Liverpool Regional Museum, Council-owned leisure and 

recreation centres, Liverpool Animal Shelter and the Community Recycling Centre have 

been closed to the public until further notice.    

  

Council’s public events have been postponed indefinitely, all casual hire of community 

facilities has been suspended and there are restrictions on the use of Council parks and 

sporting grounds. Council has also suspended bulk rubbish household collections for the 

time being.   

  

Council continues to receive and respond to customer requests lodged online or over the 

phone. Council will continue kerbside waste collection and its early learning and childcare 

centres remain open.   

  

This information and future changes, pending requirements set out by the Australian and 

NSW Governments, will continue to be communicated to the community.   

  

Council staff continue to investigate ways Council can support and keep connected with 

the wider community during these unprecedented times. 
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Motion:    Moved: Mayor Waller 

   

That Council:  

 

1. Thank Council staff for their speedy and effective response to the challenges 

of novel coronavirus (COVID-19); 

 
2. Waive the following fees: 

 Outdoor Café permit; and 

 Parking in Warren Service Way for essential workers on available spaces; 
 

3. Contact state government and request they waive their parking fees at the Liverpool 
Hospital carpark; and 

 
4. Consider waiving any previously outstanding amounts for Outdoor Café permits. 

 

On being put to the meeting the motion was declared CARRIED. 

 

   

    

   



14 

Minutes of the Ordinary Council Meeting held on Wednesday, 25 March 2020 and confirmed on Wednesday, 29 April 2020 

……………………………………. 

Chairperson 

MOTION OF URGENCY 

 

ITEM NO: MOU 01 

SUBJECT: Approval to provide funding for RAID Moorebank Class 1 merits appeal 

 

The Chairperson accepted the motion as urgent.  

 

Approval to provide funding for RAID Moorebank Class 1 merits appeal as resolved by 

Council on the 5 February subject to conditions and again on the 26 February 2020. On a 

matter of urgency to address matters not covered in the 26th February Motion and in order 

to meet allocated court dates. 

 

COUNCIL DECISION 

 

Motion:    Moved: Clr Hadchiti   Seconded: Clr Rhodes  

 

That Council: 

 

1. Continue to act on its promise and duty to do all it can to protect the safety and 

minimise any negative impacts the Intermodal may have on its ratepayers; 

 

2. Notes that approval to provide funding up to $300,000 to RAID Moorebank Inc to 

execute a Class 1 merits appeal was approved by this council on the 5 February 

subject to due process and again on the 26 February 2020; 

 

3. Notes that there were no submission received against Council funding the litigation 

from the Community and that 28 submissions were received in support of the Council 

providing Funding at the conclusion of the exhibition period in accordance to the public 

exhibition requirements contained in s.356 of the Local Government Act 1993; 

 

4. Notes that the case outline provided via letter from RAID Moorebank Inc's instructing 

solicitor is founded on advice from senior counsel. The letter received by Council 

reconfirms the conditions place on the provision of funding that was discussed at the 

February 25 meeting included advice that; 

a) the basis of challenge is on matters of Air Quality and Traffic Issues; 

b) and costs for expert witnesses of between and up to $30,000 - $50,000 which is 

necessary to provide an outline of Case prospects; and 

c) the Total costs for litigation to be up to $300,000; 

 

5. Council acknowledges having previously agreed to Council funding of between 

$30,000 to $50,000 in order to provide expert advice outlining case prospects during 

discussions at the Council meeting 25 February, and reconfirms to direct the CEO to 

make necessary arrangements for any such payment of invoices upon presentation;  

 

6. Allocate an amount of up to $50,000 from the approved $300,000 to allow the collation 

of expert advice which will inform the prospects of success of the case; 
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7. Notes that a legal report will be provided outlining the case prospects from expert 

witnesses and pending that report, Council may further agree to allocate the financial 

amount of up to $300,000 in total so as to fund legal fees and disbursements and 

expert witness costs relating to the Class 1 Appeal in the NSW Land and Environment 

Court by RAID Moorebank Inc., subject to presentation of invoices; and. 

 

8. Directs the CEO to urgently write to Woolf Associate Solicitors confirming the Council 

resolution to make such funds available in such a timely manner to meet dates 

designated by the court. 

 

On being put to the meeting the motion was declared CARRIED.  

 

Clr Shelton voted against the motion. 

 

BACKGROUND 

 

As advised by Mr Rakowski, the matter of funding as previously approved by Council has 

now become urgent in order to meet the Court date of 4 April 2020. 

 

Council resolved on the 5 and 25 February to provide funding to RAID Moorebank 

Intermodal Inc in order to execute a Class 1 Merits appeal to protect the safety and minimise 

the negative impacts on the residents of Liverpool. 

 

We note the letter from the instructing Solicitor failed to be delivered to Councillors before 

the Council Meeting 26 February, and that greater clarity in the motion provided in CORP 

06 was necessary to initiate action in accordance with the resolution of Council. 

 

We appreciate Mr Rakowski, has now presented to all Councillors all documentation in the 

interest of explanation and transparency. 

 

We note that all information is now before all Councillors so they can understand the 

urgency to have this matter resolved in a manner that will deliver the funding of legal matters 

as agreed. 

 

We note that the documentation provided by Mr Rakowski confirms the verbal account of 

the matters addressed at the February 26 meeting in regard to the conditions place upon 

the approval of funding in that the case basis is acknowledged as that of Air Quality and 

Traffic issues all costs are confirmed, the need to engage expert advice on the  prospects 

of the case, together with that cost being as stated at the February 25 meeting being 

between $30,000 and $50,000.   

 

Councillors have voted in a majority on two separate occasions to fund litigation proceedings 

in order to mitigate on behalf of the safety and wellbeing of Liverpool residents. 
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We apologise that the wording of the previous motion CORP 06 did not address all matters 

in such a way to make clear the intention of the resolution made by Councillors at the 

February 25 meeting and ask that Councillors reconfirm their resolution to fund the litigation 

against the Moorebank Intermodal by passing the above motion. 
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ITEM NO: CEO 02* 

FILE NO: 054926.2020 
SUBJECT: Motions for 2020 National General Assembly of Local Government 
 

COUNCIL DECISION 
 
Motion:    Moved: Clr Hadchiti   Seconded: Clr Hadid  
 
That Council:  

 

Endorse the officer amendments to the motions as outlined in the report to be submitted to   

the Australian Local Government Association (ALGA) for consideration at the June ALGA 

Board meeting, subject to the following amendment to Proposed Motion iii)(a) Sustainable 

Housing Development so that it reads: 

 

 Limits housing developments to cover no more than 40% of block size in urban 

Developments excluding secondary developments. 

 

Foreshadowed motion: Moved: Clr Rhodes  Seconded: Clr Harle  

 

Endorse the officer amendments to the motions as outlined in the report to be submitted to   

the Australian Local Government Association (ALGA) for consideration at the June ALGA 

Board meeting. 

 

On being put to the meeting the motion (moved by Clr Hadchiti) was declared CARRIED 

and the Foreshadowed motion (moved by Clr Rhodes) lapsed.  
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Clr Kaliyanda left the room at 6.44pm. 
 
Clr Kaliyanda returned to the meeting at 6.45pm.  
 
CITY ECONOMY AND GROWTH REPORT 
 
 
ITEM NO: EGROW 11* 

FILE NO: 069170.2020 
SUBJECT: Adoption of Liverpool Local Strategic Planning Statement 
 

COUNCIL DECISION 
 
Motion:    Moved: Clr Rhodes   Seconded: Clr Harle  
 
That Council: 

 

1. Does not amend the draft Liverpool Local Strategic Planning Statement (LSPS) 

Action 10.2 and Structure Plan inset map so that the clause remains unchanged and 

reads: 

 

“Prepare structure plan and planning proposal to rezone the Warwick Farm 

racing precinct to B4.” 

 

2. Delegates authority to the CEO to make any other minor typographical or editing 

amendments to the LSPS if required; and 

 

3. Subject to receiving a formal letter of support from the Greater Sydney Commission 

(GSC), delegates authority to the CEO to adopt the LSPS, in accordance with 

Section 3.9(3A) of the Environmental Planning & Assessment Act 1979. 

 

Foreshadowed motion:     Moved: Clr Hagarty          Seconded: Clr Kaliyanda  

 

That Council: 

 

1. Amends the draft Liverpool Local Strategic Planning Statement (LSPS) Action 10.2 

and Structure Plan inset map to read: 

 

“Prepare structure plan and planning proposal to rezone the Warwick Farm 

racing precinct to a mix of uses, including B4.” 

 

2. Delegates authority to the CEO to make any other minor typographical or editing 

amendments to the LSPS if required; 

 

3. Subject to receiving a formal letter of support from the Greater Sydney Commission 

(GSC), delegates authority to the CEO to adopt the LSPS, in accordance with 

Section 3.9(3A) of the Environmental Planning & Assessment Act 1979; 
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4. Notes that the final decision on the LSPS will be made by the Greater Sydney 

Commission but that the residents have requested B4 zoning, which Council is 

supportive of.  

 

5. Notes that the bypass road is paramount and it is needed for residents safety and is 

something that the residents have requested and that the bypass road should be 

zoned Special Purpose (SP2). 

 

On being put to the meeting the motion (moved by Clr Rhodes) was LOST.  

 

Vote for:  Clr Harle, Clr Rhodes. 

Vote against:  Mayor Waller, Clr Ayyad, Clr Balloot, Clr Hadid, Clr Hadchiti, Clr Hagarty, 

Clr Karnib, Clr Kaliyanda, Clr Shelton.    

 

The Foreshadowed motion (moved by Clr Hagarty) then became the motion and on being 

put to the meeting was declared CARRIED.  

 

Vote for:  Mayor Waller, Clr Ayyad, Clr Balloot, Clr Hadid, Clr Hadchiti, Clr Hagarty, 

Clr Karnib, Clr Kaliyanda. 

Vote against:  Clr Harle, Clr Rhodes, Clr Shelton.  
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CITY COMMUNITY AND CULTURE REPORT 
 
ITEM NO: COM 01* 

FILE NO: 018356.2020 
SUBJECT: Grants, Donations and Corporate Sponsorship 
 

COUNCIL DECISION 
 
Motion:    Moved: Clr Hadchiti   Seconded: Clr Rhodes  
 
That this item be deferred until the applicants can be contacted and projects can be 

assessed with the current COVID-19 issues in mind and a report brought back to Council. 

 

On being put to the meeting the motion was declared CARRIED.  
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QUESTIONS WITH NOTICE 
 
ITEM NO: QWN 01 

FILE NO: 049226.2020 
SUBJECT: Question with Notice - Clr Rhodes - Public Art for New Civic Centre 
 

At a recent Art exhibition by local artists held at CPAC, there were a number of paintings 

based on the theme “The History of Liverpool”. It would be an opportunity for Council to 

support both local artists and provide appropriate art in the new Civic Centre. 

 
Question 
 
Could paintings be nominated by the public for possible purchase by Council to be hung in 
the new Civic Centre once it is built? 

 
Response  

 

Council acquires artwork for the Collection via the following prizes which are currently 

budgeted for:  

 $5,000.00 Liverpool City Council Overall Winner Prize from the annual Liverpool Art 

Society Exhibition and Prize. 

 $3,000.00 Mayor’s Choice Award from the annual Mil-Pra AECG Prize.  

 $2,000.00 Maria Lock Award from the annual Mil-Pra AECG Prize.  

 $5,000.00 Blake Emerging Artist Award (every second year).  

 

The winners of each of these go into the collection and there is currently no further 

acquisition budget.  

 

To purchase artworks outside of these prizes (for example from the ANZ History Prize) 

would require a new initiative to acquire funds to cover the sale price of the artwork. 

 

Additionally, any artwork or asset acquired by Council needs to be acquired under set 

criteria, be approved by a Manager with appropriate delegation and be managed within a 

collection plan.  

 

Any artworks to be displayed in the new Civic Centre would need to have longevity: be 

secure from theft, be easily maintained and conserved and be constructed with materials 

and media durable enough to withstand long-term display in a non-gallery environment. 
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ITEM NO: QWN 02 

FILE NO: 049231.2020 
SUBJECT: Question with Notice - Clr Rhodes - Seniors Community Consultation 
 

Council recently identified the concerns seniors identified having a healthy, mind, body and 

feeling safe as what matters most to them and that Council will be considering policies and 

strategic directions towards creating and age-friendly City. 

 

Questions 

 

1. When will Council be presenting policies to deliver an Age Friendly City? 

 

2. Will there be a specific Council workshop through which Councillors and Community 

are invited to participate? 

 

Response 

 

In November 2019, Council staff conducted community consultation with local seniors who 

attended the Liverpool Seniors Concerts. Over 900 senior community members attended 

these concerts over two days and identified the key concerns of having a healthy mind and 

body and feeling safe as they age in Liverpool.  

 

In December 2014, Council joined the World Health Organisation (WHO) Global Network of 

Age-Friendly Cities and Communities (GNAFCC). This network strives to create urban 

environments that foster healthy and active ageing and the wellbeing of older people. Being 

part of this global network gives Council the opportunity to:  

 Link with participating cities and share information, expertise and technical 

assistance; 

 Facilitate the exchange of information and best practice with participating cities; 

 Provide programs that are sustainable and cost-effective for improving the lives of 

older people; and  

 Promote and brand Liverpool as a centre for business and services that cater to the 

needs of older community members.  

 

The Community Development team is currently investigating the process of renewing this 

membership with a view to this being achieved by December 2020. Councillors will be 

invited to provide direction on outcomes and programs to meet Liverpool’s ageing 

population.  

 

A number of existing Council strategies incorporate actions which address the needs 

identified by seniors as being important to them:  
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 The Disability Inclusion Action Plan considers the need for inclusiveness and 

accessible public spaces and activities for community members who require 

additional support to access their community.  

 The Community Safety and Crime Prevention Strategy and Action Plan also 

addresses the need of older people to feel safe by including actions which  

encourage the delivery of community health and wellbeing projects specifically 

targeted to older residents. This include programs which address fall and trip injuries.  

 The Liverpool City Centre Public Domain Masterplan outlines that Liverpool will 

provide inclusive places for all people, ensure spaces are accessible for all, and 

provide places that will allow programs to support healthy living. This plan is 

informed by Council’s Community Strategic Plan, which emphasises the importance 

of providing access and equity to all community members, including seniors.  

 

As co-convenors of the South West Sydney Ageing and Disability Forum (SWSADF), 

Council will continue to work closely with relevant community groups and organisations to 

support programs and initiatives in Liverpool which support seniors. These stakeholders will 

inform the most appropriate methods of consultation with senior community members. 

Councillors will be invited to participate in this consultation process and will have the 

opportunity to contribute to these ongoing discussions with Liverpool’s older residents. 

 

COUNCIL DECISION 
 
Motion:    Moved:  Clr Rhodes Seconded:  Clr Harle 
 
Council prepare a report of all identified areas of opportunity for Council to better engage 

the aged Community and present it to the Age Workshops in December 2020 where the 

following is addressed:  

 Suitable changes to notification periods for DAs in consideration of the aged; 

 Suitable changes to methods of distribution of notification to the aged; 

 Suitable changes to communications to the Aged on Age relevant matters; 

 Possible Council run daily Agedcare facilities where their social and personal daily 

needs are catered for such as meals; and 

 Culturally sensitive and CALD background aged care support be developed. 

 
On being put to the meeting the motion was declared CARRIED.  
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ITEM NO: QWN 03 

FILE NO: 049237.2020 
SUBJECT: Question with Notice - Clr Rhodes - Monitoring of Air Quality in Child Care 

Centres 
 

Children’s services is working closely with NSW Health and the Rural Fire Services to 

ensure that risks are minimised for Children and their Families, protecting their health, while 

in Council’s Early Education Centres. 

 

Questions 

 

1. What is Council doing to educate and protect the health of Children who do 

not attend Early Education Centres, or an Education Centre that does not 

belong to Liverpool Council? 

 

The NSW Environment Protection Authority works with Government, industry, 

community, environment and other stakeholders on strategies to reduce air pollution 

and improve air quality. In NSW the Department of Education developed key 

strategies and educational tools to support NSW schools and education and care 

services to understand the impacts of poor air quality and the potential impact on 

student’s health. Awareness campaigns were conducted for early childhood 

education, primary and high schools, providing specific strategies to reduce smoke 

exposure.   

 

In order to promote public awareness and education, NSW Health have developed 

a wide array of educational materials for the community, children’s services 

providers and general practitioners ensuring that risks of exposure to poor air quality 

are minimised. 

 

2. How can Liverpool Council ensure the protection of all Liverpool residents 

during periods of poor air quality? 

 

As outlined in the Local Government Air Quality Toolkit, Local government 

authorities play an important role in implementing Commonwealth and State 

initiatives for managing air quality. In NSW, this role is defined through the Protection 

of the Environment Operations Act 1997 (POEO Act), the Environmental Planning 

and Assessment Act 1979 (EP&A Act) and the Local Government Act 1993 (LG Act). 

Local councils’ main air quality responsibilities are in respect of small businesses, 

domestic premises and urban planning. 

 

Council will rely upon the NSW Department of Planning, Industry and Environment’s 

Air Quality Index (AQI). There are 2 air monitoring locations within or close to 

Liverpool City Council, at Bringelly and Liverpool. Air Quality Index values are 

calculated using measurements of ozone, carbon monoxide, sulfur dioxide, nitrogen 

dioxide, airborne particles and visibility. The AQI provides a comparison of air 
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pollutants, standardising these measurements into an index which illustrates the 

level of risk. 

 

NSW AQI updates can be found at: https://www.dpie.nsw.gov.au/air-

quality/current-air-quality  

 

To subscribe to regular air quality updates follow this link: 

https://www.dpie.nsw.gov.au/air-quality/subscribe-to-air-quality-updates 

 

A specific index for Liverpool can be found at 

https://aqicn.org/city/australia/nsw/liverpool/sydney-south-west/ 

 

Ljverpool City Council in conjunction with the University of Wollongong has been 

installing air-monitoring systems within the Liverpool City Centre to enable collection 

of data on air pollution arising from both fine and coarse particles. Having objective 

data will enable a more effective conversation with the NSW Environment Protection 

Authority regarding appropriate response and corresponding funding.   

 

Council also has street level air quality monitoring in the city centre as a result of the 

Smart Cities and Suburbs Program. This live data can be found at 

https://pavo.its.uow.edu.au/ 

 

COUNCIL DECISION 
 
Motion:    Moved: Clr Rhodes     Seconded: Clr Harle  

 

That Council: 

 

a) Prepare a report to be provided to the May Council Meeting on the cost and 

effectiveness of providing portable air monitoring stations to be made available for 

use throughout the LGA on a similar basis as the Council Cameras. 

 

b) A time frame where if determined to proceed, when the air monitoring stations could 

be in operation. 

 

On being put to the meeting the motion was declared CARRIED.  

 
 
 

https://www.dpie.nsw.gov.au/air-quality/current-air-quality
https://www.dpie.nsw.gov.au/air-quality/current-air-quality
https://www.dpie.nsw.gov.au/air-quality/subscribe-to-air-quality-updates
https://aqicn.org/city/australia/nsw/liverpool/sydney-south-west/
https://pavo.its.uow.edu.au/
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ITEM NO: QWN 04 

FILE NO: 049238.2020 
SUBJECT: Question with Notice - Clr Rhodes - Liverpool Community Hub 
 

Recently Liverpool Council partnered with Community Hubs Australia to support the 

National Community Hubs Program in Liverpool. 

 

The purpose of the Hubs are to: 

 

Connect Families with each other, their school and existing services and local 

organisations, that can supply health, settlement support and socialising for Migrant 

mothers.  

 

Questions 

 

1. What does the new National Community Hubs do that was not already being 

supplied through the Migrant Resource Centre other than a closer connection to 

the school children may attend? 

 

2. What is the manner in which Council has partnered with the new National 

Community Hubs, what does Council actually contribute? 

 

3. Does it cost Council money and if so how much? 

 

Response 

 

The National Community Hubs Program (NCHP) provides support to refugee and migrant 

women with pre-school aged children to support them in accessing education, health, 

settlement support and social cohesion programs. Without a welcoming hub to go to, many 

of these parents, mostly women, can spend most of their time at home, feeling isolated from 

the rest of the community.  

 

Community Hubs in schools differ from the work of the Western Sydney Migrant Resource 

Centre (WSMRC) in that they provide a soft entry point for community members who might 

otherwise not engage. For many community members, their child’s school is one of the few 

locations they are confident to attend, and the hubs provide an opportunity to connect with 

other community members, organisations and services within that existing safe and familiar 

space. The hubs enable connection and engagement for parents with agencies such as 

WSMRC to access programs and services they offer. 

 

Council has a convening role within the NCHP in Liverpool. Council acts as Support Agency 

for the Liverpool Network of hubs and provides operational support, strategic leadership and 

guidance to the local hub network, as well as managing the relationship between the 

Liverpool Network and Community Hubs Australia (CHA). Council is responsible for the 
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development and submission of quarterly reports and data on the progress of the Liverpool 

Network of hubs. 

 

Council provides a significant connection between the NCHP Liverpool Network of hubs and 

relevant services and organisations who can provide vital programs and activities to benefit 

community members who access the hubs. Examples include the connection of two hubs 

with Liverpool Neighbourhood Connections, who have now partnered with the program to 

provide playgroups in these hubs. Council has also facilitated a relationship between the 

hubs and educational institutions such as TAFE to deliver training courses free of charge 

within the community hubs.  

 

Since it commenced in Liverpool in January 2019, the NCHP Liverpool Network has 

engaged 216 new families with activities and programs that will support their education, 

employment and social cohesion goals. The community hubs have provided 180 

conversational English language classes to community members who are otherwise 

ineligible to receive free classes due to visa or other restrictive eligibility criteria. The hubs 

have facilitated 108 referrals to services for additional support including family support, child 

health services, pre-school and community health services.  

 

Council’s role as Support Agency for the NCHP is funded through Community Hubs 

Australia, who receives funding from the Department of Home Affairs and the Scanlon 

Foundation. Commencing the financial year 2020/2021, Council will contribute $10,000 

annually towards the salary and program costs for the role of Support Agency. 
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ITEM NO: QWN 05 

FILE NO: 049241.2020 
SUBJECT: Question with Notice - Clr Harle - Membership on Planning Panels 
 

Council currently operates two Planning Panels that assess Development Applications. 

 

One is the Local Planning Panel and the other is the Sydney Western City Planning Panel. 

Both Panels have Councillor appointed members.  

 

Can Council ensure that whenever possible the required number of panel members are 

present at each of the meetings? 

 

Over the past 18 months there has been a notable absence of the required number of panel 

members assessing development applications for the Liverpool LGA. This is despite having 

several alternative members listed on the eligibility list. 

 

Is it possible to extend that list and ensure adequate community representation takes place 

at each and every Panel Meeting? 

 
Response 

 

There are two panels responsible for determining certain Development Applications 

(depending on the cost of works or referral criteria). They are the Liverpool Local Planning 

Panel (LPP) and the Sydney Western City Planning Panel (SWCPP). Only the Sydney 

Western City Planning Panel has Councillor representation. The Local Planning Panel is not 

permitted to have Councillor representation following changes introduced to the planning 

system by the NSW Government in 2017.  

 

Local Planning Panel 

 

Under Section 2.18(2) of the Environmental Planning and Assessment Act, members of the 

Liverpool Local Planning Panel are appointed by Council. The LPP consists of four 

members. They are: 

 

 An approved independent person appointed as the Chairperson of the Panel with 

relevant expertise in law or in government and public administration; 

 2 other approved independent persons with relevant expertise 

 A representative of the local community who is not a Councillor or Mayor.  

 

When setting meetings, Council ensures that a community representative member attends 

Local Planning Panel meetings. 
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Sydney Western City Planning Panel 

 

The Sydney Western City Planning Panel (SWCPP) is the designated regional panel that 

determines development applications that are classified as ‘regionally significant’ in the 

Liverpool LGA.  

 

The SWCPP is a NSW Government agency pursuant to Section 2.12(4) of the 

Environmental Planning and Assessment Act. The SWCPP consist of 5 members. 3 

members are appointed by the Minister of Planning and Public Spaces and 2 members from 

Council (the Council nominees). Council resolved at its meeting on 25 September 2019 that 

its primary representatives on the Panel are Mayor Waller and Cr Harle and its alternate 

members are Cr Hagarty and Deputy Mayor Cr Karnib.  

 

The SWCPP has alternate members in case a primary panel member cannot attend a 

meeting.  

 

The SWCPP operates under their own operational procedures including the required 

quorum for a meeting to proceed. The operational procedures states that a quorum for a 

planning decision is a majority of the panel members, including the chair, i.e. a total of three 

members. The Planning Panel Secretariat always extends meeting invitations to Council’s 

representatives. If Council’s primary representatives cannot attend a meeting, the 

Secretariat will extend the invitation to Council’s alternate representatives. If for whatever 

reason a Council representative cannot attend the meeting, the operational procedures of 

the Panel allow for the meeting to proceed with the three State appointed members forming 

the quorum.   

 

COUNCIL DECISION 
 
Motion:    Moved: Clr Harle   Seconded:Clr Rhodes  
 
That a report be brought back to Council about the feasibility of additional members or 
reserves on the Sydney Western City Planning Panel and the Local Planning Panel.  
 
On being put to the meeting the motion was declared CARRIED.  
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ITEM NO: QWN 06 

FILE NO: 049243.2020 
SUBJECT: Question with Notice - Clr Ayyad - Memorial School of Arts 
 

Please address the following: 

 

1. How much was spent on the upgrade of the surrounds of the school of arts? 

 

 Approximately $1.6 million was spent on the upgrade works. 

 

2. Who prepared the landscaping plan? 

 

Urbis Pty Ltd was engaged to prepare the landscaping plan. 

 

3. How much was spent on the design of the landscaping plan? 

 

$43,450 (inc. GST) 

 

4. How much did it cost to deliver the landscaping plan? 

 

Approximately $1.6 million as in (1) above.  

 

5. Can you please provide photos of the completed landscaping plan and any 

media releases related to it? 

 

Photos of the completed works are attached. There were no media releases 

published following the completion of the works. 

 

6. When was the school of arts leased out? 

 

The original Lease was agreed in August 2017. The Lease commencement date was 

subject to the Tenant submitting and obtaining the necessary Development Approvals 

for the proposed fitout, signage and use. The Tenant has since obtained the 

Development Approval but is still awaiting issue of the Construction Certificate. 

 

Delays in obtaining the planning approvals are due to the impact of the tenant’s 

proposed fitout on the heritage fabric of the building, the compliance requirements 

associated with proposed use as an educational institution, and determination by the 

Local Planning Panel, Lessees response in providing additional information required 

during this process and works required to the building. 
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7. When was agreement reached? 

 

The original Lease agreement was reached in August 2017, whilst the Tenant was 

awaiting the issue of the above-mentioned approvals, the parties agreed to amend 

the Lease based on the delays to a proposed new Lease version which was to 

commence on 30 September 2019, by inserting a termination clause which allows the 

lease to be terminated any time after 30 June 2023, by giving a six month notice to 

terminate. The commencement date is being revised pending the Construction 

Certificate being issued. 

 

8. How much income has been received so far from the lease? 

 

No rental income has been received. 

 

9. When does the lease finish. 

 

The initial term is due to expire on 28 September 2022 with provision for a three year 

option term which will expire on 28 September 2025.  Under the terms of the amended 

new lease the termination clause will include provision for termination any time after 

30 June 2023 by giving a six month notice. 
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ITEM NO: QWN 07 

FILE NO: 049342.2020 
SUBJECT: Question with Notice - Clr Hadchiti - Local Infrastructure Contributions (Section 

7.11) 
 

Please address the following: 

 
1. Is Council aware if the NSW Audit is undertaking a performance audit on Section 

7.11’s? 

 

2. Has Council undertaken any audits internally/externally on Section 7.11’s during this 

term of Council and if so, can we be provided with these reports? 

 
Response 

 

1. Is Council aware if the NSW Audit is undertaking a performance audit on 
Section 7.11’s? 

 

Yes. The NSW Audit Office initially contacted Council on 23 August 2019 to 

commence the audit process. Council were officially notified on 6 September 2019 

of the audit, inclusive of an engagement letter and audit plan.  

 

The stated aim of the audit was “to assess the effectiveness of governance and 

internal controls over local infrastructure contributions collected by councils.” 

 

Liverpool was selected to be a part of the audit along with 3 other Councils.  

 

Staff have been active and transparent in all dealings with the NSW Audit Office 

during the audit process. The draft audit report was submitted to Council on 2 March 

2020. The purpose of the draft report is to provide Council with the opportunity to 

correct errors of fact or interpretation before the NSW Audit Office prepare the final 

report. The draft report remains confidential during this process, and Council has 

been asked to limit its distribution. 

 

It is anticipated that the NSW Audit Office will issue the final report by 27 March 2020 

for formal response. The formal response will be included in the published report 

when it is tabled in the NSW Parliament by the Auditor-General. 

 

2. Has Council undertaken any audits internally/externally on Section 7.11’s 
during this term of Council and if so can we be provided with these reports?? 

 
Council’s Internal Audit Unit undertook an audit of the developer contributions and 

consent levies in 2018. The final report issued on 14 December 2018 identified 

several issues and opportunities for improvement, incorporating management 

agreed actions to address the issues identified in the report. A copy of this report 

has been circulated to Councillors via email.  
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Please note that the management responses in the report were written at the time 

the audit was finalised. The progress status on the implementation of these actions 

are tracked and updated though Promapp (Council’s audit action tracking software). 

Summary status updates and time extensions in relation to implementing these 

recommendations are tabled to the Audit, Risk and Improvement Committee (ARIC) 

quarterly (Councillors are provided a copy of the Agenda).   

 

On the 8 Feb 2019 ARIC were briefed on the outcomes of the Contributions audit. 

Senior Management presented the approach to address key findings and 

recommendations contained in the report to the independent ARIC members.  

 

Following this internal audit, Council has commenced a wide-ranging program of 

initiatives and actions to address all finding of the audit report with the overall aim of 

improving the way that Council manages developer contributions.  The initiatives 

and actions include: 

 Recruitment of Manager Infrastructure Planning to lead a small team of staff 
dedicated to developer contributions; 

 Creation of an internal reference group to better manage the contributions 
framework; 

 Broad ranging review of governance, systems and plans; 

 Improved documentation available for customers, including mapping of items 
and relevant plan application areas on the ePlanning Portal; 

 Commencement of Aerotropolis Contributions Plan in conjunction with Penrith 
City Council and the Western Sydney Planning Partnership; 

 Progressing updates to “capped” contribution plans to make them fit for 
submission to IPART as an important step towards recovering contributions 
impacted by the government imposed s7.11 cap on contributions. A summary 
of the status of these updates is as follows: 

o Austral/Leppington North – awaiting exhibition 

o Edmondson Park – review underway 

o East Leppington – procurement process underway; 

 Inclusion of details of the financial impact of the cap in Council reports on 
Liverpool Contributions Plan 2014 – Austral Leppington North precincts (25 
September 2019 and 11 December 2019). Both reports include detail of the cost 
per lot of $56,097 and the capped amount of $30,000. Additionally, the 11 
December 2019 report also includes specific reference to an anticipated $20m 
annual shortfall and that this shortfall would “be addressed once council is 
collecting strictly in accordance with the updated contributions plan”. 

 Enhanced internal reporting of contribution accounts (income/expenditure); 

 Engagement with Independent Pricing and Regularity Tribunal (IPART) to 
ensure more efficient processing of review of Council plans; 
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 Participation in Western Sydney Planning Partnership contributions working 
group – developing best practice amongst Western Sydney councils; 

 Identification of key risks associated with S7.11 related activities are ranked in 
the top 10 of Council’s strategic risks;  

 Quarterly Enterprise Risk Management reporting to ARIC and Councillors of 
Councils key strategic and operational risk, including the contribution risk; and 

 Regular briefing of the CEO by the Director City Economy & Growth on the 
progress of mitigating key risk areas pertaining to S7.11 audit and risk 
outcomes.  

 

These initiatives have reduced the risk associated with the contributions framework 

while allowing the Infrastructure Planning team to undertake a full review of the 

systems, plans and processes supporting the contributions framework. It is intended 

that this new approach to growth management will see Council become a leader in 

this space and will ensure all the remaining risks are addressed in a systematic and 

transformative nature. 
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ITEM NO: QWN 08 

FILE NO: 049368.2020 
SUBJECT: Question with Notice - Clr Hadchiti - Contamination Reports 
 

I thank staff for their response regarding contamination reports in the last business paper. 

 

Please address the following: 

 

1. Has Council ever undertaken a survey from companies that have provided 

contamination reports as part of DA’s to seek feedback on Council processes? 

 

Response 

 

Council has not undertaken any surveys from companies that have provided 

contamination reports as part of the DA assessment. 

 

COUNCIL DECISION 
 
Motion:    Moved: Clr Hadchiti   Seconded: Clr Hadid  
 

That Council undertake surveys from companies that have provided contamination reports 

as part of the DA assessment. 

 

On being put to the meeting the motion was declared CARRIED.  
 
Clr Shelton asked that he be recorded as voting against the motion. 
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ITEM NO: QWN 09 

FILE NO: 049371.2020 
SUBJECT: Question with Notice - Clr Hadchiti - Moorebank Recyclers 
 

Please address the following: 

 
1. Has any progress been made on ensuring we don’t see a recycling facility in 

Georges Fair?  

 

Response 

 

At its meeting on 30 May 2018, Council resolved: 

 

That Council:  

1. In principle, support a proposal for a residential (and auxiliary) land use on the 
site known as the Moorebank Recyclers in lieu of a recycling facility;  

2. Note that any proposal needs to undergo the standard assessment process;  

3. Work closely with the proponent to ensure the best possible outcome for the site 
in a timely manner, should a proposal be received; and 

4. Organise a community BBQ once and if the development approval for the 
recycling plant is surrendered. 

 

Following Council’s resolution, the following formal meetings between Council, the 

landowner and their consultant team have occurred:  

 

13 July 2018 – Meeting to discuss development of a structure plan for the Moorebank East 

precinct 

 

10 October 2018 – Meeting to discuss proposed density and height of buildings for the site 

 

20 February 2019 – Meeting to discuss planning positioning paper prepared by the 

proponent. This document outlined the proponents preferred development outcome for the 

site 

 

11 April 2019 – Meeting to discuss timeframes, noting that the proponents had not lodged 

a planning proposal with Council for assessment 

13 August 2019 – Meeting to discuss flooding issues including flood evacuation for the site.  

 

20 September 2019 –Pre-planning proposal meeting, with formal advice issued to the 

proponent 

  

10 December 2019 – Meeting with the proponent following their review of the flood 

evacuation report  
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The proponent contacted Council on 14 February 2020 and 26 February 2020 advising of 

the imminent lodgement of a planning proposal. The planning proposal was lodged with 

Council on 5 March 2020. 
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ITEM NO: QWN 10 

FILE NO: 049376.2020 
SUBJECT: Question with Notice - Clr Hadchiti - Civic Place 
 

Please address the following: 

 
1. By submitting an early works DA for Civic Place, can it be interpreted by the 

public that Council has already determined the final outcome of the building 

DA before a building DA has even been submitted? 

 

Response 

 

Noted, it could be interpreted this way, but no works will commence until the 

Masterplan DA has been approved. 

 

Council has submitted an early works DA to enable the demolition and excavation, 

a major time component of Liverpool Civic Place, to potentially commence on 

approval of the Masterplan DA and the subsequent approval of the early works DA, 

but also potentially before the approval of the actual Council Works DA. 

 

COUNCIL DECISION 
 
Motion:    Moved: Clr Hadchiti   Seconded: Clr Balloot  
 
That Council move into Closed session (pursuant to the provisions of Section 10(A)(2)(d ii) 
of the Local Government Act 1993) at the end of the meeting to discuss this matter. 
 
On being put to the meeting the motion was declared CARRIED.  
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ITEM NO: QWN 11 

FILE NO: 065428.2020 
SUBJECT: Question with Notice - Clr Balloot - Cyber Security and Operating Expenditure 
 

Please address the following: 

 
1. Does Liverpool council have its cyber security policies up to date to meet the current 

cyber security threats? 
 

2. Does Liverpool council have its IT policy for security and disaster recovery in place 
to meet the challenges in 2020 and beyond? 

 
3. Please advise if Liverpool council operating expenditure exceeds their operating 

revenue for 2020? 
 

A response to these questions will be provided in the April 2020 Council meeting 
business papers.  
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ITEM NO: QWN 12 

FILE NO: 065444.2020 
SUBJECT: Question with Notice - Clr Balloot - Forum - National Redress Scheme of 

Survivors of Institutional Child Sexual Abuse 
 

Please address the following: 

 

On Thursday 5th of March I attended the special briefing by New South Wales Attorney 

General the Honorable Mark Speakman regarding the National redress scheme is part of 

the federal government response to the royal commission into institutional responses to 

child sexual abuse. 

 

Council, and Mayors specifically, have new obligations under these reforms, which the state 

government has committed to. 

 

While historically cases of child abuse in councils and council-run institutions are expected 

to be rare, councils were signed up to the national redress scheme by the New South Wales 

government, which will underwrite any financial liability. 

 

Does Liverpool Council have a policy on child sexual abuse? 

 

A response to these questions will be provided in the April 2020 Council meeting 

Business Papers. 
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ITEM NO: QWN 13 

FILE NO: 065464.2020 
SUBJECT: Question with Notice - Clr Balloot - Coronavirus (COVID-19) 
 

Please address the following: 

 

We have over 100 Coronavirus cases confirmed in Australia, including three deaths up-to-

date (11 March 2020). 

 

We have 54 Confirmed cases in NSW up to date (11 March 2020).  

 

What measures is Council taking to ensure the safety of our staff and residents from the 

spread of Coronavirus? 

 

What measures is Council taking to ensure to the support of small business in our LGA? 

 

A response to these questions will be provided in the April 2020 Council meeting 
business papers.  
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ITEM NO: QWN 14 

FILE NO: 067196.2020 
SUBJECT: Question with Notice - Clr Hagarty - Brontos 
 

Please address the following: 

 

Previously the nearest Brontos were located at St Andrews and Parramatta. Is this still the 

case? 

 

A response to this question will be provided in the April 2020 Council meeting 

business papers.  
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ITEM NO: QWN 15 

FILE NO: 069282.2020 
SUBJECT: Question with Notice - Clr Shelton - Event Cancellations 
 

Please provide: 

 

i. A list of all Council events cancelled or postponed over the last twelve months 

due to extreme weather events; 

 

ii. A list of all Council events cancelled or postponed over the preceding twelve 

months due to extreme weather events; and 

 

iii. An estimate as to the costs arising from item (i). 

 

A response to these questions will be provided in the business papers for the April 

2020 Council meeting. 
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ITEM NO: QWN 16 

FILE NO: 069344.2020 
SUBJECT: Question with Notice - Clr Balloot - Civic Place 
 

Please address the following: 

 

1. Has Council done an internal audit report in recent times? 

 

2. Did any of the Councillors view the signed contract between Liverpool Council and 

Buildcorp Australia for the construction of Civic Place? 

 

3. Can you advise why the cost for the Civic Place has risen from an estimated $75 

million in 2016 to $195 million currently? 

 

A response to these questions will be provided in the business papers for the April 

2020 Council meeting. 
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NOTICES OF MOTION 
 
ITEM NO: NOM 01 

FILE NO: 065535.2020 
SUBJECT: Disqualifying real estate agents and property developers from civic office 
 

NOTICE OF MOTION 

 

That Council supports moves to disqualify real estate agents and property developers 

from holding the office of Councillor or Mayor. 

 

COUNCIL DECISION (submitted by Clr Hagarty) 
 
Motion:    Moved: Clr Hagarty   Seconded: Clr Hadchiti 
 
That this Notice of Motion be withdrawn. 
 
On being put to the meeting the motion was declared CARRIED 

 
 

 



46 

Minutes of the Ordinary Council Meeting held on Wednesday, 25 March 2020 and confirmed on Wednesday, 29 April 2020 

……………………………………. 

Chairperson 

 
ITEM NO: NOM 02 

FILE NO: 069317.2020 
SUBJECT: Future for Waste 
 

BACKGROUND 

 

Liverpool residents are aware of the importance of recycling and most do their bit to reduce, 

reuse or recycle waste in their daily lives. 

 

However, despite these efforts, the amount of waste we’re generating is increasing and 

recycling and waste diversion rates are flatlining. 

 

Our waste and recycling infrastructure is barely keeping up with demand and local 

governments across Australia have seen the fallout of sending our recycling overseas for other 

countries to process. 

 

The NSW Government collects approximately $800 million every year through the Waste 

Levy. Recently, the Government put a call out for submissions to a 20 year Waste Strategy 

issues paper and Plastics Plan discussion paper. 

 

The issue of recycling and effective waste management has been brought before Council a 

number of times. This process presents an timely opportunity to advocate for important 

improvements to waste management infrastructure and policy. 

 

NOTICE OF MOTION (submitted by Clr Kaliyanda) 

 

That Council: 

 

1. Notes the long-awaited release of two Issues Papers (Cleaning Up Our Act – The 

Future for Waste and Resource Recovery in NSW & Redirecting the Future of Plastic 

in NSW) by the NSW Government on 8 March 2020; 

 

2. Notes that the City of Liverpool paid $9.7m in the S88 waste levy in the last financial 

year, and received $217k in NSW Waste Less Recycle More grants in the same 

period (equal to 2.2% of waste levy paid); and 

 

3. Makes a submission to both Issues Papers, consistent with its previously adopted 

positions, encouraging: 

a. NSW state government funding to support waste avoidance and recovery, 

including grant to support councils with major capital investments (including by 

reinvesting the $800 million collected under the S88 Waste Levy into recycling);  

b. The development of a local circular economy, and support for local 

manufacturing using recycled product;  
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c. Deliver consistent education campaigns to promote waste avoidance 

(reduce/reuse products) and recycling; and 

d. Introduce producer responsibility schemes for problematic materials 

 

COUNCIL DECISION 

 

Motion:    Moved: Clr Kaliyanda  Seconded: Clr Karnib  

 

That Council: 

 

1. Notes the long-awaited release of two Issues Papers (Cleaning Up Our Act – The 

Future for Waste and Resource Recovery in NSW & Redirecting the Future of Plastic 

in NSW) by the NSW Government on 8 March 2020; 

 

2. Notes that the City of Liverpool paid $9.7m in the S88 waste levy in the last financial 

year, and received $217k in NSW Waste Less Recycle More grants in the same 

period (equal to 2.2% of waste levy paid);  

 

3. Makes a submission to both Issues Papers, consistent with its previously adopted 

positions, encouraging: 

a. NSW state government funding to support waste avoidance and recovery, 

including grant to support councils with major capital investments (including by 

reinvesting the $800 million collected under the S88 Waste Levy into recycling);  

b. The development of a local circular economy, and support for local 

manufacturing using recycled product;  

c. Deliver consistent education campaigns to promote waste avoidance 

(reduce/reuse products) and recycling; and 

d. Introduce producer responsibility schemes for problematic materials.  

e. Continues to investigate all waste to energy opportunities. 

 

4. Waste to energy projects be investigated to demonstrate benefits to the community 

and then consider including waste to energy in the Community Strategic Plan or 

Delivery Program/Operation Plan. 

 

On being put to the meeting the motion was declared CARRIED.  
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ITEM NO: NOM 03 

FILE NO: 069426.2020 
SUBJECT: Save Liverpool Animal Shelter 
 

BACKGROUND 

 

The community has been outraged by some on this Council wanting to outsource essential 

services and close Liverpool Animal Shelter and instead have our residents travel to 

Blacktown Council as the alternate animal shelter. 

 

To make things worse, some people in this room told us through the media, that it would cost 

$17m to build a new animal shelter in Liverpool. This is almost DOUBLE the cost of building 

the Quest hotel in Liverpool. 

 

This motion calls on Council to save ratepayers money and keep the animal shelter in 

Liverpool and as close as possible to its current location. 
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NOTICE OF MOTION (submitted by Clr Ayyad) 

 

That Council: 

 

1. Allow animal shelters to be a permitted use on the land bordered by Fourth Ave, Fifth 

Ave, Edmonson Ave, and Bringelly Rd. This includes WV Scott Memorial Park; and 

 

2. Delegate to the CEO to send prepare the amendment to the LEP and report back to 

Council at its next meeting.  

 

COUNCIL DECISION 
 
 
The Mayor declared that based on legal advice received, the motion is an illegal motion 

unless it is dealt with as a rescission motion.  
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ITEM NO: NOM 04 

FILE NO: 069485.2020 
SUBJECT: Ban on Prohibited Donors 
 

BACKGROUND 

 

If you cannot donate, then why can you run for office? This motion calls on Council to write to 

both major parties to ban people who are prohibited donors and also those who benefit from 

industries associated with prohibited donors. It also calls upon those who have significant 

conflicts of interest to also be prohibited from running on Council. 

 

NOTICE OF MOTION (submitted by Clr Ayyad) 

 

That Council write the NSW Government and Opposition to ban people who are prohibited 

donors and also those who benefit from industries associated with prohibited donors and 

those who have significant conflicts of interest to also be prohibited from running on Council. 

An example of these industries are to include: 

 Developers 

 Real Estate Agents 

 Builders 

 Concreters 

 Carpenters 

 People engaged in the selling of alcohol and tobacco 

 Staff of members of parliament (both State and Federal) 

 Surveyors 

 Excavators 

 Candidates for state and federal elections 

 And any other person who can benefit from a decision of Council. 

 

COUNCIL DECISION 
 
Motion:    Moved: Clr Ayyad   Seconded: Clr Hadchiti  
 
That this Notice of Motion be withdrawn.  
 
On being put to the meeting this motion was declared CARRIED. 
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CONFIDENTIAL ITEMS 
 
ITEM NO: CONF 03* 

FILE NO: 047681.2020 
SUBJECT: ST2953 Recycling Material Acceptance and Processing Service 
 

COUNCIL DECISION 

 

Motion:    Moved: Clr Shelton   Seconded: Clr Rhodes  

 

That Council: 

 

1. In accordance with clause 178(1)(b) of the Local Government (General) Regulation 

2005 declines to accept Visy Paper Pty Ltd T/A Visy Recycling submission in 

response to the ST2953 Recycling Material Acceptance and Processing Service 

tender. 

 

2. In accordance with Section 178(3)(e) of the Local Government (General) Regulation 

2005 by resolution, delegates authority to the CEO or her nominee to enter into 

negotiations with Visy Paper Pty Ltd T/A Visy Recycling but with the ability to open 

this up to other parties, with a view to entering into a contract in relation to ST2953 

Recycling Material Acceptance and Process Service. 

 

3. In accordance with clause 178(4) off the Local Government (General) Regulation 

2005, notes that the reasons for entering into negotiations and not calling fresh 

tenders are:  

a) The market was not as expected, resulted in insufficient submissions. 

b) Local offerings within the Liverpool LGA have not been fully explored. By 

proceeding with direct negotiations, Council will be able to engage with local 

suppliers and promote awareness of Council’s purchasing procedures, 

facilitating economic development in the process. 

 

4. Makes public its decision on ST2953 Recycling Material Acceptance and Processing 

Service. 

 

5. Notes that the Chief Executive Officer will finalise all details and sign the Letter of 

Acceptance following publication of draft Minutes on Council website for the tender, 

giving it contractual effect, in accordance with delegated authority. 

 

6. Keeps confidential the details supplied in this report containing information on the 

submissions received, pursuant to the provisions of Section 10A(2)(d)(i) of the Local 

Government Act 1993 as it contains commercial information of a confidential nature 

that would, if disclosed, prejudice the commercial position of the person who 

supplied it. 
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On being put to the meeting the motion was declared CARRIED.  

 

Vote for:  Mayor Waller, Clr Ayyad, Clr Balloot, Clr Hadid, Clr Hagarty, Clr Harle,  

                            Clr Karnib, Clr Kaliyanda, Clr Rhodes, Clr Shelton.    

 

Vote against:  Clr Hadchiti. 
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ITEM NO: CONF 04* 

FILE NO: 057403.2020 
SUBJECT: Tender WT2892 - Phillips Park Redevelopment 
 

COUNCIL DECISION 

 

Motion:    Moved: Clr Hagarty   Seconded: Clr Shelton  

 

That Council:   

 

1. Accepts the tender from HPAC Pty Ltd for Tender WT2892 - Phillips Park 

Redevelopment for a 52 week contract term at the GST inclusive price specified in 

the confidential report. 

 

2. Makes public its decision regarding Tender WT2892 - Phillips Park Redevelopment. 

 

3. Delegates the Chief Executive Officer to finalise all details and sign the Letter of 

Acceptance following publication of draft Minutes on Council website for the tender, 

giving it contractual effect, in accordance with delegated authority.  

 

4. This report has been brought to Council because the Chief Executive Officer’s 

instrument of delegation, approved by Council in accordance with the current 

provisions of section 377 of the Local Government Act 1993, only permits the Chief 

Executive Officer to accept tenders up to a value of $2 million.  

 

5. Keeps confidential the details supplied in this report containing information on the 

submissions received, pursuant to the provisions of Section 10A(2)(d)(i) of the Local 

Government Act 1993 as it contains commercial information of a confidential nature 

that would, if disclosed, prejudice the commercial position of the person who 

supplied it. 

 

On being put to the meeting the motion was declared CARRIED.  

 

Councillors voted unanimously for this motion.  

 
 
 

. 
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ITEM NO: CONF 05* 

FILE NO: 056949.2020 
SUBJECT: Acquisition of part of Lot 431 DP2475 being part of 270 Fifteenth Avenue, 

Austral for drainage purpose 
 

COUNCIL DECISION 
 
Motion:    Moved: Clr Shelton   Seconded: Clr Kaliyanda  
 
That Council: 
 

1. Approves the acquisition of part of Lot 431 DP2475, being part of 270 Fifteenth 

Avenue, Austral on the terms outlined in this confidential report; 

 

2. Authorises the CEO or her delegated officer to execute any document, under Power 

of Attorney, necessary to give effect to this decision; 

 

3. Resolves to classify part of Lot 431 DP2475 as “operational” land in accordance with 

the Local Government Act, 1993; and 

 

4. Keeps confidential this report pursuant to the provisions of Section 10A(2)(c) of the 

Local Government Act 1993 as this information would, if disclosed, confer a 

commercial advantage on a person with whom Council is conducting (or proposes 

to conduct) business. 

 

On being put to the meeting the motion was declared CARRIED.  
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COUNCIL IN CLOSED SESSION 
 
Mayor Waller advised that Council would now move into Closed Session to discuss item QWN 

10 (Question with Notice - Clr Hadchiti - Civic Place) because the information discussed was 

confidential pursuant to the provisions of s10(A)(2)(d ii) of the Local Government Act 1993 

because it contains commercial information of a confidential nature that would, if disclosed 

confer a commercial advantage on a competitor of the Council. 

 

Council moved into Closed Session at 8.00pm. 

 

Motion:         Moved:  Clr Kaliyanda      Seconded: Clr Shelton  

 

That Council move back into open session.  

 

On being put to the meeting the motion was declared CARRIED.  

 

At 8.04pm, Council moved back into open session. 

 

Note, there was no motion or resolution regarding QWN 10.  
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ITEM NO: NOM 05 

FILE NO: 069522.2020 
SUBJECT: Civic Place 

 

BACKGROUND 

 

According to media and Council’s website, Civic Place is going to cost rate payers $195 million 

dollars, up from the $75m it was supposed to cost in the last term of Council.  

 

Whilst there is support for the project, many residents have been concerned that they haven’t 

been consulted about the cost. 

 

This motion calls on Council to immediately begin community consultation and let the 

ratepayers and residents know how much Civic Place will cost them and the cost difference 

from when originally started, as they are the ones paying for it. 

 

NOTICE OF MOTION (submitted by Clr Ayyad) 

 

That Council: 

 

1. Immediately undertake extensive community consultation regarding the new vs old 

cost of civic place. This is to include a direct mail out to all rate payers and 

residents; and 

 

2. Undertake no further work until this has been completed and the results are 

returned to Council. 

 

COUNCIL DECISION 
 
Motion:    Moved: Clr Ayyad   Seconded: Clr Balloot  
 
That Council immediately undertake extensive community consultation regarding the new 

vs old cost of civic place. This is to include a direct mail out to all rate payers and residents. 

 

On being put to the meeting the motion was declared CARRIED.  

 

Clr Shelton and Clr Harle asked that they be recorded as voting against the motion 
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The Mayor advised that the remaining items on the agenda (as shown below) will be dealt with 

at the April 2020 Council meeting: 

 CEO 01 Change of date for November 2020 Council meeting; 

 CEO 03 Response to QWN 15 Edmondson Park Commuter Car Parking from 5 

February 2020 council meeting; 

 CEO 04 Mayoral Direction pursuant to Section 226(d) of the Local Government Act 

1993; 

 EGROW 01 Report back - NOM 01 Feral Cats and Trap-Neuter-Return (TNR) Program 

from 5 February 2020 Council meeting;  

 EGROW 02 Destination Management Plan - First year review;  

 EGROW 03 Draft Former Liverpool Courthouse Conservation Management Plan; 

 EGROW 04 Draft Amendment to Liverpool Development Control Plan 2008 - Part 1 

General Controls (Chapter 26 Outdoor Advertising and Signage); 

 EGROW 05 Draft Amendments to Liverpool Contributions Plan 2009 and Liverpool 

Contributions Plan 2018 – Liverpool City Centre to ensure clarity around the payment 

of development contributions for complying development certificates; 

 EGROW 06 Draft Amendment 1 to Liverpool Contributions Plan 2018 – Existing Areas 

- Instalment Payments for Secondary Dwellings;  

 EGROW 07 Post Exhibition Report - Draft Liverpool Local Environmental Plan 2008 

(Amendment 76) - Schedule 1 Amendment to permit vehicle sales or hire premises at 

36-36A Kookaburra Rd, North Prestons; 

 EGROW 08 Street Naming Request - Edmondson Park; 

 EGROW 09 Post Exhibition Report - Draft Liverpool Development Control Plan 2008 

(Amendment 25); 

 EGROW 10 Out of Office Hours Compliance Officers; 

 COM 02 Response to NOM 2 - Ferrington Park;  

 CORP 01 Response to NOM 05 - A Prominent Permanent Home for the City of 

Liverpool and District Historical Society; 

 CORP 02 Investment Report February 2020; 

 CORP 03 Amendment to Councils Investment Policy;  

 INF 01 Upgrades to Whitlam Leisure Centre; 

 INF 02 Roads in Middleton Grange and Western Sydney Parklands;  

 INF 03 Conservation of Koala Habitat Corridors; 
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 CTTE 01 Minutes of the Audit, Risk and Improvement Committee Meeting held on 7 

February 2020; 

 CTTE 02 Minutes of the Tourism and CBD Committee meeting held on 11 February 

2020; 

 CONF 01 Acquisition - Clermont Park, Lot 4601 in DP 1248502 - Edmondson Park, for 

open space purposes; and 

 CONF 02 Hammondville Park Leisure Precinct. 
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THE MEETING CLOSED AT 8.18pm. 

  

 

<Signature> 

Name:  Wendy Waller 

Title:  Mayor 

Date:   29 April 2020 

I have authorised a stamp bearing 
my signature to be affixed to the 
pages of the Minutes of the 
Council Meeting held on 25 March 
2020. I confirm that Council has 
adopted these Minutes as a true 
and accurate record of the 
meeting.  
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MINUTES OF THE EXTRAORDINARY MEETING 
HELD ON 16 APRIL 2020 

 

 

PRESENT VIA VIDEO CONFERENCING: 

Mayor Wendy Waller 

Councillor Ayyad 

Councillor Balloot 

Councillor Hadchiti 

Councillor Hadid 

Councillor Hagarty 

Councillor Harle 

Councillor Kaliyanda 

Councillor Karnib 

Councillor Rhodes 

Councillor Shelton 

Ms Kiersten Fishburn, Chief Executive Officer 

Mr Tim Moore, Director City Economy and Growth / Deputy CEO 

Mr George Hampouris, Acting Director City Corporate  

Mr David Maguire, Internal Ombudsman 

Ms Elizabeth Espinosa, General Counsel, Manager Governance, Legal and Procurement 

Ms Julie Scott, Manager City Economy 

Mr Vishwa Nadan, Chief Financial Officer 

Dr Eddie Jackson, Director City Community and Culture 

Mr Peter Patterson, Director City Presentation 

Mr Raj Autar, Director City Infrastructure and Environment 

Mr Andrew Stevenson, Chief Strategy and Engagement Officer  

Ms Tina Sangiuliano, Strategic Organisational Changer Manager  

Mr George Georgakis, Manager Council and Executive Services  

Ms Susan Ranieri, Coordinator Council and Executive Services (minutes) 

 

  

OPENING  6.02pm. 
 
STATEMENT REGARDING 

WEBCASTING OF MEETING 

The Mayor reminded everyone that in 

accordance with Council’s Code of Meeting 

Practice, the meeting is being livestreamed.  
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ACKNOWLEDGMENT OF COUNTRY, 

PRAYER OF COUNCIL AND 

AFFIRMATION  

Read by the Chief Executive Officer, Ms 

Kiersten Fishburn. 

 
APOLOGIES 
 
Nil.   

DECLARATIONS OF INTEREST  
 

Clr Shelton declared a non-pecuniary less than significant interest in relation to Initiative 13 

dealing with fees for casual hirers of Council facilities.  

Reason: Clr Shelton is a member of an organisation that does hire casually Council facilities 

from time to time.  Clr Shelton does not get any benefit.  

Clr Shelton will stay online for the meeting during discussion on this item.  

 

Clr Shelton declared a non-pecuniary less than significant interest in relation to Initiative 5 

dealing parking permit system to businesses and their staff operations from the CBD.  

Reason:  Clr Shelton owns a business that operates from the CBD.  

Clr Shelton will stay online for the meeting during discussion on this item.  

 

Mayor Waller declared a non-pecuniary less than significant interest in relation to Initiatives 

13, 14 and 15 dealing with fees for casual hirers of Council facilities, licence fees for Licensed 

tenants of Council’s community facilities, and fees and charges.  

Reason: Mayor Waller is a member of organisations that casually hire Council’s community 

facilities and also have licence agreements. The Mayor does not have any gain in it, only the 

organisations which she is a member of do.   

Mayor Waller will stay online for the meeting during discussion on this item.  

 

Clr Hadchiti declared a non-pecuniary less than significant interest in relation to Initiative 13 

dealing with fees for casual hirers of Council halls.  

Reason: Clr Hadchiti’s children do karate and a sister organisation rents a Council hall.  Clr 

Hadchiti does not get any benefit.  

Clr Hadchiti will stay online for the meeting during discussion on this item.  
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Clr Kaliyanda declared a non-pecuniary less than significant interest in relation to Initiative 

13 dealing with fees for casual hirers of Council facilities.  

Reason: Clr Kaliyanda is a member of an organisation that does hire casually Council facilities 

from time to time.  Clr Kaliyanda does not get any benefit.  

Clr Kaliyanda will stay online for the meeting during discussion on this item.  

 

Clr Hagarty declared a non-pecuniary less than significant interest in relation to Initiative 13 

dealing with fees for casual hirers of Council facilities.  

Reason: Clr Hagarty is a member of an organisation that does hire casually Council facilities 

from time to time.  Clr Hagarty does not get any benefit.  

Clr Hagarty will stay online for the meeting during discussion on this item.  

 

CHIEF EXECUTIVE OFFICER REPORT 

 
ITEM NO: CEO 01 

FILE NO: 092286.2020 

SUBJECT: COVID-19 - Liverpool City Council Response 

 

DECISION  

 

In relation to the Initiatives outlined in the report, that Council carry out the following (as 

listed and voted on separately at the meeting):  

 

Motion  Moved Clr Shelton   Seconded: Clr Hadchiti 

  

Workforce 

 

1. Initiative  

That Council direct the CEO for the first six months of 2020/2021, retain the staff budget, 

as in the 2019/2020 staff budget, with the exception of any mandated award increases. 

 

On being put to the meeting the motion was declared CARRIED. 
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Motion:     Moved: Clr Hadchiti Seconded: Clr Clr Hadid  

 

Community  

 

2. Initiative 

 
That Council: 

 

1. Support the homeless by co-ordinating the services offered by the NSW 

Government through the ‘People sleeping rough and COVID-19 – DCJ and 

homelessness sector response’ last published 23 March 2020. 

 

Where that is not possible, Council direct the CEO to: 

 

2. Establish a ‘COVID-19 Emergency Response Program’ to action timely requests 

for Council support toward critical and essential services for vulnerable community 

groups in Liverpool, including allocation of funds for provision of food, 

accommodation and PPE.  

 

 The scope of this Program is to include the following financial and in-kind initiatives: 

 Keep open public amenities at Bigge Park, Collimore Park, Lighthorse Park and 

 Seton Hall (Moorebank) 24/7 so that rough sleepers and the general public have 

 access to soap and water at all times, to wash their hands;  

 Provide access to shower facilities at Francis Greenway Centre two to three 

 days a week for rough sleepers; 

 Provide access for government agencies and charities to utilise Council facilities 

 to deliver critical services such as food sorting and distribution; 

 Run a campaign to encourage food donations to designated charities; 

 Allocate funds to purchase food and hygiene supplies for rough sleepers and 

 charities from existing budgets;  

 Allocate funds toward essential relief services in Liverpool; and 

 Coordinate provision of food and essential services to vulnerable groups in 

 Liverpool. 

 

On being put to the meeting the motion was declared CARRIED.  
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Motion:      Moved: Clr Hagarty Seconded: Clr Shelton  

 

CITY ECONOMY 

 

3. Initiative: 

 
That Council: 

 

1. Support businesses specialising in hospitality, retail, tourism and leisure by 

allocating funds from the CDF for a Rebuilding Liverpool’s Economy package to 

support businesses in the Liverpool CBD affected by the crisis; and 

 

2. Also offer this support package to impacted businesses beyond the CBD, with a 

separate funding allocation. 

 

On being put to the meeting the motion was declared CARRIED.  

 

 

Motion:      Moved: Clr Hagarty Seconded: Clr Shelton  

 

4. Initiative: 
 

That Council:  

 

Implement a Business to Consumer program for non-retail businesses (eg manufacturers, 

wholesalers, transport and logistics companies) to facilitate an effective pivot of their existing 

business models; to deliver a Business Resilience webinar series to local businesses; 

support local businesses to pivot towards resilient operations; develop a digital ready grants 

program for businesses outside the CBD; and support skills development of people who 

become unemployed or are redeployed, by working with them and with tertiary institutions. 

All businesses in the LGA (in particular those outside the CBD) would be supported by this 

initiative. 

 

On being put to the meeting the motion was declared CARRIED.  
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Motion:      Moved: Clr Hadchiti Seconded: Clr Hadid  

 

COMPLIANCE 

 

5. Initiative: 

That Council extend the parking permit system to businesses and their staff operating from 

the CBD (excluding Westfields) including health care providers.  

All permits to have an initial lifespan till end of July 2020. 

 

On being put to the meeting the motion was declared CARRIED.  

 

 

6. Initiative 

Note, Initiative 6 (as shown in the Council report) was not voted on as this was raised at the 

meeting and Council was advised that rehoming will be undertaken and will commence next 

week.  

 

 

Motion:      Moved: Clr Kaliyanda Seconded: Clr Hadchiti 

 

7.  Initiative 

That Council direct the CEO to apply discretion when issuing infringements, while protecting 

public health and safety.  In that regard, fines will only be issued in the following 

circumstances: 

 

 Parking in a “No Stopping” and “No Parking” zones and in close proximity to an 

intersection; 

 Trucks parking in residential areas in excess of one hour; 

 Parking on nature strips where it causes an obstruction to pedestrians and/or a blind 

spot for drivers exiting their driveways; 

 Environmental pollution incidents; and 

 Dog attacks. 

 

On being put to the meeting the motion was declared CARRIED.  
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Motion:      Moved: Clr Hadchiti Seconded: Clr Hadid  

 

8. Initiative 

That Council direct the CEO to suspend all health inspection fees from the date of 

restrictions coming into place however continue to undertake health inspections.   

Allow an extra 6 months for health inspections billed but not yet paid. 

 

On being put to the meeting the motion was declared CARRIED.  

 

 

Motion:  Moved: Clr Hadchiti Seconded: Clr Rhodes 

 

9. Initiative 

That Council: 

 

1. Defer on application, 50% of Sect 7.11 contributions payable from Construction 

Certificate stage to Occupation Certificate/Subdivision stage for all applications 

received or approved till December 2020;  

 

2. Fast track Sect 4.55 and/or 4.56 applications requesting 50% Sect 7.11 deferrals to 

Occupation/Subdivision stage for applications already approved but yet to be issued 

a Construction Certificate;  

 
3. Commit to drive down the outstanding DA currently being determined and allow the 

use of external providers should this be required; and  
 

4. Amend the Contributions Plan to remove the requirement of a bank guarantee (for 

the full amount of the contribution payable), adopt immediately if permissible, 

otherwise exhibit for statutory 28 days period.  

 

On being put to the meeting the motion was declared CARRIED.  

 

Clr Balloot asked that he be recorded as having voted against the motion. 
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Motion:      Moved: Clr Hadchiti Seconded: Clr Rhodes  

 

RATES AND REVENUE 

 

10. Initiative: 

That Council: 
 

1. Amend Rating Revenue policy to extend hardship provisions to all rating categories 

as defined under section 514 of the Local Government Act;  

 
2. Allow applications for hardship to be made online to simplify process and remove 

requirements to provide detailed and complex information; 

 

3. Report to a full Council meeting any hardship applications made that are being 

recommended for refusal for Council to determine; 

 

4. Waive any interest due on approved hardship cases for a period of 6 months subject 

to review after the 6 month period; and 

 

5. Include the Mayor as part of the Hardship Committee membership.  

 

On being put to the meeting the motion was declared CARRIED.  

Motion:      Moved:  Clr Hadchiti        Seconded: Clr Balloot  

 

11. 12. 13. and 14. Initiatives: 

Note: The following motion was moved and carried with respect to Initiatives 11, 12, 

13 and 14.  

That Council: 

1. Provide a 100% rent abatement for all existing retail and small tenants/licence 

holders that have been affected by Federal restrictions put into place (excluding 

telecommunications lease) until 2 months after those restrictions are lifted; 

 

2. For commercial tenants manage these in line with the Code of Conduct for 

Commercial Tenancies as introduced by the Federal Government, and report back 

to Council on these negotiations (excluding telecommunications lease); and 

 

3. Provide a full refund for hirers/licence holders of any community facility whether 

casual or permanent where a fee has been paid and the use of that facility is not 

possible due to restrictions being put into place from the date restrictions were put 

into place. 
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On being put to the meeting the motion was declared CARRIED.  

 

Motion:      Moved: Clr Hagarty Seconded: Clr Hadchiti  

 

15. Initiative: 

That Council defer this initiative until further information is received about the budget. 

 

On being put to the meeting the motion was declared CARRIED.  

 

 

Motion:      Moved: Clr Kaliyanda Seconded: Clr Shelton  

 

ADVOCACY 

 

16.  Initiative: 

That Council seek funding from the NSW Government for an accelerated package of capital 

works projects (attached to the report) that can be delivered in the Liverpool LGA within a 

short timeframe. 

 

On being put to the meeting the motion was declared CARRIED. 

 

Motion:      Moved: Clr Kaliyanda Seconded: Clr Rhodes  

 

17. Initiative 

That Council direct the CEO to support the actions endorsed in previous resolutions through 

Ministerial letters and targeted communications campaigns; and 

 

Additionally: 

 

Write to Federal and NSW Treasurers outlining collapse in revenues and seeking a rates 

guarantee to ensure financial liquidity, financial assistance to maintain existing employment 

levels and explicit inclusion of local government in any future stimulus packages; 

 

Support LGNSW’s campaign to suspend Fit for the Future guidelines given current 

circumstances, including writing to Minister for Local Government as appropriate; 

Council believes FFF targets and benchmarks are now outdated and should be 

abandoned as councils will be increasingly unable to meet targets and benchmarks 

during the pandemic.  Further information on the LGNSW campaign will be sought.  
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Write to Minister for Local Government seeking regulations requiring notices to be placed in 

newspapers be waived for six months in light of local papers suspending printing and for 

Council be allowed to advise residents through websites and social media; 

With local newspapers suspending printed publication Council faces a potentially 

expensive increase in advertising costs if it is forced to publish notices in 

metropolitan newspapers. Accordingly, a suspension or abolition of current 

arrangements is sought. 

 

Write to the Federal and NSW Governments to highlight the financial impact on Council of 

new childcare arrangements announced last week; 

 

Write to local MPs with a summary of relevant resolutions; and 

 

Implement an ongoing communications campaign to ensure residents and businesses have 

all available information about COVID-19 and Council’s responses to support the 

community. 

 

On being put to the meeting the motion was declared CARRIED.  

 

 

Motion:      Moved: Clr Hadchiti Seconded: Clr Hadid  

 

18. Initiative 

That Council require any new expenditure that commits Council to an amount over $500k 

be approved by Council. 

 

On being put to the meeting the motion was declared CARRIED.  

 

 

Motion:      Moved: Clr Hadchiti Seconded: Clr Hadid  

 

19. Initiative 

That Council waive all out-door dining fees from the date of restrictions coming into place 

until 2 months after these restrictions are lifted.  Any fees paid to be refunded on a pro rata 

basis for that period. 

 

On being put to the meeting the motion was declared CARRIED.  
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Motion:      Moved: Clr Hadchiti Seconded: Clr Hadid  

 

20. Initiative 

That Council ensure all payments that can be made to suppliers where the goods/services 

have been delivered in full (noting some may be staged payments) be made immediately 

and not wait until the due date should that be a period of less than 2 months 

 
On being put to the meeting the motion was declared CARRIED.  
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THE MEETING CLOSED AT 7.34pm. 

 
  

 

<Signature> 

Name:  Wendy Waller 

Title:  Mayor 

Date:   29 April 2020 

I have authorised a stamp bearing my 
signature to be affixed to the pages of the 
Minutes of the Council Meeting held on  16 

April 2020. I confirm that Council has 
adopted these Minutes as a true and 
accurate record of the meeting.  
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CEO 01 

Draft Privacy Policy - recommendations for 

amendment by Information and Privacy 

Commission 

 

Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

File Ref 075692.2020 

Report By  David Maguire - Internal Ombudsman  

Approved By Kiersten Fishburn - Chief Executive Officer  

   
 

EXECUTIVE SUMMARY 

 

Council adopted its Privacy Policy by a Council Resolution on 20 November 2019. 

 

Following the adoption of the policy, it was submitted, as required under section 32(1) of the 

Privacy and Personal Information Protection Act 1988 (the PPIP Act), to the Information and 

Privacy Commission (the IPC). 

 

The IPC has recommended that Council make some minor amendments to the policy. These 

recommended amendments have been incorporated in the attached draft policy. 

 
 

RECOMMENDATION 

 
That Council adopt the Draft Privacy Policy attached to this report. 

 

REPORT 

 

Council’s Privacy Policy, adopted at the Council meeting on 20 November 2019, is its privacy 

management plan for the purpose of section 33(1) of the PPIP Act. 

 

Following adoption of the policy by Council, the Internal Ombudsman submitted it to the IPC, 

as required under section 33(5) of the PPIP Act. 

 

The IPC, by letter dated 19 February 2020, made some recommendations for minor 

amendments to the policy (see the attached IPC Checklist) in accordance with section 36(2)(e) 

of the PPIP Act. These recommended amendments have been incorporated in the policy, as 
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shown in red type font in the attached draft. The most notable amendment is the inclusion of 

Appendix 7: the Privacy Code of Practice for Local Government. 

 

It is recommended that Council adopt the Draft Privacy Policy. 

 

For the information of the Mayor and Councillors, as per the Council Resolution adopted on 

20 November 2019, the City of Liverpool has now joined the world Cities Coalition for Digital 

Rights, being the second Australian city to do so. Details of member cities are available at the 

following web link: https://citiesfordigitalrights.org/cities . 

 

CONSIDERATIONS  

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social There are no social and cultural considerations. 

Civic Leadership 

Provide information about Council’s services, roles and decision 

making processes. 

Deliver services that are customer focused. 

Operate a well developed governance system that demonstrates 

accountability, transparency and ethical conduct. 

Legislative   Privacy and Personal Information Protection Act 1998 sections 
32(1), 33(5) and 36(2)(e) 

 

ATTACHMENTS 

 
1. IPC Feedback Letter (Under separate cover) 

2. IPC Checklist (Under separate cover) 

3. Draft Privacy Policy (March 2020) (Under separate cover)  

https://citiesfordigitalrights.org/cities
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CEO 02 

Response to QWN 15 Edmondson Park Commuter 

Car Parking from 5 February 2020 council 

meeting 

 

Strategic Direction 

Generating Opportunity 

Advocate for, and develop, transport networks to create an 

accessible city 

File Ref 058398.2020 

Report By  Tatjana Bozovic - Communications Assistant  

Approved By Andrew Stevenson - Chief Strategy and Engagement Officer  

   
 

EXECUTIVE SUMMARY 

 
At its 5 February 2020 Council meeting, Council requested that Council advocate that funding 

for rail in the Western City be fast-tracked. 

 
 

RECOMMENDATION 

 

That Council receive and note the report. 

 
 

REPORT 

 

At its 5 February 2020 Council meeting, Council directed that letters be sent to the relevant 

State and Federal Government ministers requesting that funding for rail infrastructure in the 

Western City be fast-tracked, including for the Metro and South West Rail link. 

 

The letters also welcomed the NSW Government commitment to provide additional parking at 

Edmondson Park Station. 

 

The letters were sent on 20 February 2020 to The Hon. Andrew Constance MP, Minister for 

Transport and Roads and The Hon. Alan Tudge MP, Minister for Cities, Urban Infrastructure 

and Population. Both letters are attached for reference.  

 

Council requested an update be provided at the March Council meeting as to when these 

letters were sent (noting that this report was held over due to changes to the March meeting). 
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CONSIDERATIONS  

 

Economic  Facilitate economic development. 

Environment 
Promote an integrated and user friendly public transport service. 

Support the delivery of a range of transport options. 

Social 

Utilise the Western Sydney City Deal agreement to provide 

connectivity across the LGA through infrastructure and social 

initiatives.  

Civic Leadership 
Actively advocate for federal and state government support, funding 

and services. 

Legislative  There are no legislative considerations relating to this report.  

 
 

ATTACHMENTS 

 
1. Letter to The Hon. Alan Tudge MP 

2. Letter to The Hon. Andrew Constance MP 
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CEO 03 
Mayoral Direction pursuant to Section 226(d) of 

the Local Government Act 1993 

 

Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

File Ref 071117.2020 

Report By  George Georgakis - Manager Council and Executive Services  

Approved By Andrew Stevenson - Chief Strategy and Engagement Officer  

  
 

EXECUTIVE SUMMARY 

 
To report to Council on one instance where the Mayor, pursuant to Section 226(d) of the Local 

Government Act 1993 exercising in cases of necessity, the policy-making functions of the 

governing body of the Council between meetings of the Council.  

 
 

RECOMMENDATION 

 
That Council note and endorse the Mayoral Direction dated 17 March 2020 attached to the 

report. 

 
 

REPORT 

 

Section 226 of the Local Government Act 1993 outlines the role of the Mayor and Section 

226(d) states that the role includes the following: 

 

“To exercise, in cases of necessity, the policy-making functions of the governing body of the 

Council between meetings of the Council.”  

 

On 17 March 2020 the Mayor made a determination/direction pursuant to the policy-making 

responsibilities under s.226(d) of the Act.  

 

The Mayoral Direction relates to the decision to override clause 5 and 18.8 of the current Code 

of Meeting Practice and all charters of Committees of Council which refer to Councillors and 

committee members being personally present and in committee meetings in order to 

participate in them.  

 

The determination/direction was necessary and could not be delayed until the April 2020 

Ordinary Meeting of Council for the following reasons: 

 



81 

ORDINARY MEETING 29 APRIL 2020 

CHIEF EXECUTIVE OFFICER REPORT 

 

 

1. The risk to staff, Councillors and members of the community due to the current 

situation with novel coronavirus (COVID-19) pandemic; and 

2. The need for the work of Council to continue, including its committee meetings, under 

these exceptional circumstances.  

 

The Mayoral Direction is attached to the report.  

 

CONSIDERATIONS  

 

Economic  Costs associated with carrying out the Mayoral Direction. 

Environment 

Enhance the environmental performance of buildings and homes. 

Raise community awareness and support action in relation to 

environmental issues. 

Social 
Raise awareness in the community about the available services and 

facilities. 

Civic Leadership 

Act as an environmental leader in the community. 

Foster neighbourhood pride and a sense of responsibility. 

Encourage the community to engage in Council initiatives and 

actions. 

Provide information about Council’s services, roles and decision 

making processes. 

Operate a well developed governance system that demonstrates 

accountability, transparency and ethical conduct. 

Legislative  Section 226(d) of the Local Government Act 1993.  

 

ATTACHMENTS 

 
1. Mayoral Direction dated 17 March 2020    
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EGROW 01 

LEP Review: Public Exhibition of draft Local 

Housing Strategy, draft Centres and Corridors 

Strategy & draft Industrial and Employment 

Lands Strategy 

 

Strategic Direction 
Generating Opportunity 

Meet the challenges of Liverpool’s growing population 

File Ref 052059.2020 

Report By  Michael Midson - Executive Planner  

Approved By Tim Moore - Director, City Economy and Growth / Deputy CEO  

   
 

EXECUTIVE SUMMARY 

 
Council has received funding under the Western Sydney City Deal to conduct an accelerated 

review of the Liverpool Local Environmental Plan 2008 (LLEP 2008). As part of this review 

process, the following draft land use strategies have been prepared for public exhibition:  

 

 Draft Liverpool Local Housing Strategy 2020;  

 Draft Liverpool Centres and Corridors Strategy 2020; and  

 Draft Liverpool Industrial and Employment Lands Strategy 2020.  

 

These draft strategies are underpinned by evidence-based studies and have been informed 

by community engagement undertaken during the development of Council’s Local Strategic 

Planning Statement ‘Connected Liverpool 2040’ (LSPS). 

 

The purpose of these strategies is to guide strategic land use planning in Liverpool and to 

support the development of the new Local Environmental Plan and Development Control Plan. 

The strategies respond to key trends and opportunities to ensure that growth in Liverpool is 

appropriately managed and provides guidance for the assessment of future planning 

proposals. 

 

It is recommended that Council place the draft Strategies on public exhibition for 28 days. It is 

anticipated that the exhibition of the Strategies will occur at the same time as the exhibition of 

the Phase 1 LEP Review Planning Proposal which is currently awaiting Gateway 

Determination from the NSW Department of Planning, Industry and Environment (DPIE).  
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RECOMMENDATION 

 
That Council: 

 
1. Place the Draft Local Housing Strategy; Draft Centres and Corridors Strategy and 

Draft Industrial and Employment Lands Strategy on public exhibition for 28 days; 

and  

 

2. Receive a further report following the public exhibition period detailing submissions 

received and any amendments proposed.  
 

REPORT 

 
Background  
 
The Local Strategic Planning Statement (LSPS) was endorsed by Council on 25 March 2020 

and formally approved and published on the NSW Planning Portal on 31 March 2020. The 

LSPS includes actions to develop and implement a range of strategic land use planning 

studies and strategies. A number of these strategies have now been prepared for the purposes 

of public exhibition and are listed in Table 1 below.  

 

Table 1 – Draft strategies for public exhibition 

 

Draft Strategy  LSPS Action  Strategy to be Superseded 

Local Housing 
Strategy  

Action 7.1  Residential Development Strategy 2008 
 

Centres and Corridors 
Strategy  

Action 11.1  Liverpool Retail Hierarchy Review 2012 
 
Liverpool Business Centres and 
Corridors Strategy 2013 
 

Industrial and 
Employment Lands 
Strategy 
 

Action 12.1 Liverpool Industrial Lands Strategy 
2007 
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The draft strategies form part of the wider LEP Review project for which Council received 

funding under the Western Sydney City Deal. Included in the project was the preparation of 

the LSPS and the Phase 1 Planning Proposal. Council is required to finalise the project by 

June 2020.  

 
Figure 1 – LEP Review project  
 

 
 
Draft Liverpool Local Housing Strategy  
 
The Western City District Plan requires Council to develop a Local Housing Strategy in 

consultation with the community. The Department of Planning, Industry and Environment 

(DPIE) prepared a guideline and template that details what is to be included in local housing 

strategies. The draft Liverpool Local Housing Strategy has been prepared to comply with these 

requirements. 

 

The draft Strategy is informed by a strong evidence base, being the Liverpool Housing Study 

2019, prepared by SGS Economics and Planning (Attachment 1). This Study was presented 

to Council as background information during the development of the LSPS.  
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The key findings of the Study include:  

 

• Liverpool has enough zoned land to cater for housing growth for the next 20 years;  

• Demand for housing is expected to be ~10,000 dwellings for the period 2021-26; and  

• There is a need for more diverse and affordable housing types in the right locations.  

 

The draft Housing Strategy sets out the priorities and actions to deliver suitable housing in the 

right locations to meet the needs of the Liverpool community over the next 20 years. It ensures 

that housing delivery protects local amenity and character, open space and ecological values 

and is aligned with infrastructure delivery. 

 

Housing diversity 

 

The Housing Study identifies a lack of housing diversity in Liverpool. The key actions in the 

draft Strategy which help to address this issue include:  

 

 Review land use and development controls in R1, R2 and R3 zones to encourage 

greater medium density and housing diversity without adversely impacting 

neighbourhood amenity.  

o This could potentially include reviewing height and FSR controls in the R3 zone 

to improve feasibility and developing controls for manor homes.  

 Review controls for medium density having regard to the Low-Rise Medium Density 

Housing Code to facilitate more diverse housing types in the LGA whilst still 

maintaining local character.  

o When the Code begins in July 2020, Council will have limited control on 

medium density housing pursued through this pathway. Council will, however, 

be better able to control development outcomes by placing some controls, such 

as minimum lot size for multi dwelling housing, within the LEP, instead of the 

DCP where it currently resides.  

 Review apartment mix controls in the Liverpool City Centre.  

o The DCP currently requires, as a minimum, at least 10% of apartments to be 

one-bedroom and at least 10% to be three bedrooms. Changing demographics 

mean these proportions need to be reviewed to provide more family friendly 

apartments and accommodation for singles and students.  

Housing Affordability:  

 

Liverpool has significantly higher rates of rental and mortgage stress than the Greater 

Sydney average. This affects very low, low, and moderate-income earners.  
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Key actions in the draft Strategy which help to address this issue include:  

 

 Develop an Affordable Housing Contributions Scheme in line with the Greater 

Sydney Commission’s requirement for 5-10% affordable housing on up-zoned land.  

o The Greater Sydney Region Plan requires that 5-10% of housing sites that gain 

an uplift through rezoning be dedicated as affordable housing. An affordable 

housing contributions scheme enables Council to meet this requirement. The 

scheme is being developed as a ‘whole of District’ approach with several other 

Western City District Councils. Once the scheme is developed, it will be 

presented to Council for further consideration.  

 Partner with NSW Government to investigate the potential for master planned 

precincts (such as Land and Housing Corporation properties in Warwick Farm and in 

the 2168 postcode) to renew and increase social and affordable housing.  

o There is great potential in Liverpool to increase housing, provide more 

affordable housing and reduce the concentration of social disadvantage 

through the redevelopment of State social housing assets. This would likely 

follow the Communities Plus model, where social housing estates are renewed 

with 70% private housing and 30% social/affordable housing.  

 Maintain and build partnerships with Community Housing Providers (CHPs) to 

investigate opportunities for joint ventures or opportunities on low-cost sites for 

affordable housing including Council-owned sites.  

Built Form and Sustainability  

 

Community consultation for the LSPS noted that while people support further density in the 

Liverpool city centre and around transport nodes, the local character of existing centres and 

neighbourhoods is important. Addressing the urban heat island effect and sustainability was 

also noted as important.  

 

Key actions in the draft Strategy which help to address this issue include:  

 

 Undertake design-led planning using place-making principles for village, town and 

local centres.  

 Review R4 land around local centres to address interface issues.  

 Amend the DCP to better respond to urban heat, sustainable waste and water 

sensitive urban design.  

 Advocate for changes to BASIX in line with the State Government’s net zero by 2050 

aspirations.  
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Short term investigation areas  

 

Short term investigation areas are identified for Council to consider LEP amendments to 

facilitate housing growth:  

 

 Liverpool City Centre and Innovation Precinct;  

 Warwick Farm equine precinct;  

 Georges River North (Moore Point);  

 Moorebank Town Centre (included as zoning from R4 to R3 may improve 

development feasibility);  

 Miller Precinct; and  

 Hargrave Park (medium-term investigation area).  

 

The draft Strategy notes that it may be appropriate for Council to consider rezoning in other 

appropriate locations outside of identified investigations areas. The draft Strategy includes 

some guidance on where this should be considered (e.g. near major transport nodes).  

 

The draft Strategy, including a complete list of recommended actions, is included as 

Attachment 2.  

 

Draft Liverpool Centres and Corridors Strategy  

 

The draft Liverpool Centres and Corridors Strategy is identified in the LSPS as a short-term 

action and has been developed to ensure that there is adequate, appropriate and accessible 

retail services for Liverpool’s growing population into the future. The draft Strategy is informed 

by a strong evidence base, being the SGS Centres and Corridors Study 2020 (Attachment 

3).  

 

The key findings of the Study include:  

 

• Liverpool’s population is increasing and there is a significant demand for retail in the new 

release areas; 

• Consumer spending is changing with increased spending on fresh food and hospitality 

and reduced spending in department stores; and  

• Growing demand for fine grain retail experiences in traditional retail streetscapes.  

 

The SGS study also notes that while most of Liverpool residents are within 2 km of a major 

supermarket, there are large gaps in the Liverpool City Centre and in New Release Areas.  
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Retail Hierarchy 

 

The draft Strategy updates the 2012 Retail Hierarchy to reflect the current strategic context of 

the Liverpool LGA and to incorporate retail developments which were not anticipated at the 

time. The revised hierarchy does not seek to pre-determine decisions on existing planning 

proposals.  

 

Notable changes to the classification of centres in the hierarchy include:  

 

 Classify Woolworths Casula and Woolworths Prestons as ‘stand-alone’ centres 

o These centres consist of stand-alone supermarkets co-located with several 

other shops. They were built post the development of the 2012 Liverpool Retail 

Centres Hierarchy Review. 

 

 Classify Middleton Grange as a ‘local centre’ 

o Middleton Grange was previously classified as a ‘Village Centre’. The SGS 

study stated that there is not a large enough retail floor space gap in the New 

Release District or a large enough catchment to reclassify it as a town centre.  

 

 Classify Holsworthy as a ‘local centre’  

o Holsworthy was previously classified as a village centre. The SGS study stated 

that floor space demand in the Eastern District is unlikely to grow substantially 

in the future, and so there is no need for an additional town centre in this area. 

 

 Add proposed retail centres in Austral and East Leppington and the Western Sydney 

Parklands Business Hubs to the retail hierarchy. 

o The inclusion of proposed centres in the retail hierarchy should not change 

development expectations for these centres, which are mostly set in growth 

area DCPs and the State Environmental Planning Policy (Sydney Region 

Growth Centres) 2006. 

 

Recommended Actions:  

 

 Review land use planning controls to ensure quality built form outcomes and 

consistency with the revised retail hierarchy.  

 As part of the existing planning proposal, review planning controls in Middleton Grange 

and encourage development of a local centre consistent with the retail hierarchy.  

 As part of the existing planning proposal, encourage the development of a local centre 

in Holsworthy consistent with the retail hierarchy.  

 Investigate and address any impediments for the timely delivery of centres in Austral.  
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 Amend LEP to replace permissibility of ‘shops’ in the B6 zone with ‘neighbourhood 

shops’. 

 Review LEP zoning of key sites (LEP Schedule 1, Clause 9) if they have been 

developed for the purposes of service stations or food and drink premises. As part of 

the review, undertake a site analysis and consider rezoning to B6.  

 As part of the planning for the FAST corridor, consider appropriate location of Transit 

Oriented Developments.  

The draft Liverpool Centres and Corridors Strategy is included as Attachment 4.  

 

Draft Liverpool Industrial and Employment Lands Strategy 

 

The draft Industrial and Employment Lands Strategy guides the retention, improvement, 

rezoning and development of employment lands in the Liverpool LGA over the next 20 years. 

The draft Strategy incorporates the findings of a suite of recent employment studies including 

the most recent Industrial Development Lands Study 2019 prepared by APP Consultants. 

These studies are provided in Attachment 5.   

 

Recommended Actions 

 

 Review development standards and objectives for industrial land.  

 Retain and improve employment land within the eastern portion of the LGA.  

 Plan and manage employment lands within the western portion of the LGA.  

 Facilitate industrial development to support the operation of the Western Sydney 

International (Nancy-Bird Walton) Airport and Western Sydney Aerotropolis.  

 Increase industrial development density, efficiency and colocation.  

 Prioritise public domain improvements and vegetation within industrial precincts.  

 Consider and improve connectivity between public transport and industrial precincts.  

 Introduce Innovation Precincts within the LGA.  

 Clarify the intended role and function of industrial precincts.  

 Advocate for local jobs, community outcomes and high-quality industrial design at the 

Moorebank Intermodal site.  

The draft Liverpool Industrial and Employment Lands Strategy is included in Attachment 6.  
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Public Exhibition  

 

It is proposed to exhibit the draft Strategies for a period of 28 days. 

 

It is expected that exhibition of the draft Strategies will occur concurrently with the exhibition 

of the Phase 1 Planning Proposal for the LEP Review once a Gateway determination is 

received from DPIE. It should be noted that community consultation may need to be modified 

due to current social distancing requirements due to the COVID-19 pandemic.  

 

Conclusion  

 

The draft strategies are underpinned by evidence-based studies and have been informed by 

community engagement undertaken during the development of Council’s Local Strategic 

Planning Statement ‘Connected Liverpool 2040’ (LSPS). 

 

The purpose of these strategies is to guide strategic land use planning in Liverpool and to 

support the development of the new Local Environmental Plan and Development Control Plan. 

The strategies respond to key trends and opportunities to ensure that growth in Liverpool is 

appropriately managed and provides guidance for the assessment of future planning 

proposals. 

 

It is recommended that Council place the draft Strategies on public exhibition for 28 days. It is 

anticipated that the exhibition of the Strategies will occur at the same time as the exhibition of 

the Phase 1 LEP Review Planning Proposal which is currently awaiting Gateway 

Determination from the NSW Department of Planning, Industry and Environment (DPIE).  

 

CONSIDERATIONS  

 

Economic  

Further develop a commercial centre that accommodates a variety of 

employment opportunities. 

Encourage and promote businesses to develop in the hospital health 

and medical precinct (of the City Centre). 

Enhance the environmental performance of buildings and homes. 

Facilitate economic development. 
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Environment 

Utilise the Western Sydney City Deal agreement to enhance 

liveability and environment of the LGA. 

Utilise the Western Sydney City Deal agreement to facilitate Planning 

and Housing in the LGA. 

Enhance the environmental performance of buildings and homes. 

Protect, enhance and maintain areas of endangered ecological 

communities and high quality bushland as part of an attractive mix of 

land uses. 

Social 

Utilise the Western Sydney City Deal agreement to provide 

connectivity across the LGA through infrastructure and social 

initiatives.  

Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Regulate for a mix of housing types that responds to different 

population groups such as young families and older people. 

Civic Leadership 

Undertake communication practices with the community and 

stakeholders across a range of media. 

Encourage the community to engage in Council initiatives and 

actions. 

Provide information about Council’s services, roles and decision 

making processes. 

Legislative  Environmental Planning and Assessment Act 1979  

 

ATTACHMENTS 

 
1. Liverpool Housing Study (SGS) 2019 (Under separate cover) 

2. Draft Liverpool Local Housing Strategy 2020 (Under separate cover) 

3. Liverpool Centres and Corridors Study (SGS) 2020 (Under separate cover) 

4. Draft Liverpool Centres and Corridors Strategy 2020 (Under separate cover) 

5. Liverpool Industrial Lands Studies (Under separate cover) 

6. Draft Liverpool Industrial and Employment Lands Strategy 2020 (Under 

separate cover)  
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EGROW 02 

Report back - NOM 01 Feral Cats and Trap-

Neuter-Return (TNR) Program from 5 February 

2020 Council meeting 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Develop, and advocate for, plans that support safe and friendly 

communities 

File Ref 034212.2020 

Report By  Nada Mardini - Manager Community Standards  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 
At its meeting of 5 February 2020, Council resolved: 

 

That Council: 

1. Investigate the feasibility of developing a TNR program at Liverpool Animal Shelter; 

2. Involve local veterinarians and veterinary clinics in providing pro bono services to 

assist with the TNR program and rehoming of cats; 

3. Identify other organisations, i.e. the RSPCA, that may also be able to assist and 

add value to a local TNR program; 

4. Consider other measures that can be undertaken within the LGA to mitigate the 

impacts of feral cats on the local community and provide a report back to Council 

by the May 2020 Council meeting; 

5. Write to relevant State Minister recommending that the State Government adopt 

legislation similar to the Western Australian Cat Act; 

6. Addresses with WSROC the opportunity for WSROC to advocate for a regional 

solution; 

7. Include in the LGA and LGNSW Conference Agenda a call for the Federal and 

State Government to provide funding to Council, to change the Companion Animal 

Act and provide Council funding to enable councils to enact the new measures to 

identify stray animals and non-registered cats as homeless and desex and house 

the cats until homes can be found in order to address feral cat plagues in urban 

areas; and 
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8. Bring its No Kill Policy to the next Council meeting for its consideration and that the 

report include some measurement in terms of what neighbouring Councils do or 

what the standard is across NSW. 

 

This report provides as update on the actions required to be undertaken by Council in 

response to the resolution. 

 
 

RECOMMENDATION 

 
That Council receives and notes this report. 

 
 

REPORT 

 

At its meeting of 5 February 2020, Council resolved the following in relation to feral cats and 

a Trap-Neuter-Return (TNR) Program: 

 

That Council: 

1. Investigate the feasibility of developing a TNR program at Liverpool Animal Shelter; 

2. Involve local veterinarians and veterinary clinics in providing pro bono services to 

assist with the TNR program and rehoming of cats; 

3. Identify other organisations, i.e. the RSPCA, that may also be able to assist and 

add value to a local TNR program; 

4. Consider other measures that can be undertaken within the LGA to mitigate the 

impacts of feral cats on the local community and provide a report back to Council 

by the May 2020 Council meeting; 

5. Write to relevant State Minister recommending that the State Government adopt 

legislation similar to the Western Australian Cat Act; 

6. Addresses with WSROC the opportunity for WSROC to advocate for a regional 

solution; 

7. Include in the LGA and LGNSW Conference Agenda a call for the Federal and 

State Government to provide funding to Council, to change the Companion Animal 

Act and provide Council funding to enable councils to enact the new measures to 

identify stray animals and non-registered cats as homeless and desex and house 

the cats until homes can be found in order to address feral cat plagues in urban 

areas; and 

8. Bring its No Kill Policy to the next Council meeting for its consideration and that the 

report include some measurement in terms of what neighbouring Councils do or 

what the standard is across NSW. 
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Update on resolution points 1, 2 and 3 

 

Council’s legal team has been requested to provide advice on the legality of such a program. 

Once this advice is received a report will be prepared for a future Council meeting. The RSPCA 

has prepared a research report on this matter which is included as Attachment 1 for Council’s 

information. This research report includes commentary on the lawfulness of such a program 

in Australia.  

Update on resolution point 4 

 

This item is being addressed by the City Environment department with a report to be prepared 

for the May 2020 Council meeting. 

 

Update on resolution point 5 

 

A letter has been sent to the Minister for Local Government on 3 March 2020 (Attachment 2).  

 

Update on resolution point 6 

 

A request has been sent by Council to the WSROC CEO who has agreed to place this matter 

on a future agenda for discussion. This will be followed up in due course. 

 

Update on resolution point 7 

 

Council will be considering motions relating to feral cats for the NGA Conference at this 

Council meeting. As the LGNSW Conference will be held in October 2020 a further report will 

be prepared for Council’s consideration closer to this time. 

 

Update on resolution point 8 

 

Council resolved on 27 July 2016 to operate Renbury Farm with a No Kill Policy.  This 

resolution followed the decision by Renbury Farm (shelter used by Liverpool City Council, 

Bankstown, Fairfield and Camden Councils) to close down due to ongoing online criticism and 

a number of petitions (one attracting more than 8000 signatures) requesting an audit of its 

operation due to concerns over animal hygiene and early euthanatising of healthy cats and 

kittens.  Council negotiated a lease agreement and took over the operation in December 2016 

and named it the Liverpool Animal Shelter. 
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Several surrounding Councils operate a ‘no kill’ shelter, including Fairfield and Camden. 

Council’s policy to operate the animal shelter as ‘no kill’ is directed by a Council resolution of 

27 July 2016 which states: 

 

“That Council is to operate Renbury Farm with a no kill policy”. 

 

There is no other policy document which outlines in further detail this resolved policy position 

of Council.    

 

Available data on the NSW Companion Animal Register for the financial year 1 July 2017 to 

30 June 2018 indicated the following regarding the number of cats entering the facility and 

euthanasia rates for this period: 

 

 

Shelter Numbers entered Euthanised (%) 

*Camden 89 39 (49%) 

*Fairfield 65 37 (57% 

*Liverpool 23 0 

Burwood 19 19 (100%) 

Canterbury Bankstown 111 76 (68%) 

Parramatta 284 140 (49%) 

*Randwick 23 20 (87%) 

*Woollahra 23 14 (61%) 

Blacktown (current) 2003 876 (44%) 

 
(*No Kill Policy) 

 

CONSIDERATIONS  

 

Economic  Facilitate economic development. 

Environment 
Raise community awareness and support action in relation to 

environmental issues. 

Social 
Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 
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Civic Leadership 

Provide information about Council’s services, roles and decision 

making processes. 

Deliver services that are customer focused. 

Operate a well developed governance system that demonstrates 

accountability, transparency and ethical conduct. 

Actively advocate for federal and state government support, funding 

and services. 

Legislative  Companion Animals Act 1998. 

 
 

ATTACHMENTS 

 
1. RSPCA Research Paper - TNR Program 

2. Letter to Minister for Local Government 
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106 
EGROW 02 Report back - NOM 01 Feral Cats and Trap-Neuter-Return (TNR) Program from 5 February 2020 

Council meeting 
Attachment 2 Letter to Minister for Local Government 

 

 

 
  



107 
EGROW 02 Report back - NOM 01 Feral Cats and Trap-Neuter-Return (TNR) Program from 5 February 2020 

Council meeting 
Attachment 2 Letter to Minister for Local Government 

 

 

 



108 

ORDINARY MEETING  
29 APRIL 2020 

CITY ECONOMY AND GROWTH REPORT 

 

 

 

 

EGROW 03 

Draft Amendment to Liverpool Development 

Control Plan 2008 - Part 1 General Controls 

(Chapter 26 Outdoor Advertising and Signage) 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Exercise planning controls to create high-quality, inclusive urban 

environments 

File Ref 049640.2020 

Report By  Luke Oste - Strategic Planner  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 
At its meeting of 27 April 2016, Council resolved to prepare an amendment to the Liverpool 

Local Environmental Plan 2008 (LLEP) (Amendment 69) to permit third party advertising 

signage with consent in the B3 Commercial Core and B4 Mixed Use zones in the Liverpool 

city centre. A planning proposal was subsequently prepared which received a Gateway 

determination on 23 January 2018. Following Council’s resolution and subsequent Gateway 

determination, a review of draft Amendment 69 was undertaken to reconsider the need and 

appropriateness of third-party advertising signage within the Liverpool city centre resulting 

from the Liverpool city centre LEP Amendment 52.  

 

At its meeting on 28 August 2019, Council considered this review and resolved to defer a 

decision on whether to progress with Amendment 69 until the Liverpool City Centre Public 

Domain Masterplan was submitted to Council and community consultation is undertaken. 

Council also resolved to publicly exhibit both the LEP amendment and the draft DCP 

amendment concurrently to seek community feedback.  

 

Given the opportunity afforded by this process, a full review of the outdoor advertising and 

signage provisions of the DCP has been undertaken to improve clarity, rectify errors, and 

reduce complexity. It is recommended that Council places the draft DCP amendment on public 

exhibition concurrently with draft Liverpool Local Environmental Plan Amendment 69 and 

delegates authority to the CEO to finalise the DCP amendment should no submissions in 

opposition be received. 
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RECOMMENDATION 

 
That Council: 

 

1. Place the draft amendment to the Liverpool Development Control Plan 2008 – Part 

1 General Controls (Outdoor Advertising and Signage) on public exhibition for a 

minimum period of 28 days in accordance with Clause 18 of the Environmental 

Planning and Assessment Regulation 2000; and  

 

2. Delegates to the CEO the finalisation of the DCP amendment should no 

submissions in opposition be received; or receive a further report outlining details 

of the submissions in opposition received at the conclusion of the exhibition period. 
 

REPORT 

 

Background 

 

The LLEP 2008 provision applying to signage were reviewed by Council in response to a 

review of Council assets and representations received by Council to permit third party 

advertising signage within the local government area (LGA). Following this analysis, Council 

resolved at its meeting on 27 April 2016 to pursue an amendment to the LLEP 2008 to permit 

signage with consent in the B3 Commercial Core and B4 Mixed Use zones (Attachment 1). 

Currently, third party advertising signage is not permissible under the LLEP 2008.  

 

A planning proposal has been prepared (draft Amendment 69) and was submitted to the 

Department of Planning, Industry and Environment where it received a Gateway determination 

on 23 January 2018 (Attachment 2). On 28 August 2019, Council resolved to defer a decision 

on whether to progress with Amendment 69 to the LEP until the Liverpool City Centre Public 

Domain Masterplan was submitted to Council and community consultation undertaken. 

Council also resolved to “publicly exhibit draft Amendment 69 and the draft DCP amendment 

concurrently to seek feedback” (Amendment 3).  

 

Current Context for Signage 

 

‘Building identification signs’ and ‘business identification signs’ are currently permitted with 

consent in most of the LGA. These signs can only advertise the building, person or business 

located at the premises where the sign is located. Currently billboard signs and third-party 

commercial signs that advertise general goods or services are prohibited throughout the LGA. 

For the purpose of this report these signs will be referred to as “third party advertising signage”. 

 

There are some specific circumstances where third party advertising signage is permitted 

within the Liverpool LGA. Advertisements in or on bus shelters are exempt development under 

the LLEP, meaning that no consent is required. Third party advertising signage is also 
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permitted within transport corridor land under State Environmental Planning Policy No 64 – 

Advertising and Signage (SEPP 64). This includes advertising in the following locations: 

 The M5 and M7 motorway; 

 Along a railway corridor; 

 A road that is a freeway or tollway; and 

 Land that is owned, occupied or managed by the RMS and that is within 250m of a 

classified road. 

 

Proposed Amendment to the LEP 

 

Amendment 69 seeks to permit third party advertising signage with consent within B3 and B4 

Zones. The Standard Instrument includes the following relevant definition: 

 

signage means any sign, notice, device, representation or advertisement that advertises or 

promotes any goods, services or events and any structure or vessel that is principally designed 

for, or that is used for, the display of signage, and includes any of the following: 

(a) an advertising structure, 

(b) a building identification sign, 

(c) a business identification sign,  

 

but does not include a traffic sign or traffic control facilities. 

 

The amendment to the LEP would allow advertising structures and other signage with consent 

in B3 Commercial Core and B4 Mixed Use zones. The B3 and B4 zones are located solely 

within the Liverpool city centre.  

 

Draft DCP Amendment - Outdoor Advertising and Signage 

 

To facilitate third party advertising signage within the Liverpool city centre as proposed by 

Amendment 69, a concurrent amendment to the DCP has been drafted (Attachment 4). 

Within the DCP, proposals for signage and advertising are guided by detailed objectives and 

controls contained in Section 26 - Outdoor Advertising and Signage of Part 1 - General 

Controls for all Development.  

 

The draft amendment to the DCP provides new objectives and controls to guide third party 

advertising proposals in the B3 and B4 zones. These changes provide objectives and guiding 

controls that will help to prevent visual clutter and adverse amenity impacts caused by the 

introduction of third party advertising within the Liverpool city centre.  
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Additionally, this amendment simplifies and consolidates the existing controls and objectives 

relating to outdoor advertising and signage more broadly. The existing Outdoor Advertising 

and Signage DCP chapter has been included for comparison (Attachment 5). The proposed 

DCP amendment ensures that the following is achieved: 

 References to policy, legislation and guidelines are updated; 

 Duplication of controls are removed; 

 Further clarity is provided where required for objectives and controls; 

 The quantity of objectives and controls is reduced;  

 Images and diagrams are updated; and 

 The layout and readability of this section of the DCP is updated and improved. 

 

This DCP amendment has been informed by best-practice examples from other Sydney 

Council signage DCP’s and NSW Government policy and guidelines. 

 

Next Steps 

 

Should Council endorse this amendment, the next step would be to publicly exhibit the draft 

DCP for a period of 28 days in accordance with the Environmental Planning and Assessment 

Regulation 2000 concurrently with draft Amendment 69 to the LEP. During this time, members 

of the public will be able to view the draft DCP and LEP Amendment and make a submission. 

It is recommended that Council delegates to the CEO the finalisation of the DCP amendment 

should no submissions in opposition be received; or receive a further report outlining details 

of the submissions in opposition received at the conclusion of the exhibition period. 

 

CONSIDERATIONS  

 

Economic  Facilitate economic development. 

Environment There are no environmental considerations 

Social 
Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Civic Leadership 
Provide information about Council’s services, roles and decision-

making processes. 

Legislative  Environmental Planning and Assessment Act 1979 
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ATTACHMENTS 

 
1. Council Resolution and Report - 27 April 2016 (Under separate cover) 

2. Gateway determination Amendment 69 LLEP 2208 (Under separate cover) 

3. Council Resolution and Report - 28 August 2019 (Under separate cover) 

4. Draft Amendment LDCP 2008 - Advertising Structures and Signage (Under 

separate cover) 

5. Current LDCP 2008 - Advertising Structures and Signage (Under separate 

cover)  
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EGROW 04 

Draft Amendments to Liverpool Contributions 

Plan 2009 and Liverpool Contributions Plan 2018 

– Liverpool City Centre to ensure clarity around 

the payment of development contributions for 

complying development certificates 

 

Strategic Direction 
Generating Opportunity 

Meet the challenges of Liverpool’s growing population 

File Ref 050882.2020 

Report By Shaun Beckley - Manager, Infrastructure Planning  

Approved By  David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 
The purpose of this report is to make minor housekeeping amendments to Liverpool 

Contributions Plan 2009 and Liverpool Contributions Plan 2018 – Liverpool City Centre to 

ensure clarity around the payment of development contributions regarding complying 

development certificates and to update old clause referencing in the Plans (i.e. previous s94 

and s94A of the Environmental Planning & Assessment Act). 

 

Some development types subject to development contributions under these Plans can be 

approved by either a Development Application (DA) or a Complying Development Certificate 

(CDC). Council requires the payment of development contributions for development 

authorised by the contributions plans irrespective of how that development was approved (i.e. 

by either a DA or a CDC). The proposed housekeeping amendment makes this existing 

requirement explicit in the Plans.   

 

There is a separate report in the business papers relating to instalment payments for 

development contributions for secondary dwellings under Liverpool Contributions Plan 2018 

– Existing Areas. The changes proposed to the above development contributions plans are 

also included in this Plan to ensure clarity around the payment of development contributions 

for complying development certificates. 

 

Similar changes to that proposed above are also required to Liverpool Contributions Plan 2008 

– Edmondson Park and Liverpool Contributions Plan 2014 – East Leppington. Officers are 

currently undertaking a comprehensive review of these plans and the changes proposed will 

be incorporated into these plans and reported to a future Council meeting once the review is 

completed. 
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No changes are required to Liverpool Contributions Plan 2014 – Austral / Leppington North 

Precincts. 

 

The proposed amendments will not change the development contributions amount payable 

on any development, rather the changes ensure clarity around the payment of development 

contributions for complying development certificates. 

 

If supported by Council, the amendment to the contribution’s plans will be placed on public 

exhibition in accordance with the provisions of the Environmental Planning and Assessment 

Act 1979 and the Regulations.  

 

If any submissions are received opposing the changes, a report will be submitted to Council 

following exhibition. If no submissions are received opposing the amendment, it is 

recommended that Council delegate authority to the A/CEO to finalise the amendment. 

 
 

RECOMMENDATION 

 
That Council: 

 

1. Exhibits draft Liverpool Contributions Plan 2009 (April 2020 Amendment) and draft 

Liverpool Contributions Plan 2018 – Liverpool City Centre (April 2020 Amendment) 

in accordance with the requirements of the Environmental Planning and Assessment 

Act 1979 and regulations; and 

 

2. Delegates to the A/CEO authority to finalise Liverpool Contributions Plan 2009 (April 

2020 Amendment) and Liverpool Contributions Plan 2018 – Liverpool City Centre 

(April 2020 Amendment) if no submissions opposing the changes are received. 

 
 

REPORT 

 

Liverpool Contributions Plan 2009 is a Section 7.11 plan that applies to development in older 

release areas, including Hoxton Park, Prestons, Carnes Hill and Middleton Grange. 

Development contributions are levied on a range of development including new residential 

subdivisions, industrial development, schools and service stations. 

 

Liverpool Contributions Plan 2018 – Liverpool City Centre is a Section 7.12 plan that applies 

to development within the Liverpool City Centre generally bounded by the Georges River, the 

Moore Point precinct and the railway line to the east, the Hume Highway to the north and west 

and the Shepherd Street Precinct and Atkinson Street to the south. Development contributions 

are levied for all development except infrastructure works. 
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Both Plans levy contributions on a range of development types, some of which can be 

approved by a complying development certificate (CDC). A recent review of Liverpool 

Contributions Plan 2018 – Existing Areas highlighted the need to clarify the role of private 

certifiers in supporting Council to efficiently administer development contributions payments 

for development approved by a CDC. 

 

To ensure clarity around the payment of contributions for complying development certificates, 

and reinforce the role of the certifier, amendments are proposed to Liverpool Contributions 

Plan 2009 and Liverpool Contributions Plan 2018 – Liverpool City Centre. These amendments 

are detailed in Table 1 and Table 2 below. 

 

There is a separate report in the business papers relating to instalment payments for 

development contributions for secondary dwellings under Liverpool Contributions Plan 2018 

– Existing Areas. The changes proposed to the above development contributions plans are 

also included in this Plan to ensure clarity around the payment of development contributions 

for complying development certificates. 

 
Similar changes to that proposed above are also required to Liverpool Contributions Plan 2008 

– Edmondson Park and Liverpool Contributions Plan 2014 – East Leppington. Officers are 

currently undertaking a comprehensive review of these plans and the changes proposed will 

be incorporated into these plans and reported to a future Council meeting once the review is 

completed. 

 

No changes are required to Liverpool Contributions Plan 2014 – Austral / Leppington North 

Precincts. The changes outlined in this report already form part of the Austral / Leppington 

North Plan. 

 

It is also proposed to update old clause referencing in the Plans (i.e. previous s94 and s94A 

of the Environmental Planning & Assessment Act) wherever they occur in the Plans.  

 

Changes to text are shown in the tables in bold. 

 

Table 1 – Proposed changes to Liverpool Contributions Plan 2009 

Proposed Change Comment 

Section 3.4 – Include April 2020 in the table of amendments Ensure amendment is 

enacted correctly. 

3.6 - Types of Development to be levied 

Council will levy all development in Liverpool, whether approved by a 

development consent or complying development certificate, which 

generates the need for additional amenities, facilities and services, 

which the Council provides.   

Ensures clarity that 

contributions are 

required for any type of 

approval (DA or CDC) 
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Section 3.7.1 

Council will require, as a condition of development consent (on a 

development application or complying development certificate), the 

payment of a monetary contribution and/or the dedication of land for the 

provision of public facilities specified in this Contributions Plan, from 

development, which it considers will contribute to the need for those 

facilities. The Contributions Plan applies to development applications 

determined after the plan comes into force. 

Reinforces contributions 

are required for any type 

of approval (DA or CDC)  

Section 3.7.1 – insert at end of section: 

 

Complying Development Certificates and Principal Certifying 

Authorities 

In accordance with Cl 146 of the EP&A Regulation 2000, a 

certifying authority must not issue a construction certificate for 

building work or subdivision work under a development consent 

unless it has verified that each condition requiring the payment of 

levies has been satisfied. 

 

In accordance with Cl 136L of the EP&A Regulation 2000, a 

certifying authority must not issue a complying development 

certificate for work unless it has included a condition requiring 

payment of contributions prior to commencement of work. 

 

In particular, the certifier must ensure that the applicant provides a 

receipt(s) confirming that levies have been fully paid and copies of 

such receipts must be included with copies of the certified plans 

provided to the Council in accordance with Cl142(2) of the EP&A 

Regulation 2000.  Failure to follow this procedure may render such 

a certificate invalid. The only exceptions to the requirement are 

where a works in kind, material public benefit, dedication of land or 

deferred payment arrangement has been agreed by the Council. 

 

In such cases, Council will issue a letter confirming that an 

alternative payment method has been agreed with the applicant. 

Ensures certifiers 

understand their role 

within the certification 

process as it relates to 

contributions.  

 

Note: This wording is 

consistent with the 

changes proposed in CP 

2018. 

Insert new Section 3.9 Pooling of Funds 

 

Council will administer money obtained under this plan and make 

decisions on the funding and provision of the projects in 

accordance with the EP&A Act and EP&A Regulation. 

 

The funds collected under this plan may be pooled for projects 

included in the works schedule in other contribution plans which 

council administers.  The priority for expenditure of pooled funds 

will be determined based on endorsed Council Strategies. 

 

Environmental Planning 

and Assessment 

Regulations 2000 

(Clause 27) enables 

pooling of funds. Council 

already does this across 

a number of plans to 

improve delivery of 

infrastructure.  

 

This update will ensure 

a greater level of 

consistency across 
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Council’s ability to forward fund infrastructure identified in this 

Plan is very limited because it is contingent upon the availability of 

contributions funds. 

 

To provide a strategy for the orderly delivery of the public services 

and amenities, this Contributions Plan authorises monetary 

contributions paid for different purposes, under this Plan and any 

other contributions plan approved by the Council, to be pooled and 

applied progressively for those purposes.  

 

In any case of the Council deciding whether to pool and 

progressively apply contributions funds, the Council will have to 

first be satisfied that such action will not unreasonably prejudice 

the carrying into effect, within a reasonable time, of the purposes 

for which the money was originally paid. 

Council’s various 

Contribution Plans. It 

also ensures a greater 

pool of funds available 

for the delivery of 

infrastructure identified 

in various contribution 

plans across the City.   

Change references to Section 94 or S94A to Section 7.11 or S7.12 as 

required throughout the plans 

Housekeeping 

amendment to ensure 

consistency of the CP 

with current legislative 

references. 

 

Table 2 – Proposed changes to Liverpool Contributions Plan 2018 – Liverpool City Centre 

Proposed Change Comment 

Section 2.5 - Include April 2020 in the table of amendments Ensure amendment is 

enacted correctly. 

2.7 - Types of Development to be levied 

 

Except as provided for by this clause, this Plan applies to: 

 Residential accommodation, insofar as the Plan authorises the 

imposition of a requirement for a development contribution for the 

types of public amenities and public services described in this Plan; 

and 

 All development, other than residential accommodation insofar as 

the Plan authorises the imposition of a requirement for a 

development contribution for the types of public amenities and 

public services described in this Plan, 

whether approved by a development consent or complying 

development certificate. 

Ensures clarity that 

contributions are 

required for any type of 

approval (DA or CDC) 

where CP 2009 applies. 

Section 2.8 

Levying of Contributions 

 

Council will require, as a condition of development consent (on a 

development application or complying development certificate), the 

payment of a monetary contribution and/or the dedication of land for 

the provision of public facilities specified in this Contributions Plan, from 

Reinforces contributions 

are required for any type 

of approval (DA or CDC) 
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development, which it considers will contribute to the need for those 

facilities.  

Section 2.8 

Timing of payment of the levy 

 

Monetary contributions are required to be paid to Council: prior to the 

issuing of the Construction Certificate, whether by Council or a 

Private Certifier. 

a) for development approved as a development application, prior 
to the issuing of the Construction Certificate; or  

b) for development approved as a complying development 
certificate, prior to the commencement of works, whether 
approved by Council or a Private Certifier. 

Clarifies when the 

payment of contributions 

is required, regardless 

of application type (DA, 

CC, CDC) and approval 

authority (Council, 

Private Certifier). 

Section 3.7.1 

Construction certificates Certification and the obligation of 
accredited certifiers 
 

In accordance with Cl 136L of the EP&A Regulation 2000, a 

certifying authority must not issue a complying development 

certificate for work unless it has included a condition requiring 

payment of contributions prior to commencement of work. 

 

In accordance with Cl 146 of the EP&A Regulation 2000, a 

certifying authority must not issue a construction certificate for 

building work or subdivision work under a development consent 

unless it has verified that each condition requiring the payment of 

levies has been satisfied. 

Ensures certifiers 

understand their role 

within the certification 

process as it relates to 

contributions.  

 

Note: This wording is 

consistent with the 

changes proposed in CP 

2018 – Existing Areas 

and CP 2009. 

 

There will be no change to the cost of development as a result of the proposed amendments. 

 

CONSIDERATIONS  

 

Economic  
Deliver a high quality local road system including provision and 

maintenance of infrastructure and management of traffic issues. 

Environment 
Manage the environmental health of waterways. 

Support the delivery of a range of transport options. 

Social 
Regulate for a mix of housing types that responds to different 
population groups such as young families and older people. 
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Civic Leadership 

Deliver services that are customer focused. 

Operate a well developed governance system that demonstrates 
accountability, transparency and ethical conduct. 

Legislative  Environmental Planning and Assessment Act 1979 

Environmental Planning and Assessment Regulation 2000 

 

ATTACHMENTS 

 
1. Draft Liverpool Contributions Plan 2009 - April 2020 amendment (Under 

separate cover) 

2. Draft Liverpool Contributions Plan 2018 Liverpool City Centre April 2020 

amendment (Under separate cover)  
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EGROW 05 

Draft Amendment 1 to Liverpool Contributions 

Plan 2018 – Existing Areas - Instalment 

Payments for Secondary Dwellings 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Exercise planning controls to create high-quality, inclusive urban 

environments 

File Ref 056459.2020 

Report By  Shaun Beckley - Manager, Infrastructure Planning  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

 EXECUTIVE SUMMARY 

 
At its meeting on 11 December 2019, Council resolved to develop: 

 

a policy that allows s7.11 payments on secondary dwellings to be paid in instalments 

with instalment 1, 50% on the issue of a Construction Certificate and instalment 2 being 

50% prior to any Occupation Certificate (OC) being issued (interim and final). 

 

The purpose of this report is to facilitate changes to Liverpool Contributions Plan 2018 – 

Existing Areas (CP 2018) to enable instalment payments as previously resolved by Council 

and clarify the relationship between complying development certificates and the payment of 

development contributions. 

 

This report was presented to Council at its meeting on 26 February 2020 to implement this 

resolution (Attachment 1). Council subsequently resolved: 

 

That this item be deferred to the March Council meeting until questions relating to the 

increases in section 7/11s, new fees and charges and the Compliance Levy can be 

answered). 

 

A response to the questions raised at the 26 February 2020 Council meeting has been 

provided separately to Councillors. 

 

Council cannot allow for payment of development contributions by instalment for development 

approved by a Complying Development Certificate (CDC), as provisions regarding payment 

of contributions for CDCs are set by the Environmental Planning and Assessment Regulation 

2000. 
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If supported by Council, the amendment to the CP 2018 will be placed on public exhibition in 

accordance with the provisions of the Environmental Planning and Assessment Act 1979 and 

the Regulations.  

 

If any submissions are received opposing the changes, a report will be submitted to Council 

following exhibition. If no submissions are received opposing the amendment, it is 

recommended that Council delegate authority to the CEO to finalise the amendment. 

 

There is also a separate report in the business papers relating to minor housekeeping 

amendments to other Development Contributions Plans to ensure clarity around the payment 

of development contributions regarding complying development certificates.  

 

The changes proposed to those plans have already been included in CP 2018 when it was 

reviewed in 2018. However, to ensure alignment, an additional update to CP 2018 is required 

to clarify that development contributions are required to be paid whether or not a development 

is approved by a Development Application or a Complying Development Certificate.  

 
 

RECOMMENDATION 

 
That Council: 

 

1. Exhibits draft Liverpool Contributions Plan 2018 – Established Areas (Amendment 

1) in accordance with the requirements of the Environmental Planning and 

Assessment Act 1979 and Regulations; and 

 

2. Delegates to the CEO authority to finalise Liverpool Contributions Plan 2018 – 

Established Areas (Amendment 1) if no submissions opposing the changes are 

received. 

 
 

REPORT 

 

The purpose of this report is to facilitate changes to Liverpool Contributions Plan 2018 – 

Existing Areas to enable instalment payments of development contributions as previously 

resolved by Council and clarify the relationship between complying development certificates 

and the payment of development contributions. 

 

At its meeting on 11 December 2019, Council resolved to develop: 

 

“a policy that allows 7.11 payments on secondary dwellings to be paid in instalments 

with instalment 1, 50% on the issue of a Construction Certificate and instalment 2 being 

50% prior to any Occupation Certificate (OC) being issued (interim and final).” 

 

A report was presented to Council at its meeting on 26 February 2020 to implement this 

resolution. A copy of this report is included in Attachment 1. 
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Council subsequently resolved: 

 

“That this item be deferred to the March Council meeting until questions relating to the 

increases in section 7/11s, new fees and charges and the Compliance Levy can be 

answered.). 

 

A response to the questions raised at the 26 February 2020 Council meeting has been 

provided to Councillors and an extract of the response specifically relevant to contributions is 

included below: 

 

“The land and works components of our Contribution Plans are indexed quarterly, based 

on land valuation reports and CPI respectively. CPI for works is used to ensure that the 

cost to deliver a specific item reflects the real cost to Council, rather than using the 

original figures in a contributions plan. Given the significant change to property prices 

over recent years, the base cost included for land in Council’s contribution plans 

becomes outdated very quickly. To ensure the contribution rates reflect actual costs, 

Council applies a quarterly indexation for land based on property valuations.  

 

Indexation of contribution plan items (land and works) is undertaken to better align the 

funds collected with the real cost of delivery. This approach minimises the financial 

impact on Council in meeting any shortfall associated with the increased cost over time 

of land and materials.  

 

The increase in contributions since 2016 is dependent on the specific location and what 

infrastructure items are being provided in that area”.  

 

Development contributions for secondary dwellings are an important source of funds to enable 

Council to upgrade roads and parks within existing communities. The proposed amendment 

to Liverpool Contributions Plan 2018 – Existing Areas seeks to provide flexibility in the timing 

of payment of development contributions for secondary dwellings rather than change the way 

that contributions are calculated. 

 

There is a separate report in the business papers relating to minor housekeeping amendments 

to other Development Contributions Plans to ensure clarity around the payment of 

contributions regarding complying development certificates. The changes proposed to those 

plans have already been included in Liverpool Contributions Plan 2018 – Existing Areas when 

it was reviewed in 2018. However, to ensure alignment, an additional update to CP 2018 is 

required. Specifically, Section 3.8 Payment of Contributions is proposed to be updated as 

follows (changes in bold): 

 

Council will require, as a condition of development consent (on a development 

application or complying development certificate), the payment of a monetary 

contribution for the provision of public facilities specified in this Contributions Plan, from 

residential accommodation and subdivisions designed for residential accommodation, 
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which it considers will contribute to the need for those facilities. The Contributions Plan 

applies to development applications determined after the plan comes into force. 

 

This change has been included in the draft CP included as Attachment 2. 

 

Implementation of Council’s resolution of 11 December 2019 as recommended in this report 

will provide a level of support to applicants who may experience challenges paying the 

required contribution in one payment. 

 

CONSIDERATIONS  

 

Economic  Facilitate economic development. 

Environment There are no environmental and sustainability considerations. 

Social 
Regulate for a mix of housing types that responds to different 

population groups such as young families and older people. 

Civic Leadership 

Deliver services that are customer focused. 

Operate a well developed governance system that demonstrates 

accountability, transparency and ethical conduct. 

Legislative  Environmental Planning and Assessment Act 1979 

Environmental Planning and Assessment Regulation 2000 

 

ATTACHMENTS 

 
1. Council report 26/2/2020 - instalment payments for secondary dwellings (Under 

separate cover) 

2. Draft Liverpool Contributions Plan 2018 Established Area (Amendment 1) 

(Under separate cover)    
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EGROW 06 

Post Exhibition Report - Draft Liverpool Local 

Environmental Plan 2008 (Amendment 76) - 

Schedule 1 Amendment to permit vehicle sales 

or hire premises at 36-36A Kookaburra Rd, North 

Prestons 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Exercise planning controls to create high-quality, inclusive urban 

environments 

File Ref 052134.2020 

Report By  Luke Oste - Strategic Planner  

Approved By David Smith - Acting Director City Economy and Growth  

 

Property 36-36A Kookaburra Road, North Prestons 

Owner Perpetual Corporate Trust LTD      

Applicant Craig Thomas (Logos Property) 

   
 

EXECUTIVE SUMMARY 

 
At its meeting on 29 May 2019, Council resolved to support a planning proposal to amend 

Schedule 1 of the Liverpool Local Environmental Plan 2008 (LLEP 2008) to enable an 

additional permitted use of vehicle sales or hire premises at 36-36A Kookaburra Road, North 

Prestons and to forward the planning proposal to the Department of Planning, Industry and 

Environment for a Gateway determination. 

 

This report updates Council on the Gateway determination which was issued for the planning 

proposal (Draft Amendment 76) and the results of the state agency and community 

consultation undertaken in support of the amendment.  

 

It is recommended that Council support the making of Amendment 76 and delegates to the 

CEO the authority to liaise with the Parliamentary Counsel’s Office to finalise the LEP 

amendment.   
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RECOMMENDATION 

 
That Council: 

 

1. Notes the Gateway determination for draft Liverpool Local Environmental Plan 2008 

(Amendment 76) and the results of public exhibition and community consultation; 

and 

 

2. Approves Amendment 76 and delegates authority to the CEO to liaise with the NSW 

Parliamentary Counsel’s Office to finalise the amendment. 

 
 

REPORT 

 

Background 

 

At its meeting on 29 May 2019, Council resolved to: 

 

1. Note the advice of the Liverpool Local Planning Panel; 

2. Support in principle the planning proposal to amend Schedule 1 of the Liverpool Local 

Environmental Plan 2008 to permit vehicle sales or hire premises as a land use 

permitted with consent at Lot A and B Kookaburra Road, Prestons (Lot A and B DP 

408207); 

3.   Delegate to the CEO to make any typographical or other editing amendments to the 

planning proposal if required; 

3. Forward the planning proposal to the Department of Planning and 

Environment pursuant to Section 3.34 of the Environmental Planning and Assessment 

Act 1979, seeking a Gateway determination; 

4. Subject to Gateway determination, undertake public exhibition and community 

consultation in accordance with the conditions of the Gateway determination; and 

5. Receive a further report on the outcomes of public exhibition and community 

consultation. 

  

The Planning Proposal 

 

This planning proposal is site specific and relates to land at 36-36A Kookaburra Road, North 

Prestons (Lots A and B DP408207). The site is approximately 1.2km south-west of the M7 in 

the Prestons Industrial Estate. The site is surrounded by IN3 zoned land to the north and IN1 

zoned land to the south. The nearest residential development is located approximately 235m 

south of the site with additional dwellings located approximately 325m to the north-west of the 

site. Cabramatta Creek and associated bushland is located to the west of the site, forming a 

border between the Prestons Industrial Estate and the surrounding residential area. 
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Figure 1 – Aerial photograph of the subject site (purple) and operation extent of the site (red) 

(Source: Nearmap) 

 

Objectives of the Planning Proposal  

 

The key objective of the planning proposal is to enable vehicle sales to be undertaken at the 

site. This sales activity is proposed to occur within the existing warehouse on site and on a 

portion of the existing hard-stand area outside the warehouse. 

 

Gateway determination 

 

A Gateway determination (Attachment 1) was received from the Department of Planning, 

Industry and Environment on 4 November 2019 and required the following actions: 

1. Prior to public exhibition, the planning proposal is required to be amended as follows: 

a. use Council’s template for the exhibited version of the planning proposal; 

b. update the references to the address of the subject land to 36 and 36A 

Kookaburra Road, North Prestons; 

c. expand the description of the proposed clauses to explain in detail the intent of 

the controls; and 
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d. update the consistency of the planning proposal with section 9.1 Directions 3.4 

Integrating Land Use and Transport, Direction 4.3 Flood Prone Land and 6.3 

Site Specific Provisions  

 

2. Public exhibition is required under Section 3.34(2)(c) and Schedule 1 Clause 4 of the 

Act as follows: 

(a) The planning proposal must be made publicly available for a minimum of 28 days; 

and 

(b) The planning proposal authority must comply with the notice requirements for 

public exhibition of planning proposals and the specifications for material that must 

be made publicly available along with planning proposals as identified in section 

6.5.2 of A guide to preparing local environmental plans (Department of Planning, 

Industry and Environment 2016). 

 

3. Consultation is required with Roads and Maritimes Services (RMS) under Section 

3.34(2)(d) of the Act and/or to comply with the requirements of relevant section 9.1 

Directions. RMS is to be provided with a copy of the planning proposal and any relevant 

supporting material, and given at least 21 days to comment on the proposal. 

The Gateway determination authorised Council as the local plan making authority to make 

Amendment 76.  

 

CONSULTATION 

 

Public Authority Consultation 

 

In accordance with the Gateway determination, Transport for New South Wales (formerly 

RMS) were consulted. No objection to the proposal was received, subject to Council being 

satisfied that safe access to Kookaburra Road will be provided/maintained from the existing 

local road network (Attachment 2).  

 

Community Consultation 

 

In accordance with the Gateway determination, the planning proposal was placed on public 

exhibition from 11 December 2019 to 29 January 2020. The additional length of the community 

consultation period above the prescribed 28 days was to ensure that ample time was provided 

to the community to respond over the summer holiday period. This additional time was 

provided in accordance with Clause 16 within Schedule 1 of the Environmental Planning and 

Assessment Act 1979. 
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The public exhibition process included notices on Council’s website, the Liverpool Leader 

newspaper and an advertising poster in Council’s administration centre. No submissions were 

received. 

 

Conclusion 

 

The Gateway requirements, including public exhibition and community consultation for Draft 

Amendment 76 have been satisfied. No submissions were received during the public 

exhibition of the proposal and as a result no changes are proposed.  

 

This report recommends that Council approves Amendment 76 and delegates authority to 

the CEO to liaise with the Parliamentary Counsel’s Office to finalise the amendment. 

 

CONSIDERATIONS  

 

Economic  Facilitate economic development. 

Environment There are no environmental and sustainability considerations. 

Social There are no social and cultural considerations. 

Civic Leadership 

Encourage the community to engage in Council initiatives and 

actions. 

Provide information about Council’s services, roles and decision-

making processes. 

Legislative  Environmental Planning and Assessment Act 1979. 

 

ATTACHMENTS 

 
1. Gateway Determination 

2. TfNSW (RMS) Submission 
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EGROW 07 Street Naming Request - Edmondson Park 

 

Strategic Direction 

Generating Opportunity 

Advocate for, and develop, transport networks to create an 

accessible city 

File Ref 054341.2020 

Report By  
Christopher Jattan - Administration Officer - Planning & Transport 

Strategy  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 
This report seeks a Council resolution on a current street naming request in Edmondson Park.  

 

The proposed name, Macdonald Road is proposed for a new road located between 

Campbelltown Road and Bernera Road, Edmondson Park.  

 

The proposed name has been assessed using Council’s Naming Convention Policy and has 

been granted pre-approval in consultation with the Geographical Names Board (GNB) of 

NSW. 
 

RECOMMENDATION 

 
That Council: 

 
1. Supports the naming of Macdonald Road; 
 
2. Forwards the name to the Geographical Names Board (GNB), seeking formal 

approval; 

 

3. Publicly exhibit the name in accordance with Council’s Naming Convention Policy, 

for a period of 28 days, following formal approval from the GNB; and  

 

4. Authorises the Chief Executive Officer (CEO) to undertake the process of gazettal, 

if there are no submissions received during public exhibition.  

 
 

  



135 

ORDINARY MEETING  
29 APRIL 2020 

CITY ECONOMY AND GROWTH REPORT 

 

 

 

REPORT 

 

Background 

 

On 10 July 2014, Council staff wrote to the GNB to rename part of Croatia Avenue to Bernera 

Road through the suburb of Edmondson Park. This was due to the existing extent of Croatia 

Avenue (at the time) being split, with one part allowing for realignment (creating a new link 

from Camden Valley Way) directly into the town centre and another part following the existing 

extent of the road, as per Figure 1 below. 

 

 

Figure 1: Diagram indicating part of Croatia Avenue being renamed Bernera Road 

 

After being endorsed by Council and the GNB, and following public consultation, the eastern 

extent of Croatia Avenue retained its name, whilst the realigned western portion was named 

Bernera Road. 
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Current Proposal 

 

Council received a request from Transport for NSW (TfNSW) to name the proposed road from 

Campbelltown Road to Bernera Road as Macdonald Road. Figure 2 shows the extent of the 

recently constructed road in red and the future extension of this road (where it will meet 

Bernera Road) in blue dashed. 

 

The street name has been assessed using Council’s Naming Convention Policy and checked 

for duplication using the GNB’s Online Road Naming System. 

 

Council notes that there is a duplication of the road located in Lurnea which is 5.7km away 

and therefore would be contrary to the Naming Convention Policy if this were a new road. 

However, GNB have given pre-approval for the road and future link road to be named as 

Macdonald Road as it is an extension of the existing Macdonald Road in Bardia and not a new 

road.  

 

Figure 2: Proposed street name (red marking), future link road (blue marking) which will join 

Bernera Road. 
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Next Steps 

 

If supported by Council, the above name will be forwarded to the GNB for formal approval and 

if approved, placed on public exhibition for 28 days in the local newspaper and notified to 

relevant stakeholders, seeking endorsement. Relevant stakeholders include Australia Post, 

NSW Ambulance, Fire and Rescue NSW, NSW Rural Fire Service, NSW State Emergency 

Service, NSW Volunteer Rescue Association, Transport for NSW and NSW Police Force.  

 

Council officers will consider all submissions during the public notification period. The three 

potential scenarios following exhibition are as follows: 

• If there are objections from the relevant agencies, Council will not proceed with the 

naming request. The applicant will be notified of the outcome. A report to Council will be 

prepared for the next available meeting outlining the reason for rejection. 

• If there are no objections, the naming request will proceed to the NSW Parliamentary 

Counsel’s Office (PCO) for gazettal under the delegation of the Chief Executive Officer 

(or delegate). 

• Any submissions from the community during the public notification period will be 

considered. If there is strong community opposition, or reason to reconsider the 

proposed names, a report will be prepared for the next available Council meeting 

recommending withdrawal of the naming proposal. If Council decides to support the 

proposal, the naming request will proceed to the PCO for gazettal under the delegation 

of the Chief Executive Officer (or delegate). If Council decides not to adopt the naming 

proposal, the applicant will be notified in writing outlining the reason for rejection. 

 

CONSIDERATIONS  

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social 
Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Civic Leadership Foster neighborhood pride and a sense of responsibility. 

Legislative  Roads Act 1993.  

 

ATTACHMENTS 

 
Nil 
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EGROW 08 
Post Exhibition Report - Draft Liverpool 

Development Control Plan 2008 (Amendment 25) 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Exercise planning controls to create high-quality, inclusive urban 

environments 

File Ref 056601.2020 

Report By  Graham Matthews - Senior Strategic Planner  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 
This report was originally presented to the 26 February 2020 Council meeting for 

consideration. Council resolved to defer consideration pending a further briefing session. A 

further briefing session was held for Councillors on 11 March 2020 and was in addition to the 

briefing session held on 26 November 2019.  

 

Amendment 25 amends Parts 1 and 4 of DCP to make the DCP consistent with changes made 

to Liverpool Local Environmental Plan (LLEP) 2008 by the Liverpool City Centre LEP 

amendment (Amendment 52). 

 

Public exhibition of Amendment 25 was undertaken between 6 November and 4 December 

2019. One submission was received from Endeavour Energy. An internal submission was also 

received from Council’s Floodplain and Water Management department.  

 

Matters raised in the submissions and by Councillors are addressed in the body of the report. 

 

This report recommends that the minor amendment to Section 6 of Part 1 of the DCP proposed 

by Council’s Floodplain and Water Management department be incorporated. Otherwise, this 

report recommends that Amendment 25 to the LDCP be adopted without further amendment. 

It is also recommended that the CEO be authorised to finalise the amendment. 
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RECOMMENDATION 

 
That Council: 

 
1. Adopts draft Amendment 25 to the Liverpool Development Control Plan (Part 1 and 

Part 4) (Attachment 1 and 2) and authorises the CEO to finalise Amendment 25 

including the correction of any minor typographical errors to come into effect upon 

the publication of the required notice in the local newspaper; and 

 

2. Notifies those who lodged a submission of Council’s decision. 

 
 

REPORT 

Background 

 

At its 29 March 2017 meeting, Council resolved to authorise the CEO to finalise LDCP 

(Amendment 25), once the Liverpool city centre LEP amendment, LLEP 2008 (Amendment 

52) was finalised by the Department of Planning, Industry and Environment (DPIE). However, 

in finalising LLEP 2008 (Amendment 52), DPIE made changes to the LEP amendment, which 

necessitated the re-drafting of Part 4 LDCP 2008, to make it consistent with Amendment 52 

as gazetted by DPIE. 

 

At its 20 October 2019 meeting, Council resolved to re-exhibit draft Liverpool Development 

Control Plan (LDCP) 2008 (Amendment 25) for 28 days and that a briefing be arranged for 

Councillors during the exhibition period. This briefing to Councillors was undertaken on 26 

November 2019. Council also resolved to receive a further report on the outcomes of public 

exhibition. 

 

Consistent with the requirements of Clause 21A of the Environmental Planning and 

Assessment Regulation 2000, the redraft of Part 4 of LDCP 2008 was also referred to the 

Liverpool Design Excellence Panel (DEP) for consideration. A briefing was held with the Panel 

on 14 November 2019. 

 

This report was originally presented to the 26 February 2020 Council meeting for 

consideration. Council resolved to defer consideration pending a further briefing session. A 

further briefing session was held for Councillors on 11 March 2020 and was in addition to the 

briefing session held on 26 November 2019.  

Public exhibition 

 

Public exhibition commenced on 6 November 2019 and concluded on 4 December 2019. Two 

submissions were received, one from Endeavour Energy and the other from Council’s 

Floodplain and Water Management department. Copies of Part 1 and Part 4 of the LDCP (with 
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tracked changes incorporating recommended amendments) are included in Attachment 1 

and Attachment 2 respectively. 

Endeavour Energy submission  

 

Endeavour Energy requested that the Council reconsider controls in Sections 4.2.5 and 4.3.6 

of Part 4 of LDCP 2008, which require that: 

 Electricity substations … must be properly integrated into the building design to 

minimise disruption and visual clutter in the ground plane and streetscape (Section 

4.2.5, control 3, subsection k); and 

 Electricity substations (where required) shall be situated within the building or its 

basement (Section 4.3.5, control 4). 

 

The Endeavour Energy submission states that Endeavour Energy prefers the use of pad-

mount substations, constructed outside buildings, often in the public domain. Nevertheless, 

the Endeavour Energy submission also notes that, “this may leave limited opportunity for 

landscaping or screening or adoption of prudent avoidance principles”. It goes on to note that, 

“The utilisation of indoor substations where appropriate may help ensure quality urban 

outcomes across the Liverpool city centre.” 

 

While external pad-mount substations are the preference of Endeavour Energy, the 

submission makes clear that Council may prefer that substations are incorporated into the 

building design to ensure quality urban outcomes across the city centre. Referral of specific 

Development Applications to Endeavour Energy would continue to occur, pursuant to the 

requirements of State Environmental Planning Policy (Infrastructure) 2007, giving Endeavour 

Energy the opportunity to comment on a particular development. 

 

Council has requested a meeting with senior staff at Endeavour Energy to discuss how we 

may collaborate to ensure the need for additional substations do not compromise quality public 

realm in Liverpool city centre. 

 

It is recommended that no changes to this clause be made. 

Councillor Briefing 

 

As required by the Council resolution of 20 October 2019, a briefing was held for Councillors 

on 26 November 2019. Councillors were briefed in detail on the proposed amendments to Part 

4 of the DCP. Questions raised and the response is detailed in the Summary and Response 

to Submissions table (Attachment 3). 

 

Some Councillors raised concern about the lack of parking in the Liverpool CBD and requested 

consideration be given to increasing requirements for on-site parking in the Liverpool city 

centre, to account for perceived higher use of cars in the community. 
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It was advised in the briefing that: 

 Minimum parking rates, for developments in the Liverpool city centre on land zoned B3 

Commercial Core or B4 Mixed Use are determined by Clause 7.3 of LLEP 2008 and 

that under the Environmental Planning and Assessment (EP&A) Act 1979, provisions 

of a DCP may not contradict those of an LEP; 

 Section 3J of the Apartment Design Guidelines (ADG), prepared in accordance with 

State Environmental Planning Policy (SEPP) 65, reduces the requirement for on-site 

parking for buildings developed within 800m of a metropolitan railway station. This 

provision takes precedence over parking rates in the LLEP 2008 and LDCP 2008; and  

 Most residential flat buildings and mixed-use buildings in the Liverpool City Centre are 

within 800m of either Liverpool or Warwick Farm railway stations and are therefore 

subject to reduced parking requirements. 

 

The DCP must be consistent with the provisions of the LEP and SEPP 65. It is therefore 

recommended that no changes to this Clause be made.  

 

A further briefing session was held for Councillors on 11 March 2020 and was in addition to 

the briefing session held on 26 November 2019.  

Liverpool Design Excellence Panel 

 

The redraft of Part 4 LDCP 2008 was provided to the DEP on 8 November 2019, pursuant to 

the requirements of Clause 21A of the Environmental Planning and Assessment Regulation 

2000. A detailed briefing was provided to the DEP on 14 November 2019. The DEP did not 

provide any comments on the DCP changes and therefore no changes have been proposed.  

Council submission 

 

The submission from Council’s Floodplain and Water Management department proposes 

minor amendments to Section 6 of Part 1 of the DCP - Water Cycle Management, including 

subsections 6.1, 6.4 and 6.5. The minor amendments seek to achieve consistency throughout 

the DCP to encourage the harvest of rainwater and urban stormwater run-off, where 

appropriate, and to clarify requirements for the disposal of pumped stormwater to Council’s 

stormwater pits. Full details of the proposed amendments are included in the Summary and 

Response to Submissions document (Attachment 3). 

 

The proposed amendments increase the clarity and functionality of the DCP. It is 

recommended that these proposed amendments to Part 1 LDCP 2008 be adopted. 

Conclusion 

 

Finalisation of Draft LDCP 2008 (Amendment 25) will update the Liverpool Development 

Control Plan 2008, to make it consistent with LLEP 2008 (Amendment 52). The amended DCP 
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will provide accurate guidance to those wishing to redevelop property in the Liverpool City 

Centre, in particular those wishing to take advantage of the development bonuses afforded by 

Clause 7.5A of LLEP 2008. 

 

It is recommended that Council adopt the changes to Part 1 and 4 of the DCP and authorises 

the CEO to finalise Amendment 25 including the correction of any minor typographical errors 

to come into effect upon the publication of the required notice in the local newspaper. 

 

CONSIDERATIONS  

 

Economic  Facilitate economic development. 

Environment There are no environmental and sustainability considerations. 

Social 
Regulate for a mix of housing types that responds to different 

population groups such as young families and older people. 

Civic Leadership There are no civic leadership and governance considerations. 

Legislative  Environmental Planning and Assessment Act 1979 

Environmental Planning and Assessment Regulation 2000.  

 

ATTACHMENTS 

 
1. Part 1 DCP (with post exhibition amendments) (Under separate cover) 

2. Part 4 DCP (as exhibited) (Under separate cover) 

3. Summary and Response to Submissions (Under separate cover)    
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EGROW 09 Out of Office Hours Compliance Officers 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Develop, and advocate for, plans that support safe and friendly 

communities 

File Ref 057507.2020 

Report By  Nada Mardini - Manager Community Standards  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 
At its meeting of 26 February 2020, Council resolved: 

 

That Council: 

 

1. Provide a costing report to the March Council meeting for providing on the ground 

services by compliance officers during, and between 7am – 9am and 4pm – 10pm 

seven days a week each year. 

 

2. Consider: 

a. Cost to employ directly such officers under stipulated agreement to the hours 

needed by Council and not subject to overtime rates; and / or 

b. Cost in overtime to utilise existing compliance officers on a rotation basis to 

service the out of hours requirements of Council; and / or 

c. Contractual agreement through a local business with payment on invoice to 

Council for services supplied in responding to incidences within the outlined 

times. 

 

This report addresses the above resolution and provides the costings for rostered staff to cover 

the hours between 7am and 10pm seven days per week. This cost is estimated to be $770,000 

annually or if an on-call roster is preferred, the estimate cost is $90,000 annually. 

 
 

RECOMMENDATION 

 
That Council receive and note the report. 
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REPORT 

 

At its meeting of 26 February 2020, Council resolved:   

 

That Council: 

 

1. Provide a costing report to the March 2020 Council Meeting for providing on the 

ground services by compliance officers during, and between 7am – 9am and 4pm 

– 10pm seven days a week each year. 

 

2. Consider: 

a. Cost to employ directly such officers under stipulated agreement to the hours 

needed by Council and not subject to overtime rates; and / or 

b. Cost in overtime to utilise existing compliance officers on a rotation basis to 

service the out of hours requirements of Council; and / or 

c. Contractual agreement through a local business with payment on invoice to 

Council for services supplied in responding to incidences within the outlined 

times. 

 

Current Working Hours 

 

It is assumed that areas of concern that resulted in the above resolution relate to parking 

enforcement and noise complaints outside Council’s normal operating hours.  These areas 

are currently dealt with by the Regulatory Services group (Parking Officers and Rangers). 

Noise matters are handled by the Environmental Health Officers (other than barking noise 

which is handled by Rangers). 

 

The Rangers currently work on a seven days a week roster between 8am and 4.30pm with 

the Animal Rangers on call 24 hours a day, seven days a week.  Parking Officers working 

within the Liverpool CBD on foot, work between 8am and 4.30pm enforcing Road Rules, 

particularly relating to metered parking. 

 

The Environmental Health Officers who deal with noise complaints work under a flexible 

working hours arrangement covering core hours between 8am and 6pm. 

 

Work, Health & Safety Consideration 

 

Any proposal to provide compliance services outside of normal business hours must consider 

Council’s Work, Health and Safety obligations under current Workplace Safety laws. Council’s 

Safety & Wellbeing Coordinator has provided advice on this proposal, including risks that 

would need to be managed if this proposal proceeds: 
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 Managing the risk of slips, trips and falls by working in the dark. Most areas in the CBD 

are artificially lit and some areas in the CBD and outer suburbs are not well lit; 

 Ensuring that there is adequate support for workers operating outside Council’s 

general operating hours up to 10pm, including escalation notification to a supervisor if 

any incidents occur; and  

 Managing the risks of potential assaults on staff as foot traffic in the CBD after hours 

is less than during the day, especially in areas away from Westfield and areas that are 

popular in the CBD after hours; as well as outside the CBD. 

 

Costing of the Proposals 

 

The following costings have been provided as required by Council’s resolution.  

 

(a) Rostered staff to cover the hours of 7am to 10pm.   

This proposal will require two shifts.  One shift will work between 7am to 3.30pm and the other 

shift from 1.30pm to 10pm.  This arrangement would require Council to employ an additional 

eight Rangers at an annual estimated cost of $770,000. 

 

(b) On call staff to deal with after-hours matters   

This proposal will be based on response to complaints and will cover both the Rangers and 

Environmental Health Officers.  The estimated cost will depend on how regularly the Officers 

are called out.  Using available data, it is estimated that the cost for this proposal would be 

$90,000. 

 

(c) Contractual agreement through a local business with payment on invoice to 

Council for services supplied in responding to incidences within the outlined 

times. 

It is not recommended that Council consider contracting out enforcement services. The two 

options described above demonstrate that, subject to appropriate management of risk and an 

appropriate budget allocation, Council can implement the proposal by either rostered staff or 

on call staff. 

 

CONSIDERATIONS  

 

Economic  

Provide efficient parking for the City Centre. 

Enhance the environmental performance of buildings and homes. 

Facilitate economic development. 
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Environment 

Manage the environmental health of waterways. 

Manage air, water, noise and chemical pollution. 

Enhance the environmental performance of buildings and homes. 

Raise community awareness and support action in relation to 

environmental issues. 

Social 
Raise awareness in the community about the available services and 

facilities. 

Civic Leadership 

Act as an environmental leader in the community. 

Foster neighbourhood pride and a sense of responsibility. 

Encourage the community to engage in Council initiatives and 

actions. 

Provide information about Council’s services, roles and decision 

making processes. 

Deliver services that are customer focused. 

Operate a well developed governance system that demonstrates 

accountability, transparency and ethical conduct. 

Legislative  Local Government Act 1993 

Local Government (State) Award 

 

ATTACHMENTS 

 
Nil  
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COM 01 
Alcohol Free-Zones in the Liverpool Local 

Government Area 

 

Strategic Direction 
Creating Connection 

Implement access and equity for all members of the community 

File Ref 070863.2020 

Report By  
Galavizh Ahmadi Nia - Manager Community Development and 

Planning  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   

EXECUTIVE SUMMARY 

 
Established by a local council, an Alcohol-free Zone (AFZ) is an area where drinking of alcohol 

is prohibited. Alcohol-free zones are implemented as an early intervention method to prevent 

the escalation of street drinking. An AFZ can only be established to include a public road, 

footpath, or public car park. AFZs have been shown to be a successful way of reducing alcohol 

related crime and behaviour in known hot spots. 

 

AFZs have been implemented and enforced within the Liverpool Local Government Area 

(Liverpool LGA) for a number of years. The Liverpool AFZs most recent review was conducted 

in 2015 and signs across thirty five (35) locations were updated for a period of four years. The 

Liverpool City Police Area Command (Liverpool City PAC) have submitted applications to 

Council for the renewal of the thirty five existing AFZs. Additionally, a new AFZ for the Carnes 

Hill Community and Recreation Precinct has been proposed. Subsequently, in January 2020 

details of all zones were submitted to Anti-Discrimination NSW for approval. Approval for the 

re-establishment of Liverpool’s AFZs was granted by Anti-Discrimination NSW In March 2020.  

 

This report recommends that Council endorses the re-establishment of AFZs in Liverpool and 

exhibit the AFZ sites for public comment for a 30 day period, as required by the Ministerial 

Guidelines for Alcohol Free Zones.  
 

RECOMMENDATION 

 
That Council:  

 

1. Endorses the recommended sites for re-establishment of Liverpool Alcohol-Free 

Zones (AFZ);  
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2. Places the recommended AFZs on public exhibition for a period of 30 days as 

required by the Ministerial Guidelines on Alcohol-Free Zones; and   

 

3. Delegates to the CEO the finalisation of the recommended AFZs if no 

submissions are received; or receive a further report outlining details of the 

submissions received at the conclusion of the exhibition period. 

 

REPORT  

 

BACKGROUND 
 

 

AFZs have been implemented and enforced within the Liverpool LGA for a number of years. 

The Liverpool AFZs most recent review was conducted in 2015 and signs across 35 locations 

were updated for a period of 4 years, to 2019. Liverpool’s AFZs are inclusive of small areas of 

public space, typically in locations adjacent to outlets supplying alcohol such as pubs, clubs 

and liquor stores. These locations were identified in consultation with Liverpool City PAC, 

service providers and internal stakeholders including Community Standards and Legal 

Services. The AFZs have been enforced in known hotspots in Liverpool where street drinking 

occurs, aiming to minimize community safety concerns and anti-social behaviour.  

 

AFZs are implemented as an early intervention method to prevent the escalation of 

irresponsible street drinking. The AFZs aim to: 

 

 Create easily identifiable locations where street drinking is prohibited; 

 Intervene and prevent the escalation of irresponsible street drinking; 

 Reduce and prevent alcohol related crime and behaviour; 

 Inform and educate community members about the importance of eradicating alcohol 

consumption within these areas; 

 Create a safe environment for all community members; 

 Provide opportunities for collaboration with the Liverpool City PAC and relevant 

community organisations to promote healthier behaviours; and 

 Monitor alcohol consumption in known hotspot locations.  

 

AFZs RENEWAL PROCESS  
 

The Ministerial Guidelines for AFZs, overseen by Anti-Discrimination NSW, requires that 

requests for AFZs must be made to Council by a member of the NSW Police Force, a 

community organisation or a member of the general public. The proposed zones are then 

submitted to Anti-Discrimination NSW for their review and approval. This process also requires 

a public exhibition period of 30 days to allow comment and feedback from the community.  

 

Council’s Community Development and Planning team has consulted with Liverpool City PAC 

and relevant stakeholders to determine the necessity of renewing the existing AFZs in 
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Liverpool. The feedback received identified the need for AFZs to be reinstated in the existing 

locations as a strategy to manage and reduce alcohol related crime and behaviour.  

 

The Liverpool City PAC have submitted applications to Council for the renewal of the thirty 

five existing AFZs and an additional AFZ application for the Carnes Hill Community and 

Recreation Precinct. Subsequently, as required by the Ministerial Guidelines, details of all 

zones were submitted to Anti-Discrimination NSW for approval in January 2020. As of March 

2020, approval has been granted to Council by Anti-Discrimination NSW for the re-

establishment of Liverpool AFZs. Following the required period of public exhibition, Liverpool’s 

AFZs will be re-established for a further four-year period to 2024.  

 

PROPOSED LOCATIONS 

 

The table below outlines the recommended locations to re-establish the AFZs within the 

Liverpool LGA and to update signs at designated locations. 

 

 Location Description Previous term Number 

of signs 

Macquarie St and Northumberland St (bounded by 
Campbell St and Hume Highway) – Liverpool City 
centre 

29/04/15 – 29/04/19 2 

Castlereagh St – Liverpool City Centre 29/04/15 – 29/04/19 1 

Bathurst St – Liverpool City Centre 29/04/15 – 29/04/19 1 

Northumberland St – Liverpool City Centre 29/04/15 – 29/04/19 5 

Macquarie St – Liverpool City Centre 29/04/15 – 29/04/19 5 

George St – Liverpool City Centre 29/04/15 – 29/04/19 9 

Bigge St (including Liverpool Bus Rail exchange) – 

Liverpool City Centre 

29/04/15 – 29/04/19 9 

Goulburn St – Liverpool City Centre 29/04/15 – 29/04/19 2 

Campbell St – Liverpool City Centre 29/04/15 – 29/04/19 1 

Elizabeth St – Liverpool City Centre 29/04/15 – 29/04/19 1 

Moore St – Liverpool City Centre 29/04/15 – 29/04/19 2 

Memorial Ave – Liverpool City Centre 29/04/15 – 29/04/19 8 

Scott St – Liverpool City Centre  29/04/15 – 29/04/19 1 

Railway St – Liverpool City Centre  29/04/15 – 29/04/19 7 

Pirie St – Liverpool City Centre 29/04/15 – 29/04/19 5 

Hill Rd (between Wonga Rd and Lions Ave) – 

Lurnea  

29/04/15 – 29/04/19 1 

Reilly St (between West St and Webster Rd) – 

Lurnea  

29/04/15 – 29/04/19 6 
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Ingham Dr (roadway and pathway area including 
street parking facility outside Casula Community 
Centre and Library) – Casula  

29/04/15 – 29/04/19 9 

Maryvale Ave (shop frontage between Memorial 

Ave and St Paul’s Cres, roadway and footpath area) 

– Liverpool  

29/04/15 – 29/04/19 1 

Mannix Parade (shops between Lawrence Hargrave 

Dr and McGirr Parade) – Warwick Farm  

29/04/15 – 29/04/19 3 

Khancoban St (along shop frontage) – Heckenberg  29/04/15 – 29/04/19 4 

Green Valley Rd (along shop frontage) – Green 

Valley 

29/04/15 – 29/04/19 2 

Willian Dr (along shop frontage) – Cartwright  29/04/15 – 29/04/19 4 

Sutton Rd and Sinclair Rd (adjacent to shops) - 

Ashcroft 

29/04/15 – 29/04/19 2 

Miller Shopping Centre car park 29/04/15 – 29/04/19 2 

The Hub – Miller  29/04/15 – 29/04/19 3 

Lady Woodward Cres and Shropshire St – Miller  29/04/15 – 29/04/19 8 

Edmondson Ave and Tenth Ave (adjacent to shops 

and Austral Public School) – Austral    

29/04/15 – 29/04/19 4 

Eastern and Western side of Hume Highway 

(bounded by Atkinson St and Hoxton Park Rd) – 

Hoxton Park 

29/04/15 – 29/04/19 3 

Both sides of Hoxton Park Rd to the intersection of 

Gill Ave – Hoxton Park  

29/04/15 – 29/04/19 1 

Gill Ave – Hoxton Park  1 

Gillespie St – Liverpool  29/04/15 – 29/04/19 4 

Pearce St – Liverpool  29/04/15 – 29/04/19 17 

Atkinson St – Liverpool  29/04/15 – 29/04/19 8 

Bathurst Street car park (near Northumberland St 

entry) – Liverpool City Centre 

29/04/15 – 29/04/19 3 

Carnes Hill Community and Recreation Precinct 

(within area bordered by Beard Creek, Cowpasture 

Rd, Kurrajong Rd and Margaret Dawson Drive) – 

Carnes Hill 

29/04/15 – 29/04/19 1 
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SIGNAGE 

Signs are placed on the outer limits of the zone, at the site of known hotspots and at any other 

suitable intervals within the zone. The AFZ signs indicate that the drinking of alcohol is 

prohibited within that given area. The start and finish dates of the term are included on the 

sign, ensuring community members are aware of the valid term for the AFZ. The signs across 

the Liverpool LGA will be consistent and with easily recognised symbols. To avoid confusion, 

graphic representation will be used on the signs making them easily recognizable by members 

of the public.  

 

ENFORCEMENT 

Once implemented, AFZs are enforceable by any Officer of the NSW Police Force. 

The power to seize and tip out or otherwise dispose of alcohol without the need to issue a 

warning applies within an AFZ. A Police Officer may use their discretion to issue a warning to 

a person who is drinking in an AFZ. An individual who does not comply with an AFZ order, at 

the direction of a Police Officer, can be charged with obstruction under Section 660 of the 

Local Government Act 1993. This offence carries a maximum penalty of $2,200. 

CONSIDERATIONS  

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social 
Support policies and plans that prevent crime. 

Promote community harmony and address discrimination. 

Civic Leadership Foster neighborhood pride and a sense of responsibility. 

Legislative  Section 646 (1) of the Local Government Act, 2009.  

Ministerial Guidelines on Alcohol Free Zones. 

 

ATTACHMENTS 

 
Nil 
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COM 02 
Community Development and Planning 

Committee Charters 

 

Strategic Direction 
Creating Connection 

Implement access and equity for all members of the community 

File Ref 082328.2020 

Report By  
Galavizh Ahmadi Nia - Manager Community Development and 

Planning  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   

EXECUTIVE SUMMARY 

 
Council Committee charters are reviewed bi-annually to ensure they are in compliance with 

relevant Council policies and guidelines. 

 

This report is tabled in order to present the updated charters for the following Committees: 

 

 Liverpool Access Committee; 

 Liverpool Community Safety and Crime Prevention Advisory Committee; 

 Aboriginal Consultative Committee; and 

 Liverpool Youth Council. 
 

RECOMMENDATION 

 
That Council receives and endorses the following updated charters: 

 

 Liverpool Access Committee; 
 

 Liverpool Community Safety and Crime Prevention Advisory Committee; 
 

 Aboriginal Consultative Committee; and 
 

 Liverpool Youth Council.  
 
 

 

 

 

 



153 

ORDINARY MEETING  
29 APRIL 2020 

CITY COMMUNITY AND CULTURE REPORT 

 

 

 

REPORT 

 

The following Council Committee charters are due for bi-annual review. The following charters 

have been reviewed, updated and are attached for Council’s endorsement: 

 

 Liverpool Access Committee Charter; 

 Liverpool Community Safety and Crime Prevention Advisory Committee Charter; 

 Aboriginal Consultative Committee Charter; and 

 Liverpool Youth Council. 

 

Each charter has been reviewed by Council staff, in consultation with members of the 

committees and Council’s Governance department to ensure compliance with relevant 

Council policies and guidelines. The charters identified a number of actions which Council 

staff are required to undertake in order to ensure the committees’ functions and operations 

are in accordance with Council guidelines.  

 

The review and feedback from members of the committees has resulted in some changes to 

all charters, including changes to quorums and frequency of meetings. All charters have been 

updated with formatting and minor word editing. Details of changes to each individual charter 

are outlined in this report.  

 

Liverpool Access Committee Charter 

 

The review of the Liverpool Access Committee Charter recommends the following changes: 

 

 9.4.2 – Committee members who cannot attend a meeting may delegate a 

representative to attend the meeting on their behalf by notifying Council officers prior 

to the meeting. This representative would then be included in the quorum; 

 10.1 - change of the quorum requirements to a number of Committee members (4), 

rather than half-plus-one; 

 12.1 – changed meeting frequency to bi-monthly; and 

 Appendix 2b – Committee members can raise items as general business during the 

meeting. Items do not need to be submitted prior to the meeting.  

 

Liverpool Community Safety and Crime Prevention Advisory Committee Charter 

 

The review of the Liverpool Community Safety and Crime Prevention Advisory Committee 

Charter recommends the following change: 

 

 10.1 – change of the quorum to a number (10) of participants, rather than half-plus-

one; and 
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 13.1 – remove the phrase “unless otherwise specified in this Charter” in reference    

to meetings being conducted in accordance with Council’s Code of Meeting Conduct.  

 

Aboriginal Consultative Committee Charter 

 

The review of the Aboriginal Consultative Committee Charter recommends no changes, other 

than formatting and minor word editing.  

 

Liverpool Youth Council Charter 

 

The review of the Liverpool Youth Council Charter recommends the following changes:  

 

 The removal of references to the “Community Development Assistant”. This role no 

longer exists; 

 8.4.1(h) – clause added to stipulate that all Youth Council members aged over 18 

years must hold a valid volunteer’s Working with Children Check (WWCC); and 

 8.6.5 – include a new position in the “Office Bearer” clause, “Youth Liaison 

Representative”. 

 

The recommended changes to the charters do not impact on the structure or delivery of the 

Committees, rather they improve operation and standardisation of the charters.  

 

CONSIDERATIONS  

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social 

Support policies and plans that prevent crime. 

Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Promote community harmony and address discrimination. 

Support access and services for people with a disability. 

Civic Leadership 

Facilitate the development of community leaders. 

Encourage the community to engage in Council initiatives and 

actions. 
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Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Aboriginal Consultative Committee Charter April 2020 

2. Liverpool Access Committee Charter April 2020 

3. Liverpool Community Safety and Crime Prevention Advisory Committee 

Charter April 2020 

4. Liverpool Youth Council Charter April 2020  
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COM 03 Response to NOM 2 - Ferrington Park 

 

Strategic Direction 
Leading through Collaboration 

Encourage community participation in decision-making 

File Ref 042967.2020 

Report By  
Galavizh Ahmadi Nia - Manager Community Development and 

Planning  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   

EXECUTIVE SUMMARY 

 
At its meeting on 25 September 2019, Council resolved to: 

 

 Work with all the stakeholders involved in the Ferrington Park project to document the 

lessons learned and develop a policy to encourage similar projects throughout the 

LGA; and 

 Bring a draft policy back to Council by March 2020.  

 

The Ferrington Park Project was initiated in 2017 as a place-making concept to engage 

community members in the planning, design and management of an underutilised public 

space. As a pilot community capacity building and partnership initiative, the project provided 

an opportunity for Council to closely support the local residents and Liverpool Men’s Shed to 

redevelop a small pocket park at Ferrington Crescent, Liverpool for the benefit of residents. 

The lessons learnt from the project are documented in this report.  

 

Council’s Recreation, Open Space and Sports (ROSS) Strategy which was adopted in 2018, 

provides strategic direction to Council for the planning and delivery of recreation facilities, 

parks, open space and sports infrastructure. The ROSS Strategy includes the framework for 

classification of parks and open space; and pocket parks are considered as part of this 

hierarchy.  

 

While Council decided that a Policy be developed, the review of existing strategies and 

programs, such as the ROSS Strategy, has found that initiatives similar to Ferrington Park are 

adequately covered by Council’s adopted strategies and programs. This report recommends 

that instead of a standalone policy, revitalisation of open spaces, including the pocket parks 

are aligned with the strategic direction and action plan of the ROSS Strategy, Council’s 

delivery program; and in accordance with community needs, gaps and demand analysis. To 

address future challenges similar to the Ferrington Park Project, the report also recommends 
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the development of an Assessment and Planning Framework when working with the 

community on open space revitalisation projects.  
 

RECOMMENDATION 

 
That Council: 

 

1. Notes the alignment of revitalisation of pocket parks with Council’s Recreation, Open 

Space and Sports Strategy; and 

 

2. Notes the development of an Assessment and Planning Framework when working 

with the community on open space revitalisation projects.   

 
 

REPORT 

 

BACKGROUND AND LESSONS LEARNED  

 

The Ferrington Park Project was initiated in 2017 as a place-making concept to engage 

community members in the planning, design and management of underutilised public spaces. 

The project was initiated through a $15,000 Matching Grant from Council’s Grants and 

Donations Program. The project provided an opportunity for Council to work closely with the 

local residents to redevelop a local park for the benefit of residents. The primary role of Council 

was to assist local residents to work with residents and the Liverpool Men’s Shed to revitalise 

the local park.  

 

The Ferrington Park Project was a community-led revitalisation initiative which focused on the 

redevelopment of a Pocket Park in Ferrington Crescent, Liverpool. A group of residents, the 

Ferrington Collaborative, the Men’s Shed and Council worked together to redevelop the land 

into an inviting space for residents and their families to meet and play.  

 

Challenges 

As a pilot community capacity building partnership initiative, the project presented many 

challenges throughout its implementation. The challenges that needed to be rectified during 

project implementation phase included: 

 The initial project scope changed from renewal of a portion of the site to include all of 

the park; 

 The changed scope of works resulted in realignment of the capital works program to 

respond to project objectives; 

 Compliance with Council’s WHS and parks and open space requirements needed to 

be built into the project;  
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 While the Ferrington Collaborative remained as project lead, to meet these 

requirements, Council assumed responsibility for delivery of a majority of the 

redevelopment works including kerbs, footpaths, concrete and play equipment which 

impacted on staff resources; 

 To maintain public safety it was determined that Council would maintain mowing of the 

grass; and 

 Due to changed project scope, the project delivery timeframe was prolonged by 

approximately 12 months.  

 

The Ferrington Park Project was initiated prior to the development and endorsement of the 

ROSS Strategy. Elements of the project were not effectively researched and understood by 

all project partners, which had implications on the design, plans and delivery of the project. An 

example of this occurred where the Men’s Shed was responsible for designing and building a 

picnic table for the park. Built with recycled materials, this table did not meet compliance 

standards, and therefore it could not be installed in the park. As this element of the project had 

not been accurately scoped and considered, staff time and resources were redirected to 

ensure the new features met Council’s safety compliance standards. 

 

The cost and scope of this project well exceeded the funding allocated through the Grants, 

Donations and Corporate Sponsorship Program. Numerous Council departments including 

Community Development and Planning, Infrastructure Delivery and City Works contributed 

significant staff and physical resources including the provision of: 

 Playground equipment; 

 Concrete – supply and installation of footpaths; 

 Mulch; 

 Garden edging; 

 Sandstone boulders; 

 Soil contamination report; 

 Plants and soil; and 

 Grant and project management support.  

 

Costs for these additional works were redirected from other projects scheduled as part of 

Council’s ongoing capital works and maintenance programs. The ongoing maintenance of 

Ferrington Park such as the mowing of grass, pruning of trees, weeding of gardens and 

general maintenance has been included as part of Council’s parks maintenance.  

 

Opportunities  

While the project experienced a number of setbacks and resulted in additional costs, the long-

term social capital and outcomes for the community have exceeded the challenges. 
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Neighbourhood parks could serve as a focal point to build a safe and cohesive community, as 

demonstrated through the Ferrington Park Project. The project provided a platform for local 

residents to: 

 Meet on regular basis to develop and design the project ideas, build a sense of 

ownership and capacity;  

 Make decisions on how they intend to utilise the open space in their street; 

 Develop partnerships and build relationships with Council and members of the 

Liverpool Men’s Shed; 

 Engage the whole community, including children, in the design and development of 

the park; 

 Improve their understanding and capacity of Council’s policies and procedures, 

including renewal and management of open space; and 

 Develop skills in grant applications, reporting and acquittal.  

 

Ultimately, in spite of the challenges faced throughout the project, the Ferrington Park Project 

has resulted in a welcoming and renewed open space in which the residents of Ferrington 

Crescent take a great deal of pride in what they have achieved. It will be necessary for Council 

to monitor and evaluate the residents’ interactions with the park and its broader community 

utilisation over the coming years to determine if the community engagement and ownership of 

the park remains at its current level. Further, the revitalisation of parks and open space, 

including pocket parks, needs to be aligned with Council’s strategic directions and action plan 

outlined in the ROSS Strategy and Council’s delivery program; inclusive of community needs, 

utilisation and demand analysis. This realignment could also include exploring external 

funding options to supplement the capital works program such as the My Community Grants 

Program.  

 

RECREATION, OPEN SPACE AND SPORTS STRATEGY 2018-2028 

 

The Recreation, Open Space and Sports (ROSS) Strategy endorsed in 2018, provides 

strategic directions to Council for the planning and delivery of recreation and sporting fields, 

parks, open space and sports infrastructure. The strategy guides Council to create best 

practice recreation, open space and sports facilities for the community and seeks to plan for 

the future needs of a diverse and growing population of Liverpool. The Strategy further 

provides a set of core principles and outlines the classification framework for development and 

management of open space.  

 

The ROSS Strategy includes the framework for classification of parks and open space. The 

pocket parks are considered as part of this hierarchy.  
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DEFINITION AND HIERARCY OF POCKET PARKS 

A pocket park is a small park accessible to the general public. Pocket parks serve small 

communities of less than 500 people and are generally sized between 100-500m2. Historically 

they were created in established areas on single vacant building blocks, such as the one in 

Ferrington Crescent, irregular parcels of land or to create linkages between streets.  

Pocket parks are now more commonly created as a component of the public space 

requirement of large density projects, such as new housing or mixed-use developments. 

Pocket parks are typically found in high density areas and are intended in part to increase the 

ratio of open space to build infrastructure such as housing, commercial and retail spaces in 

an area.    

Along with other recreation and open space facilities, pocket parks are included in the ROSS 

Strategy hierarchy for classification of Liverpool’s open space as follows: 

 Classification Approximate size (sq.m) 

Regional Park 10,000 -15,000 

District Park  5,000 - 10,000 

Neighbourhood Park  1,500 – 5,000 

Local Park 500 – 1,500 

Pocket Park 100 - 500 

Natural reserve 3,000 or more 

 

It is acknowledged that classification of parks and open space is not sufficient enough to guide 

their renewal, operation and maintenance. Aligned with the ROSS Strategy, it is recommended 

that an Assessment and Planning Framework be developed that allows partnership 

opportunities for open space revitalisation projects similar to the Ferrington Park Project.  

 

This recommended two-stage framework would take into consideration criteria and key 

elements of such projects as follows: 

 

Planning Phase 

 The zoning and classification of a nominated piece of land; 

 Site feasibility; 

 Community objectives and the communities’ capacity to participate; and 

 Project alignment with Council strategies, action plans, guidelines, financial 

implications, plans of management and master plans. 
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Implementation Phase 

 Develop a project plan for projects that meet the above criteria; 

 Define the roles and responsibilities of all stakeholders; 

 Identify resources (physical, staff and financial) required to implement the project; 

 Identify appropriate funding sources;  

 Outline the timeframe for delivery, particularly with consideration to time constraints 

of grant funding, where applicable; and 

 Develop a detail plan for the ongoing management and maintenance of the space.   

 

CONCLUSION  

 

Since the development of the Ferrington Park Project in 2017, Council has adopted the ROSS 

Strategy (2018) which provides strategic direction for planning, design, construction and 

management of parks and open space. The lessons learnt from the Ferrington Park Project 

demonstrates the need to align revitalisation of parks and open space with existing strategies; 

and with the delivery and operational plans. While Council decided that a Policy be developed, 

the review of existing strategies and programs, such as the ROSS Strategy, has found that 

initiatives similar to Ferrington Park are adequately covered by Council’s adopted strategies 

and programs. Therefore, this report recommends that alignment and revitalisation of such 

projects are planned in accordance with existing strategies and programs and in response to 

community needs, gaps and demand, rather than a standalone policy.   

  

Incorporating future projects of a similar nature into the ROSS Strategy will ensure Council is 

implementing projects which align with its strategic direction, plans, programs, policies, 

guidelines, plans of management and master plans. This approach will also ensure that any 

community-led revitalisation projects are aligned with identified community needs and 

Council’s delivery framework and scope for parks and open space in Liverpool.  

 

CONSIDERATIONS  

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social 

Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Promote community harmony and address discrimination. 
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Civic Leadership 

Foster neighbourhood pride and a sense of responsibility. 

Facilitate the development of community leaders. 

Encourage the community to engage in Council initiatives and 

actions. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
Nil  



214 

ORDINARY MEETING  
29 APRIL 2020 

CITY CORPORATE REPORT 

 

 

 

 

CORP 01 
Car parking options within 100 metres of 

Liverpool train station 

 

Strategic Direction 
Generating Opportunity 

Meet the challenges of Liverpool’s growing population 

File Ref 095230.2020 

Report By  John Milicic - Manager Property  

Approved By George Hampouris - Acting Director City Corporate  

   
 

EXECUTIVE SUMMARY 

 
Council at its meeting on 26 February 2020, as part of the Liverpool City Centre Car Parking 

Strategy report, resolved that Council officers identify locations within 100m of Liverpool train 

station, which Council owns or can acquire for a carpark, and for this to be reported to the 

April 2020 Council meeting. 

 

It has been identified that Council owns no land within the specified 100 metre radius of 

Liverpool train station. The land holdings are primarily in the ownership of NSW Government 

as outlined in this report. 

 

It is recommended that Council receive and note this report. 

 

RECOMMENDATION 

 
That Council receive and note this report. 

 
 

REPORT 

 

Council at its meeting on 26 February 2020, as part of the Liverpool City Centre Car Parking 

Strategy, resolved that Council officers identify locations within 100m of Liverpool train station, 

which Council owns or can acquire for a carpark, and for this to be reported to the April 2020 

Council meeting. 
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The following is a map that identifies a 100 metre radius of the Liverpool train station.  
 

 
 

In investigating the land holdings within the100m radius, it is identified that there are no sites 

owned by Council. A section of Light Horse Park, which is NSW Crown Land is managed by 

Council as the Crown Land Manager under the Crown Land Management Act 2016. 

 

The section of Light Horse Park situated within the 100 metre radius is identified as being in 

the high flood risk category adjoining the Georges River and unlikely to be a viable option for 

the provision of car parking.  

 

The predominant land holdings around the station perimeter are owned by Rail Corporation 

NSW which form part of the station precinct, including commuter car parking and bus 

interchange. 

 

An opportunity may exist for Transport for NSW to consider parking options either 

underground or to provide decked parking in any future planning for the site, given the potential 

floor plate footprint available if all NSW Government land holdings in the Liverpool train station 

precinct were to be consolidated. 
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Although part of the radius includes private properties, it is considered that due to the nature 

of existing improvements and businesses, that the opportunity to acquire a reasonable sized 

footprint for construction of a car park within the100 metre radius is significantly limited. 

 

It is recommended that Council receive and note this report. 

 

CONSIDERATIONS  

 

Economic  

Further develop a commercial centre that accommodates a variety of 

employment opportunities. 

Provide efficient parking for the City Centre. 

Environment Support the delivery of a range of transport options. 

Social There are no social and cultural considerations. 

Civic Leadership 
Provide information about Council’s services, roles and decision 

making processes. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
Nil 
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CORP 02 

Response to NOM 05 - A Prominent Permanent 

Home for the City of Liverpool and District 

Historical Society 

 

Strategic Direction 
Creating Connection 

Celebrate diversity, promote inclusion and recognise heritage 

File Ref 300783.2019 

Report By  Michal Szczepanski - Senior Property Officer  

Approved By George Hampouris - Acting Director City Corporate  

   
 

EXECUTIVE SUMMARY 

 
In response to a notice of motion supporting the identification of a permanent and prominent 

home for the City of Liverpool and District Historical Society (CLDHS), the following motion 

was adopted by Council: 

 

Prepare a report which includes possibilities for the precinct, on the cost of a new iconic 

community building with a Liverpool History theme to be erected parallel to the Hume Highway 

in the Destination Precinct for a new community hall and in view of providing a new permanent 

home for the City of Liverpool and District Historical Society 

 

MBM Quantity Surveyors were engaged to prepare indicative cost plans, allowing for four 

different building size scenarios. The resulting cost estimates ranged between $4,198,997 

+GST for a 200 square metre building, up to $9,604,263 +GST for a 1,000 square metre 

building. 

 

Based on the potential capital costs identified in the MBM Cost Plan reports, and new 

opportunities which may arise as a result of the Liverpool Civic Place development, and the 

master planning of other Liverpool Council owned sites including the existing Liverpool 

Regional Museum site, it is recommended that a further review of potential locations for 

CLDHS be undertaken in the next 3 to 5 years. 
 

RECOMMENDATION 

 
That Council: 

 

1. Receives and notes this report; 

 

2. Maintains the CLDHS in their existing location on the basis of the preliminary cost 

analysis provided in this report; and 
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3. Undertakes further reviews of potential locations for the CLDHS within a three to five 

year timeframe, as new opportunities arise as a result of the Liverpool Civic Place 

development, and the master planning of other Liverpool City Council owned sites, 

including the existing Liverpool Regional Museum site. 

 
 

REPORT 

 

DETAILS OF THE PROPOSED LOCATION: 
 
The identified location of the proposed building encompasses the following Lots, both of which 

are classified as ‘Community Land’ and zoned RE1 Public Recreation. 

 

1. Lot 184 DP 241158 

2. Lot 100 DP 788434 

 

Site Plan: 
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ESTIMATED CONSTRUCTION COSTS: 

 

MBM Quantity Surveyors were engaged to prepare indicative cost plans to construct a new 

iconic community building with a Liverpool History theme, to be erected parallel to the Hume 

Highway for a new community hall and small office space. 

 

The cost estimates are summarised in the table below, and the Cost Plans have been attached 

to this report for reference. It is noted that the existing Liverpool Regional Museum building is 

approximately 500 square metres in size, as comparison. 

 

Building Size CONSTRUCTION COST ESTIMATES (excluding GST) 

200 square metres $4,198,997 

300 square metres $4,874,046 

500 square metres $6,063,522 

1,000 square metres $9,604,263 

 

The design scoping and development exercise would require engagement of a specialist 

architect who has experience in heritage sites and museum buildings. 

 

A heritage architect to provide advice and an Aboriginal heritage consultant would also be 

required to undertake an assessment of the impacts. The cost of engagement of all three 

could range between an estimated $100,000 and $200,000 over and above the construction 

estimates noted in the table above. 

 

Operational Costs: 

 

The ongoing annual building operational outgoings rate has been assumed to be $100 per 

square metre, which is considered an average rate for an office building in Sydney. This cost 

typically includes all statutory and operational costs required to operate a building.  

 

Building Operational Costs (excluding GST) 

Building Size Annual Cost 

200 square metres $20,000 

300 square metres $30,000 

500 square metres $50,000 

1,000 square metres $100,000 
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Other considerations: 

 

The proposed location forms part of the State Heritage Listing for Collingwood House and 

Parklands. Proposed development may trigger a requirement for archaeology studies, and the 

design would need to consider maintaining views to Collingwood House.  

 

The current master planning of a number of Council owned sites may provide future 

opportunities to co-locate the CLDHS into a multi-purpose facility, which would likely result in 

significant cost savings associated with construction and ongoing operational costs against 

the costs identified in this report if a single purpose built facility was to be considered. 

 

In view of current projects such a as the Liverpool Civic Place development and master 

planning of other Liverpool City Council owned sites, including the existing Liverpool Regional 

Museum site, it is recommended that Council undertakes further reviews of potential locations 

for the CLDHS within a three to five year timeframe, as new opportunities arise. 

 

On this basis it is recommended that Council note this report and that a further review of 

potential locations for the CLDHS occur within a three to five year timeframe.  

 

CONSIDERATIONS  

 

Economic  Facilitate the development of new tourism based on local attractions. 

Environment There are no environmental and sustainability considerations. 

Social 
Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Civic Leadership There are no civic leadership and governance considerations. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Cost Plan - 200 Square Metre Option 

2. Cost Plan - 300 Square Metre Option 

3. Cost Plan - 500 Square Metre Option 

4. Cost Plan - 1,000 Square Metre Option 



221 
CORP 02 Response to NOM 05 - A Prominent Permanent Home for the City of Liverpool and District Historical 

Society 
Attachment 1 Cost Plan - 200 Square Metre Option 
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Attachment 2 Cost Plan - 300 Square Metre Option 
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Attachment 2 Cost Plan - 300 Square Metre Option 
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Attachment 2 Cost Plan - 300 Square Metre Option 
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Attachment 2 Cost Plan - 300 Square Metre Option 
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Attachment 2 Cost Plan - 300 Square Metre Option 
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Attachment 3 Cost Plan - 500 Square Metre Option 
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Attachment 3 Cost Plan - 500 Square Metre Option 
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Attachment 3 Cost Plan - 500 Square Metre Option 
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Attachment 3 Cost Plan - 500 Square Metre Option 

 

 

 
  



237 
CORP 02 Response to NOM 05 - A Prominent Permanent Home for the City of Liverpool and District Historical 

Society 
Attachment 3 Cost Plan - 500 Square Metre Option 
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Attachment 3 Cost Plan - 500 Square Metre Option 
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Attachment 4 Cost Plan - 1,000 Square Metre Option 
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Attachment 4 Cost Plan - 1,000 Square Metre Option 

 

 

 
  



241 
CORP 02 Response to NOM 05 - A Prominent Permanent Home for the City of Liverpool and District Historical 

Society 
Attachment 4 Cost Plan - 1,000 Square Metre Option 
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Attachment 4 Cost Plan - 1,000 Square Metre Option 
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Attachment 4 Cost Plan - 1,000 Square Metre Option 
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Attachment 4 Cost Plan - 1,000 Square Metre Option 
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CORP 03 Investment Report February 2020 

 

Strategic Direction 
Leading through Collaboration 

Seek efficient and innovative methods to manage our resources 

File Ref 055849.2020 

Report By  John Singh - Accountant - Investments & Treasury Management  

Approved By Vishwa Nadan - Chief Financial Officer  

   
 

EXECUTIVE SUMMARY 

 
This report details Council’s investment portfolio. 

 

As at 29 February 2020, Council held investments with a market value of $298 million. 

 

The portfolio yield to the end of February 2020 is 117 basis points above the AusBond Bank 

Bill index. 

 

 AusBond Bank Bill Index (BBI) 

Benchmark 1.30% 

Portfolio yield 2.47% 

Performance above benchmarks 1.17% 

 

Return on investment for February 2020 was $828k lower than the budget. 
 

Council’s investments and reporting obligations fully comply with the requirements of section 

625 of the Local Government Act 1993 and clause 212 of the Local Government (General) 

Regulation 2005. 

 

Council’s portfolio also fully complies with limits set out in its Investment Policy.  

 

NSW TCorp Credit Committee requires that Council commits to its balanced investment 

framework as a condition to any loan. This means that Council will have to progressively 

decrease its investment in lower-rated ADI’s. 

 
 

RECOMMENDATION 

 
That Council receives and notes this report. 
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REPORT 

 

Clause 212 of the Local Government (General) Regulation 2005 requires that the Responsible 

Accounting Officer must provide Council with a written report setting out details of all money 

that Council has invested under section 625 of the Local Government Act 1993. 

 

Council’s Portfolio 

 

At 29 February 2020, Council held investments with a market value of $298 million. Council’s 

investment register detailing all its investments is provided as an attachment to this report. In 

summary, Council’s portfolio consisted of investments in: 

 

  
 

The ratio of market value compared to face value of various debt securities is shown in the 

table below. 

Asset Class Feb-20 Jun-19 

Senior Debts (FRN's ,TCD's & FRB)* 100.63% 100.76% 

MBS (Reverse Mortgage Backed Securities) 59.15% 59.48% 

T-Corp Unit Trusts 104.52% 103.65% 

 

*Definition of terms 

 Transferrable Certificate of Deposit (TCD) - security issued with the same characteristics as a Term 
Deposit however it can be sold back (transferred) in to the market prior to maturity. A floating TCD 
pays a coupon linked to a variable benchmark (90 days BBSW).  

 Fixed Rate Bond (FRB) – returns Fixed Coupon (interest) Rate and is tradeable before maturity.  

 

 

Current Account, 
$23,744,864,

8%

Floating Rate Note, 
$160,711,967, 

54%

Mortgage Backed 

Securi ty, $1,542,610,  1%

Term Deposit, 
$90,000,000,

30%

T-Corp Unit Trust, 
$21,948,353,

7%
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Council is fully compliant with the requirements of the Ministerial Investment Order including 

the grandfathering provisions. The grandfathering provisions state that Council may continue 

to hold to maturity, redeem or sell investments that comply with previous Ministerial Investment 

Orders. Any new investments must comply with the most recent Order. Council continues to 

closely monitor the investments in its portfolio to ensure continued compliance and minimal 

exposure to risk.  

 

NSW TCorp Credit Committee requires that Council commits to its balanced investment 

framework as a condition to any loan. This means that Council will have to progressively 

decrease its investment in lower-rated ADI’s. Council staff will monitor and work with 

investment advisors to meet this requirement. 

 

Portfolio Maturity Profile 
 
The table below shows the percentage of funds invested at different durations to maturity. 

 

 
  

Term to Maturity Total % Holdings

Term to 

Maturity Policy 

Limit Minimum

Term to 

Maturity Policy 

Limit Maximum

Complies to 

Investment  

Policy' "Yes/No"

Current Account 23,744,864 7.97%

Term Deposits < 1 Yr 73,000,000 24.50%

T-Corp Unit Trust 21,948,353 7.37%

Tradeable securities 160,711,967 53.94%

Portfolio % < 1 Yr - ( Short term liquidity) $279,405,184 93.78% 40% 100% Yes

Term Deposit  > 1 Yr < 3Yrs 17,000,000 5.70% 0% 60% Yes

Grand Fathered Securities 1,542,610 0.52% N/A N/A Yes

Portfolio %  Medium term liquidity) $18,542,610 6.22% Yes

Total Portfolio $297,947,794 100.00%
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Market Value by Issuer and Institution Policy limit as per Investment Policy 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

Issuer Security Rating Market Value % Total Value

Maximum 

Institutional 

Policy Limit % 

holdings

Complies to 

Investment  

Policy' 

"Yes/No"

AMP Bank Ltd BBB+ 13,593,221 4.56% 25% Yes

ANZ Banking Group Ltd AA- 18,121,834 6.08% 25% Yes

Auswide Bank Ltd  BBB 7,009,024 2.35% 15% Yes

Bank Australia Ltd BBB 3,505,933 1.18% 15% Yes

Bank of China/Sydney A 2,008,154 0.67% 25% Yes

Bank of Communications Co. Ltd/Sydney A- 3,005,934 1.01% 25% Yes

Bank of Nova Scotia A+ 5,542,969 1.86% 25% Yes

Bank of Queensland Ltd BBB+ 9,516,678 3.19% 15% Yes

Bendigo & Adelaide Bank Ltd BBB+ 503,279 0.17% 15% Yes

Citibank Australia Ltd A+ 1,000,798 0.34% 25% Yes

Commonwealth Bank of Australia Ltd AA- 51,393,919 17.25% 35% Yes

Credit Union Australia Ltd BBB 4,518,904 1.52% 15% Yes

Emerald Reverse Mortgage Trust ( Class A) AAA 767,131 0.26% 35% Yes

Emerald Reverse Mortgage Trust ( Class C) A 775,480 0.26% 2% Yes

G&C Mutual Bank Limited BBB- 1,000,000 0.34% 15% Yes

Heritage Bank Ltd BBB+ 3,520,430 1.18% 15% Yes

HSBC Sydney Branch AA- 8,011,994 2.69% 25% Yes

Macquarie Bank A+ 23,999,162 8.05% 25% Yes

Members Banking Group Ltd t/a RACQ Bank BBB+ 2,513,772 0.84% 15% Yes

Members Equity Bank Ltd BBB 1,608,715 0.54% 15% Yes

National Australia Bank Ltd AA- 33,227,241 11.15% 35% Yes

Newcastle Permanent Building Society Ltd BBB 3,546,905 1.19% 15% Yes

NSW Treasury Corporation AAA 20,859,101 7.00% 35% Yes

NSW Treasury Corporation AA 1,089,252 0.37% 35% Yes

P&N Bank Ltd BBB 2,000,000 0.67% 15% Yes

Police Credit Union Not Rated 2,000,000 0.67% 2% Yes

Qbank BBB- 4,469,182 1.50% 15% Yes

Rabobank Australia Ltd A+ 2,000,000 0.67% 25% Yes

Rabobank Nederland Australia Branch A+ 2,021,356 0.68% 25% Yes

Suncorp Bank A+ 13,024,481 4.37% 25% Yes

Teachers Mutual Bank Ltd BBB 2,120,532 0.71% 15% Yes

Westpac Banking Corporation Ltd AA- 49,672,419 16.67% 35% Yes

Portfolio Total $297,947,794 100.00%
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Overall Portfolio Credit Framework compliance to Investment Policy 
   

 
 

Portfolio performance against relevant market benchmark.  
 

Council’s Investment Policy prescribes the AusBond Bank Bill Index (ABBI) as a benchmark 

to measure return on cash and fixed interest securities. The ABBI represents the average daily 

yield of a parcel of bank bills. Historically there has been a positive correlation between 

changes in the cash rate and the resulting impact on the ABBI benchmark.  

 

The portfolio yield to 29 February 2020 exceeded the AusBond Bank Bill index by 117 basis 

points (2.47% against 1.30 %). 

 
Council portfolio continues to performance at above benchmark rates despite ongoing margin 

contraction and significantly lower market term deposit yields. Comparative yields for the 

previous months are charted below:  

 

 

 
 

  

Credit Rating Market Value % Portfolio

Maximum 

Policy Limit 

Complies to 

Investment  Policy' 

"Yes/No"

AAA Category -T Corp 21,626,232 7.26% 100% Yes

AA Category 161,516,659 54.21% 100% Yes

A Category or Below 53,378,332 17.92% 60% Yes

BBB Category 59,426,571 19.95% 40% - 45% Yes

Unrated 2,000,000 0.67% 5%  - 10% Yes

Total Portfolio $297,947,794 100.00%

0.00%

0.50%

1.00%

1.50%

2.00%

2.50%

3.00%

3.50%

4.00%

Actual Ausbond Cash Rate
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Performance of Portfolio Returns against Budget  
 
Council’s investment income for February 2020 is lower than the budget by $828k. 

  

 
 
Investment Portfolio at a Glance 
 

 

Portfolio Performance  

 

 

 
 

The portfolio yield to 29 February 2020 exceeded the 

AusBond Bank Bill index by 117 basis points (2.47% 

against 1.30%). 

Annual Income vs. Budget  

Council’s investment interest income is lower than the 

budget by $828k as at 29 February 2020 and will be 

closely monitored. 

 
Investment Policy Compliance 
 

Legislative Requirements 
 

 
Fully Compliant  

Portfolio Credit Rating Limit 
 

Fully Compliant 

Institutional Exposure Limits 
 

Fully Compliant 

Overall Portfolio Credit Limits  Fully Compliant 

Term to Maturity Limits 
 

Fully Compliant 

 

 

 

$1

$1,000,001

$2,000,001

$3,000,001

$4,000,001

$5,000,001

$6,000,001

$7,000,001

$8,000,001

Cumulative Return on  Investments  
Actual vs Budget    

Actual Original Budget

Actual  
$4,003,759

Budget 
$4,831,358



251 

ORDINARY MEETING 29 APRIL 2020 

CITY CORPORATE REPORT 

 

 

 

Economic Outlook – Reserve Bank of Australia 

 

The Reserve Bank decided to lower the cash rate by 25 basis point in its meeting on 3 March 

2020 to the official cash rate of 0.50 per cent. The current 0.50 per cent cash rate is at a 

historically low level and impacts returns on investment. 

 

Certificate of Responsible Accounting Officer  

 

The Chief Financial Officer, as Responsible Accounting Officer, certifies that the investments 

listed in the attached report have been made in accordance with section 625 of the Local 

Government Act 1993, clause 212 of the Local Government (General) Regulation 2005 and 

Council’s Investment Policy at the time of their placement. The previous investments are 

covered by the grandfathering clauses of the current investment guidelines issued by the 

Minister for Local Government. 

 

Independent verification by Head of Audit, Risk and Improvement (HARI) 

 

Council has requested an on-going independent review of its investment portfolio by the Audit 

Risk and Improvement Committee (ARIC) or its representative under delegated authority. The 

ARIC has agreed for its Chairperson to provide a certificate on a quarterly basis – the next 

certificate will be presented to Council on 27 May 2020. 

 

CONSIDERATIONS  

 

Economic  
Council’s investment interest income is lower than the budget by $828k 

as at 29 February 2020 and will be closely monitored. 

Environment There are no environmental and sustainability considerations. 

Social There are no social and cultural considerations. 

Civic Leadership There are no civic leadership and governance considerations. 

Legislative  Council is fully compliant with the requirements of the Local 

Government Act 1993 – Investment Order (authorized investments) 

and with reporting requirements under clause 212 of the Local 

Government (General) Regulation 2005. 

 

ATTACHMENTS 

 
1. Investment Portfolio - February 2020    
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CORP 04 Amendment to Councils Investment Policy 

 

Strategic Direction 
Leading through Collaboration 

Seek efficient and innovative methods to manage our resources 

File Ref 060049.2020 

Report By  John Singh - Accountant - Investments & Treasury Management  

Approved By Vishwa Nadan - Chief Financial Officer  

 

EXECUTIVE SUMMARY 

 
Council’s Investment policy is the main instrument guiding Council’s investment decisions. In 

practice it is reviewed at least annually to reflect changes to investment strategy, the Minister’s 

Order on Investments, any circulars from the OLG or the impact of changes in the investment 

market. Non-compliance with the Investment policy is reported to the Council in the monthly 

investment report and appropriate actions taken to rectify where necessary. 

 

This report seeks a council resolution to adapt amendments to the investment policy. The key 

changes/ additions include: 

 Explicit policy position to use by default Standard & Poor’s credit ratings; 

 Amendments to institutional & portfolio credit limit frameworks; 

 Addition of an investment strategy to comply with NSW TCorp low interest loans 

lending criteria; 

 Council’s position to invest in ADI’s with higher Environmental, Social and Governance 

Standards (ESG) where possible; and 

 Explicit policy position on trading instruments; 

 
 

RECOMMENDATION 

 
That Council considers and adopts the amended Investment Policy. 

 

 

REPORT 

 

Council’s Investment policy is the main instrument guiding Council’s investment decisions. In 

practice it is reviewed at least annually to reflect changes to investment strategy, Minister’s 

Order on Investments or impact of changes in the investment market. Non-compliance to the 
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Investment policy is reported to the Council in the monthly investment report and appropriate 

actions taken to rectify where necessary. 

 

The paper seeks a council resolution to adapt changes to the investment policy. The key 

changes include: 

 

Use of Standard & Poor’s Credit Ratings by Default 

Council’s current policy follows a consensus category but there is some evidence of ADI’s 

engaging in ratings agency arbitrage to obtain ratings higher than they would normally achieve 

from Standard & Poor’s.  In addition, the use of S&P as the primary ratings agency simplifies 

the policy and makes it clearer. 

 

Amendments to institutional and portfolio credit limit frameworks 

The recommended changes provide further flexibility to deal with systemic changes to credit 

ratings outside of Council’s control. 

 

Investing in ADI’s with higher Environmental, Social and Governance Standards (ESG) 

This is a statement of intent rather than placing any binding conditions on Council and is 

included in policy for completeness. 

 

Trading Instruments 

The current policy is silent but Council does not engage in active trading of securities. The 

changes include a policy statement to that effect.  

 

CONSIDERATIONS  

Economic  
The changes recommended will allow Council to reduce its risk 
exposure and update the policy in view of the current market 
conditions. 

Environment 
The environmental and sustainability considerations if any are all 
positive as this is becoming a consideration under the policy. 

Social  There are no social and cultural considerations. 

Civic Leadership  There are no civic leadership and governance considerations. 

 

ATTACHMENTS 

 
1. Amended Investment Policy (Under separate cover)  
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CORP 05 Investment Report March 2020 

 

Strategic Direction 
Leading through Collaboration 

Seek efficient and innovative methods to manage our resources 

File Ref 084313.2020 

Report By  John Singh - Accountant - Investments & Treasury Management  

Approved By Vishwa Nadan - Chief Financial Officer  

   
 

EXECUTIVE SUMMARY 

 
This report details Council’s investment portfolio and its performance for the month ended 31st 

March 2020: 

 

 Council held investments with a market value of $287 million; 

 The economic environment globally, including Australia, has suffered significantly from 

the COVID-19 pandemic. As a result, the market value of Council’s investment in 

FRN’s and grand-fathered investments declined in aggregate by $2.1m (approx. 2% 

of the portfolio); 

 Council held at end of March $26m in its current account. Term deposits maturing in 

next few months will not be reinvested to maintain liquidity; 

 The portfolio yield was 115 basis points above the AusBond Bank Bill index; 

 AusBond Bank Bill 

Index (BBI) 

Benchmark 1.23% 

Portfolio yield 2.38% 

Performance above benchmarks 1.15% 

 

 Return on investment was $980k lower than the budget; 

 Council’s investments and reporting obligations fully complied with the requirements 

of section 625 of the Local Government Act 1993 and clause 212 of the Local 

Government (General) Regulation 2005; 

 Council’s portfolio also fully complied with limits set out in its current Investment Policy; 

and 

 Council is committed to NSW TCorp’s balanced investment framework and held 

20.97% of its portfolio in ADI’s rated BBB and below.  
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On 8th April, Fitch Ratings Agency downgraded Australia’s major banks credit ratings. 

Downgrading from Standard & Poor and Moody is likely to follow and will include all 

Australian ADI’s. Whilst Council has buffers within its policy limits to withstand one notch 

downgrades, Council has received advice to restrict its future investments to major banks 

only. 
 

RECOMMENDATION 

 
That Council receives and notes this report. 

 

 

REPORT 

 

Clause 212 of the Local Government (General) Regulation 2005 requires that the Responsible 

Accounting Officer must provide Council with a written report setting out details of all money 

that Council has invested under section 625 of the Local Government Act 1993. 

 

Council’s Portfolio 

 

At 31 March 2020, Council held investments with a market value of $287 million. Council’s 

investment register detailing all its investments is provided as an attachment to this report. In 

summary, Council’s portfolio consisted of investments in: 

 

  
  

Current Account, 
$26,076,443,

9%

Floating Rate Note, 
$158,744,003, 

55%
Mortgage Backed 

Security, $1,434,581,  1%

Term Deposit, 
$79,000,000,

28%

T-Corp Unit Trust, 
$21,912,876,

7%
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The ratio of market value compared to face value of various debt securities is shown in the 

table below. 

Asset Class Mar-20 Jun-19 

Senior Debts (FRN's ,TCD's & FRB)* 99.40% 100.76% 

MBS (Reverse Mortgage Backed Securities) 55.01% 59.48% 

T-Corp Unit Trusts 104.35% 103.65% 

 

*Definition of terms 

 Transferrable Certificate of Deposit (TCD) - security issued with the same characteristics as a Term 
Deposit however it can be sold back (transferred) in to the market prior to maturity. A floating TCD 
pays a coupon linked to a variable benchmark (90 days BBSW).  

 Fixed Rate Bond (FRB) – returns Fixed Coupon (interest) Rate and is tradeable before maturity.  

 

The economic environment globally, including Australia, has suffered significantly from the 

COVID-19 pandemic. As a result, the market value of Council’s investment in FRN’s and 

grand-fathered investments declined in aggregate by $2.1m (approx. 2% of the portfolio). 

Council has sufficient funds in its current account and has no plans at this stage to sell off any 

of its FRN’s to meet its short-term cashflow requirements. 

 

Council is fully compliant with the requirements of the Ministerial Investment Order including 

the grandfathering provisions. The grandfathering provisions state that Council may continue 

to hold to maturity, redeem or sell investments that comply with previous Ministerial Investment 

Orders. Any new investments must comply with the most recent Order. Council continues to 

closely monitor the investments in its portfolio to ensure continued compliance and minimal 

exposure to risk.  

 

On 8th April, Fitch Ratings Agency downgraded Australia’s major banks credit ratings. 

Downgrading from Standard & Poor and Moody is likely to follow and will include all Australian 

ADI’s. Whilst Council has buffers within its policy limits to withstand one notch downgrades, 

Council has received advice to restrict its future investments to major banks only. 

 

Council is committed to NSW TCorp’s balanced investment framework and held 20.97% of its 

portfolio in ADI’s rated BBB and below.  
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Portfolio Maturity Profile 
 
The table below shows the percentage of funds invested at different durations to maturity. 

 

 
  

Term to Maturity Total % Holdings

Term to 

Maturity 

Policy Limit 

Minimum

Term to 

Maturity 

Policy Limit 

Maximum

Complies to 

Investment  

Policy' 

"Yes/No"

Current Account 26,076,443 9.08%

Term Deposits < 1 Yr 62,000,000 21.59%

T-Corp Unit Trust 21,912,876 7.63%

Tradeable securities 158,744,003 55.28%

Portfolio % < 1 Yr - ( Short term liquidity) $268,733,322 93.58% 40% 100% Yes

Term Deposit  > 1 Yr < 3Yrs 17,000,000 5.92% 0% 60% Yes

Grand Fathered Securities 1,434,581 0.50% N/A N/A Yes

Portfolio %  Medium term liquidity) $18,434,581 6.42% Yes

Total Portfolio $287,167,903 100.00%
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Market Value by Issuer and Institution Policy limit as per Investment Policy 
 

 
 
Overall Portfolio Credit Framework compliance to Investment Policy 
   

 
  

Issuer Security Rating Market Value % Total Value

Maximum 

Institutional 

Policy Limit % 

holdings

Complies to 

Investment  

Policy' 

"Yes/No"

AMP Bank Ltd BBB 13,587,289 4.73% 25% Yes

ANZ Banking Group Ltd AA- 17,821,174 6.21% 25% Yes

Auswide Bank Ltd  BBB 7,002,556 2.44% 15% Yes

Bank Australia Ltd BBB 3,480,651 1.21% 15% Yes

Bank of China/Sydney A 2,002,266 0.70% 25% Yes

Bank of Communications Co. Ltd/Sydney A- 2,962,629 1.03% 25% Yes

Bank of Nova Scotia A+ 5,483,807 1.91% 25% Yes

Bank of Queensland Ltd BBB+ 9,509,547 3.31% 15% Yes

Bendigo & Adelaide Bank Ltd BBB+ 497,217 0.17% 15% Yes

Citibank Australia Ltd A 984,393 0.34% 25% Yes

Commonwealth Bank of Australia Ltd AA- 53,437,184 18.61% 35% Yes

Credit Union Australia Ltd BBB 4,468,254 1.56% 15% Yes

Emerald Reverse Mortgage Trust ( Class A) AAA 738,611 0.26% 35% Yes

Emerald Reverse Mortgage Trust ( Class C)  A 695,970 0.24% 2% Yes

Heritage Bank Ltd BBB+ 3,506,556 1.22% 15% Yes

HSBC Sydney Branch A+ 7,865,484 2.74% 25% Yes

Macquarie Bank A+ 13,829,717 4.82% 25% Yes

Members Banking Group Ltd t/a RACQ Bank BBB+ 2,490,771 0.87% 15% Yes

Members Equity Bank Ltd BBB 1,602,933 0.56% 15% Yes

National Australia Bank Ltd AA- 32,879,459 11.45% 35% Yes

Newcastle Permanent Building Society Ltd BBB 3,519,204 1.23% 15% Yes

NSW Treasury Corporation AAA 20,832,579 7.25% 35% Yes

NSW Treasury Corporation AA 1,080,298 0.38% 35% Yes

P&N Bank Ltd BBB 2,000,000 0.70% 15% Yes

Police Credit Union Not Rated 2,000,000 0.70% 2% Yes

Qbank BBB 4,435,683 1.54% 15% Yes

Rabobank Australia Ltd A+ 2,000,000 0.70% 25% Yes

Rabobank Nederland Australia Branch A+ 2,011,464 0.70% 25% Yes

Suncorp Bank A+ 12,923,762 4.50% 25% Yes

Teachers Mutual Bank Ltd BBB 2,105,223 0.73% 15% Yes

Westpac Banking Corporation Ltd AA- 49,413,228 17.21% 35% Yes

Portfolio Total $287,167,903 100.00%

Credit Rating Market Value % Portfolio

Maximum Policy 

Limit 

Complies to 

Investment  Policy' 

"Yes/No"

AA Category -T Corp 21,571,190 7.51% 100% Yes

AA Category 154,631,342 53.85% 100% Yes

A Category or Below 50,759,492 17.68% 60% Yes

BBB Category 58,205,879 20.27% 40% - 45% Yes

Unrated 2,000,000 0.70% 5%  - 10% Yes

Total Portfolio $287,167,903 100.00%
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Portfolio performance against relevant market benchmark.  
 

Council’s Investment Policy prescribes the AusBond Bank Bill Index (ABBI) as a benchmark 

to measure return on cash and fixed interest securities. The ABBI represents the average daily 

yield of a parcel of bank bills. Historically there has been a positive correlation between 

changes in the cash rate and the resulting impact on the ABBI benchmark.  

 

The portfolio yield to 31 March 2020 exceeded the AusBond Bank Bill index by 115 basis 

points (2.38% against 1.23 %). 

 
Council portfolio continues to perform at above benchmark rates despite ongoing margin 

contraction and significantly lower market term deposit yields. Comparative yields for the 

previous months are charted below:  
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Performance of Portfolio Returns against Budget  
 
Council’s investment income for March 2020 is lower than the budget by $980k. 

  

 
 
Investment Portfolio at a Glance 
 

 

Portfolio Performance  

 

 

 
 

The portfolio yield to 31 March 2020 exceeded the 

AusBond Bank Bill index by 115 basis points (2.38% 

against 1.23%). 

Annual Income vs. Budget  

Council’s investment interest income is lower than the 

budget by $980k as at 31 March 2020 and will be 

closely monitored. 

 
Investment Policy Compliance 
 

Legislative Requirements 
 

 
Fully Compliant  

Portfolio Credit Rating Limit 
 

Fully Compliant 

Institutional Exposure Limits 
 

Fully Compliant 

Overall Portfolio Credit Limits  Fully Compliant 

Term to Maturity Limits 
 

Fully Compliant 

 

  

$1

$1,000,001

$2,000,001

$3,000,001

$4,000,001

$5,000,001

$6,000,001

$7,000,001

$8,000,001

Cumulative Return on  Investments  
Actual vs Budget    

Actual Original Budget

Actual  
$4,454,804

Budget 
$5,435,278
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Economic Outlook – Reserve Bank of Australia 

 

The Reserve Bank decided to lower the cash rate by 25 basis point in its meeting on 19 March 

2020 to the official cash rate of 0.25 per cent. The current 0.25 per cent cash rate is at a 

historically low level and impacts returns on investment. 

 

Certificate of Responsible Accounting Officer  

 

The Chief Financial Officer, as Responsible Accounting Officer, certifies that the investments 

listed in the attached report have been made in accordance with section 625 of the Local 

Government Act 1993, clause 212 of the Local Government (General) Regulation 2005 and 

Council’s Investment Policy at the time of their placement. The previous investments are 

covered by the grandfathering clauses of the current investment guidelines issued by the 

Minister for Local Government. 

 

Independent verification by Head of Audit, Risk and Improvement (HARI) 

 

Council has requested an on-going independent review of its investment portfolio by the Audit 

Risk and Improvement Committee (ARIC) or its representative under delegated authority. The 

ARIC has agreed for its Chairperson to provide a certificate on a quarterly basis – the next 

certificate will be presented to the Council on 27 May 2020. 

 

CONSIDERATIONS  

 

Economic  
Council’s investment interest income is lower than the budget by $980k 

as at 31 March 2020 and will be closely monitored. 

Environment There are no environmental and sustainability considerations. 

Social There are no social and cultural considerations. 

Civic Leadership There are no civic leadership and governance considerations. 

Legislative  Council is fully compliant with the requirements of the Local 

Government Act 1993 – Investment Order (authorized investments) 

and with reporting requirements under clause 212 of the Local 

Government (General) Regulation 2005. 

 

ATTACHMENTS 

 
1. Investment Portfolio - March 2020    
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INF 01 Upgrades to Whitlam Leisure Centre 

 

Strategic Direction 
Creating Connection 

Provide community facilities which are accessible to all 

File Ref 051729.2020 

Report By  Benny Wong - Project Manager – Building Construction  

Approved By Raj Autar - Director City Infrastructure and Environment  

   
 

EXECUTIVE SUMMARY 

 
Council, at its meeting held on 5 February 2020, resolved that Council be provided with 

estimated costs to undertake a range of improvements at the Whitlam Leisure Centre 

Exhibition Hall. The improvements are to include: 

a) Painting of the exhibition hall;  

b) Improvements to the internal acoustics to improve the performance and amenity of the 

Hall; and 

c) Upgrades to the electricity supply to enable proper operation of the air conditioning unit in 

the exhibition hall. 

 

Based on preliminary investigations, the above works are estimated to cost approximately 

$1,500,000. 
 

RECOMMENDATION 

 
That Council: 

 

a) Receives and notes this report; and 

 

b) Notes that identified works will be included in future capital works program following 

completion of all required investigations and design. 
 

REPORT 

 

Following a comprehensive condition assessment of the Whitlam Leisure Centre facilities, an 

Asset Management Plan (AMP) was developed in 2017 to guide future renewal and upgrade 

works at this facility, with corresponding long-term expenditure forecasts. Based on this AMP, 

a range of renewal works has already been undertaken, which has included: 
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 pool concourse resurfacing; 

 fire panel upgrades; and  

 pool plant and equipment switchboard upgrades.  

 

While painting of the exhibition hall and the electrical upgrades have been identified 

previously, improvements to the acoustics have not been identified. However, preliminary 

investigations show that noise disturbances could arise from simultaneous operation of the 

exhibition hall and other event rooms.  In this regard, Council proposes to engage an acoustics 

specialist to seek advice regarding noise disruptions, appropriate noise amelioration 

treatments and corresponding estimated costs. Preliminary estimates for the soundproofing 

works are around $500,000. 

 

With regards to required electrical upgrades to enable the air conditioning system to operate 

at desired capacity, Council has been in negotiations with the adjoining property owner with 

the view to securing an easement to allow necessary electrical cabling upgrades to be 

provided. However, this process hasn’t been successful. Accordingly, Council has been 

exploring an alternative route for the cabling and will be undertaking necessary investigation 

and design to allow required electricity upgrades to be completed in 2021. These works are 

estimated to cost approximately $700,000.   

 

The following presents preliminary costs for the identified works: 

 

1. Provision of a new substation and associated electricity upgrades   - $700,000 

2. Exhibition Hall acoustic improvements      - $500,000 

3. Exhibition Hall painting         - $100,000 

4. Other costs and contingencies        - $200,000 

Total                             $1,500,000 

 

CONSIDERATIONS  

 

Economic  
Enhance the environmental performance of buildings. 

Culture and sports industries. 

Environment 
Manage noise pollution. 

Enhance the environmental performance of buildings. 

Social 

Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Deliver high quality services for children and their families. 

Civic Leadership Deliver services that are customer focused. 
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Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
Nil 
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INF 02 
Roads in Middleton Grange and Western Sydney 

Parklands 

 

Strategic Direction 
Generating Opportunity 

Meet the challenges of Liverpool’s growing population 

File Ref 052678.2020 

Report By  Jay Vaidya - Coordinator Civil Construction  

Approved By Raj Autar - Director City Infrastructure and Environment  

   
 

EXECUTIVE SUMMARY 

 
Council, at its meeting held on 5 February 2020, resolved that Council review the condition of 

roads in Middleton Grange and the Western Sydney Parklands with the view to developing 

estimated costs for upgrading roads that are found to be in poor condition to a condition that 

is satisfactory. 

 

This report presents relevant costs of the required upgrade works as well as an overview of 

Council’s road maintenance strategy for its rural roads. 
 

RECOMMENDATION 

 
That Council: 

 

1. Receives and notes this report; and 

 

2. Notes that a program of improvement works covering the identified rural roads will 

be included in Council’s 2019/20 works program. 
 

REPORT 

 

Middleton Grange and Western Sydney Parklands 

 

Council has an ongoing program for the comprehensive inspection and assessment of all its 

roads. The condition and performance information gained from these inspections informs 

Council’s short and long-term road improvement programs, which comprise routine 

maintenance, pavement renewals and rehabilitations, and full reconstruction. 

 

A more recent inspection of roads in Middleton Grange and Western Sydney Parklands have 

found that while most roads are in a satisfactory condition, several roads are in a poor to very 
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poor condition requiring major maintenance and renewal works. These include Twenty 

Seventh Avenue and sections of Flynn Avenue. The cost to bring these roads to a satisfactory 

condition is estimated to be around $270,000 and the improvement works will include: 

1. Twenty Seventh Avenue, between Fifteenth and Flynn - complete regrade and resheet 

followed by application of sprayed bituminous seal; and 

2. Flynn Avenue, between Twenty Seventh and Percival - heavy patching and shoulder 

improvements to improve riding conditions and safety. 

 

These works can be programmed to be undertaken as part of Council’s pavement renewal 

program and at this stage, it is anticipated that the works can be completed by May 2020. This 

is in addition to close to $2M of road improvement projects that are already underway or due 

to commence soon in Middleton Grange to address safety, amenity and road capacity issues. 

These include: 

1. Kingsford Smith Avenue at Flynn Avenue - construction of missing kerb and gutter and 

shoulder resurfacing to improve safety and turning capacity; 

2. Flynn Avenue at Percival Avenue - road widening and kerb and gutter construction. 

These works are now complete; 

3. Sixteenth Avenue and Qantas Blvd. - intersection upgrade to improve traffic flow and 

safety. Works are currently underway; and 

4. Bird Walton Avenue - construction of missing kerb and gutter, shared path and half 

road construction on its northern side. Works are planned to commence soon. 

 

Council’s Rural Roads Maintenance Strategy 

 

Council has close to 120km of rural roads in the urban release areas of the LGA, which will 

ultimately undergo significant change to support the emerging residential developments and 

associated town centers. Consequently, Council’s rural roads maintenance management 

strategy proposes low-cost maintenance treatments to hold these rural roads in a reasonable 

condition until such time as final upgrades can occur. 

 

The adopted strategies involve only routine maintenance and holding treatments that deliver 

enhanced and longer-lasting levels of maintenance. These include provision of pavement 

strengthening, sealing and heavy patching. Further, Council has developed a long-term capital 

program of works to manage its rural roads and accordingly allocates approximately $2.5M to 

$3.5M annually to ensure all its rural roads remain in a serviceable condition over the long 

term. The long-term priority program is reviewed annually to accommodate the changing 

condition of roads.  
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CONSIDERATIONS  

 

Economic 

Deliver and maintain a range of transport related infrastructures such 

as roads, footpaths, bus shelters and bikeways. 

Deliver a high-quality local road system including provision and 

maintenance of infrastructure and management of traffic issues. 

Environment There are no environmental and sustainability considerations. 

Social There are no social and cultural considerations. 

Civic Leadership Deliver services that are customer focused. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
Nil 
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INF 03 Conservation of Koala Habitat Corridors 

 

Strategic Direction 
Strengthening and Protecting our Environment 

Protect and enhance bushland, rivers and the visual landscape 

File Ref 058439.2020 

Report By  Michael Zengovski - Manager City Environment  

Approved By Raj Autar - Director City Infrastructure and Environment  

   
 

EXECUTIVE SUMMARY 

 
Council, at its meeting held on 11 December 2019, considered a report on Council’s progress 

regarding the creation and preservation of Koala habitat corridors as a means of stabilising 

Koala populations across the LGA.  

 

This report provides an update on a range of actions undertaken to date. 
 

RECOMMENDATION 

 

That Council: 

 

1. Receives and notes this report; and 

 

2. Notes that a further report will be provided following completion of investigations into 

the feasibility of provision of a koala hospital and sanctuary within the LGA. 

 
 

REPORT 

Background 

At its meeting held on 11 December 2019, Council resolved that Sutherland Shire Council 

should be thanked for supporting Liverpool’s endeavours regarding the preservation of Koala 

habitat corridors to stabilise and strengthen koala populations across the LGA. 

 

At this meeting, it was also decided that Council engage with Featherdale Wildlife Park and 

the Western Sydney Parklands with the view to exploring opportunities for the provision of a 

tourist attraction within Liverpool LGA, which could also provide a koala hospital and 

sanctuary. 
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Koala Corridors through Defence Land 

Attached is a copy of a letter thanking Sutherland Shire Council for supporting Liverpool’s 

efforts relating to the preservation of Koala habitat corridors to stabilise and strengthen koala 

populations across the LGA.  

 

While, based on recent advice from the Minister for Defence Industry, koala populations within 

the Defence lands are adequately managed, it is considered that both Liverpool and 

Sutherland Councils should continue to advocate for greater koala protection along the urban 

interfaces, where vehicle strikes result in koala fatalities. In this regard, Council has invited 

Sutherland Council to jointly write to the State Government to lobby for improved protections 

of the existing Koala populations. 

 

Featherdale Wildlife Park and the Western Sydney Parklands  

 

Council has initiated discussions with the Western Sydney Parklands Trust (Trust) regarding 

their capacity to support a wildlife sanctuary and koala hospital within the southern precinct of 

the parklands, within the Liverpool LGA. The matter was scheduled for further discussion at 

the Trust board meetings 

 

Further updates to Council will be provided following receipt of advice from Western Sydney 

Parklands Trust. 

 

Council is also following up with Featherdale Wildlife Park and will provide a response 

following receipt of advice. 

 

CONSIDERATIONS 

 

Economic There are no economic considerations. 

Environment 

Protect, enhance and maintain areas of endangered ecological 

communities and high quality bushland as part of an attractive mix of 

land uses. 

Raise community awareness and support action in relation to 

environmental issues. 

Social There are no social and cultural considerations. 

Civic Leadership 

Act as an environmental leader in the community. 

Actively advocate for federal and state government support, funding 

and services. 

Legislative  There are no legislative considerations relating to this report.  
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ATTACHMENTS 

 
1. Letter to Sutherland Shire Council - Protection of Koalas 
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INF 04 Animal Holding Facility 

 

Strategic Direction 
Leading through Collaboration 

Seek efficient and innovative methods to manage our resources 

File Ref 083909.2020 

Report By  Adam McInnes - Senior Projects Manager  

Approved By Raj Autar - Director City Infrastructure and Environment  

   

EXECUTIVE SUMMARY 

 
Council, at its meeting held on 26 February 2020, resolved to explore options for the 

establishment of Council’s own animal holding facility and to develop concept plans for such 

a facility on land owned by Council. 

 

At the time of writing this report, Council is in the process of investigating both its own 

landholdings and other landholding options to identify land that would be both suitable and 

cost effective for development as an animal holding facility. It is proposed that a further report 

which will identify potential suitable site options will be presented to the May 2020 Council 

meeting.  

 

In the interim and in order to provide Council with relevant information regarding a broad scope 

and cost of such a facility, Council has referred extensively to a study commissioned by the 

Western Sydney Regional Organisation of Councils (WSROC) into animal holding facility 

requirements for the Greater Western Sydney region. Based on this study, this report provides 

preliminary concepts, timelines, and strategic cost estimates for the establishment of an 

animal holding facility. 

 

This report also identifies phased budget requirements to facilitate planning, feasibility study 

and design of Council’s own animal holding facility following selection of a suitable site. 
 

RECOMMENDATION 

 
That Council: 

 

1. Receives and notes this report; and  

 

2. Notes that a further report comprising concept designs and funding strategy will be 

provided following selection of a suitable site for the proposed animal holding facility. 
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REPORT 

 
At its meeting held on 26 February 2020, Council resolved to explore options for the 

establishment of Council’s own animal holding facility and to develop concept plans for such 

a facility on land owned by Council. While investigations are underway to identify suitable land 

options for the development of an animal holding facility, this report provides preliminary 

concepts, timelines, and strategic cost estimates for such a holding facility based on extensive 

research and study undertaken by the Western Sydney Regional Organisation of Councils 

(WSROC).  

 

The WSROC commissioned a study in 2017 to explore potential long-term sustainable animal 

holding solutions over the next 20 years for the Greater Western Sydney Region. The scope 

of the study included: 

a) Fact finding - to understand the current and future context of animal holding within the 

Greater Western Sydney Area; 

b) Benchmarking - to establish a standard for ‘best practice’ animal holding; and  

c) Recommendations - to give WSROC Councils clear recommendations on how to achieve 

a long-term sustainable solution for animal holding in their respective areas. 

 

As part of the fact-finding phase, the study considered high level concepts of an animal holding 

facility that was being planned by Blacktown City Council. Known as the Western Sydney 

Animal Rehoming Centre, it is designed to provide sufficient capacity for the requirements of 

Blacktown City and a number of other councils over the long term. The preliminary concepts 

and illustrations that follow relate to early designs for this facility.  

 

1. Typical layout of animal holding facility (source: WSROC, Blacktown City Council & Sam 

Crawford Architects, Study into animal holding facilities in the Greater Western Sydney Area, July 

2017) 

 

a) Concept view of front elevation 
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b) Aerial view and reception 

  
 
 
 
c) Concept view of dog kennels 

 
 
 
 

d) Concept view of typical exercise areas 
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e) Typical layout showing key elements of the facility 

Following a review of the WSROC Study as well as Council’s own assessment of its 

requirements for an animal holding facility, it has been determined that Council’s proposed 

facility would need to accommodate the following functional aspects: 

 

A. Reception I.  Kennels 

B. Adoptions, administration, Office J. Poultry/Livestock 

C. Multi-function area K. Storage 

D. Kitchen/Laundry L. Rubbish collection 

E. Vet clinic M. Rubbish collection 

F. Cattery N. Animal quarantine 

G. Animal drop-off office O. Fenced open lawn for dogs 

H. Delivery/Van P. Fenced open space for cats 

 Q. Fenced open space for adoption 

 

Based on the above, the following preliminary layout has been developed by Council’s own 

Landscape Architect. The above legend is to be read in conjunction with the following concept 

layout. 

 

 
 

2. Preliminary cost estimates 
 

An animal holding facility of a size similar to the Renbury Farm Animal Shelter and as shown 

in Section 1 above, could be developed to provide a capacity for 120 various types of animals 

including cats, dogs and other pets or livestock. The WSROC study recommended that a 
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construction cost rate of $70,000 per animal enclosure be used for estimating purposes (2017 

rates adjusted for price escalation).  

 

Other attributes of an animal holding facility: 

 

Site location      - to be determined 

Approx. site area / building footprint  - 13,000m2/2,000m2 

Animal holding capacity    - 120 dogs, cats and other pets 

 

Further, the facility will need to comply with the minimum standards for animal enclosures in 

accordance with the Prevention of Cruelty to Animals (Dogs and Cats in Council Pounds and 

Animals Shelters) Standards 2014.  

 

Based on the above broad functional requirements of the proposed facility, the total 

construction cost of a new facility to meet current standards is estimated to be $10 million, 

including contingencies. This figure does not include any associated land costs. 

 
3. High level program 

 

The following presents a high-level program for the planning, design, construction and 

commissioning of the animal holding facility. 

  

Activity Duration Start Finish 

1. Confirm location for animal holding facility 16 weeks Mar 2020 Jun 2020 

2. Concept design, feasibility study & funding 

strategy 
28 weeks Jun 2020 Dec 2020 

3. Council approval of project and funding 4 weeks Feb 2021 Feb2021 

4. Community consultation 8 weeks Feb 2021 Mar 2021 

5. Detailed design 20 weeks Feb 2021 Jun 2021 

6. Development consent 24 weeks Jul 2021 Dec 2021 

7. Tender documentation 24 weeks Jul 2021 Dec 2021 

8. Tender process 14 weeks Jan 2022 Apr 2022 

9. Council acceptance of tender 4 weeks May 2022 May 2022 

10. Contract formation and award 8 weeks Jun 2022 Jul 2022 

11. Construction 48 weeks Aug 2022 Jun 2023 

12. Commission facility 4 weeks Jul 2023 Jul 2023 
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4. Budget phasing 

It is considered that the following budget provisions will need to be made to enable necessary 

investigations and designs to be completed. 

 

Activity Budget Year 

1. Site investigations, concept design, feasibility study $500,000 2020/21 

2. Detailed design, Environmental assessment, DA preparation $500,000 2021/22 

3. Construction and project management $9,000,000 2022/23 

Total $10,000,000  

 

CONCLUSION 

 

As required by Council’s resolution, this report has presented preliminary concepts, timelines 

and estimated expenditures associated with establishing Council’s own animal holding facility. 

Since a suitable site for its location hasn’t been identified, the required information is largely 

based on a study commissioned by WSROC to explore potential long-term sustainable animal 

holding solutions over the next 20 years for the Greater Western Sydney Region. 

 

It is proposed that a further report be presented to the May 2020 Council meeting, which will 

present suitable site options for the establishment of council’s animal holding facility. Based 

on the program above, this will be followed by a more targeted investigation and design 

process, and a report back to Council with concept designs and estimated costs. 

 

CONSIDERATIONS  

 

Economic  
Provide a new and efficient animal holding facility for the Liverpool 

Local Government Area. 

Environment 
Environment and sustainability issues to be considered at 

Development Approval stage. 

Social 
Raise awareness in the community about the available services and 

facilities.  

Civic Leadership Deliver services that are customer focused.  

Legislative  Companion animals Act 1998. 

Companion Animal Regulations 1998.  

 

ATTACHMENTS 

 
Nil  
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CTTE 01 

Minutes of the Liverpool Community Safety and 

Crime Prevention Advisory Committee meeting 

held on 5 March 2020 

 

Strategic Direction 
Creating Connection 

Implement access and equity for all members of the community 

File Ref 081065.2020 

Report By  
Galavizh Ahmadi Nia - Manager Community Development and 

Planning  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   
 

EXECUTIVE SUMMARY 

 

This report is tabled in order to present the Minutes of the Liverpool Community Safety and 

Crime Prevention Advisory Committee Meeting held on 5 March 2020. 

 
 

RECOMMENDATION 

 

That Council receives and notes the Minutes of the Liverpool Community Safety and Crime 

Prevention Advisory Committee Meeting held on 5 March 2020. 

 

 

REPORT 

 

The Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee 

meeting held on 5 March 2020 are attached for the information of Council. 

 

The Minutes identify a number of actions for Council staff to undertake, none of which will 

have any financial impact on Council.  

  

CONSIDERATIONS 

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 
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Social Support policies and plans that prevent crime. 

Civic Leadership There are no civic leadership considerations relating to this report.  

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Minutes of the Liverpool Community Safety and Crime Prevention Advisory 

Committee meeting held on 5 March 2020.  
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on 5 March 2020 
Attachment 1 Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee meeting held 

on 5 March 2020. 
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on 5 March 2020 
Attachment 1 Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee meeting held 

on 5 March 2020. 
 

 

 
  



288 
CTTE 01 Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee meeting held 

on 5 March 2020 
Attachment 1 Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee meeting held 

on 5 March 2020. 
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on 5 March 2020 
Attachment 1 Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee meeting held 

on 5 March 2020. 
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on 5 March 2020 
Attachment 1 Minutes of the Liverpool Community Safety and Crime Prevention Advisory Committee meeting held 

on 5 March 2020. 
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CTTE 02 
Liverpool Sports Committee Minutes of meeting 

held 5 March 2020 

 

Strategic Direction 

Creating Connection 

Create a dynamic, inclusive environment, including programs to 

support healthy living 

File Ref 081615.2020 

Report By  Mark Westley - Manager Recreation and Community Outcomes  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   

EXECUTIVE SUMMARY 

 

This report is tabled in order to present the Minutes of the Liverpool Sports Committee Meeting 

held on 5 March 2020. 

 

The Sporting Donations Program applications have been endorsed for funding by the CEO as 

per delegation (for amounts up to $1000) in accordance with sections 356(3), 377(1), and 378 

of the Local Government Act 1993. 
 

RECOMMENDATION 

 

That Council receives and notes the Minutes of the Liverpool Sports Committee Meeting 

held on 5 March 2020. 

 
 

REPORT 

 

The Minutes of the Liverpool Sports Committee meeting held on 5 March 2020 are attached 

for the information of Council. 

 

The Minutes identify a number of actions for Council staff to undertake, none of which will 

have any financial impact on Council. 

 

The Sporting Donations Program applications have been endorsed for funding by the CEO as 

per delegation (for amounts up to $1000) in accordance with sections 356(3), 377(1), and 378 

of the Local Government Act 1993.  
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CONSIDERATIONS 

 

Economic  A financial allocation of $400 is recommended under the Sports 

Grants. Provision exists within the allocated Sports Grants Budget.  

Environment There are no environmental and sustainability considerations. 

Social Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Civic Leadership There are no civic leadership and governance considerations. 

Legislative Sections 356(3), 377(1), and 378 of the Local Government Act 1993. 

Economic  There are no economic or financial considerations.  

 

ATTACHMENTS 

 
1. Minutes of Liverpool Sports Committee meeting held 5 March 2020  
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Attachment 1 Minutes of Liverpool Sports Committee meeting held 5 March 2020 

 

 

 
  



296 
CTTE 02 Liverpool Sports Committee Minutes of meeting held 5 March 2020 
Attachment 1 Minutes of Liverpool Sports Committee meeting held 5 March 2020 
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Attachment 1 Minutes of Liverpool Sports Committee meeting held 5 March 2020 
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Attachment 1 Minutes of Liverpool Sports Committee meeting held 5 March 2020 
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CTTE 02 Liverpool Sports Committee Minutes of meeting held 5 March 2020 
Attachment 1 Minutes of Liverpool Sports Committee meeting held 5 March 2020 
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Attachment 1 Minutes of Liverpool Sports Committee meeting held 5 March 2020 
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CTTE 03 

Meeting Notes of the Liverpool Youth Council 

meeting held on 12 February 2020 and Minutes 

of the Liverpool Youth Council meeting held on 4 

March 2020 

 

Strategic Direction 
Creating Connection 

Implement access and equity for all members of the community 

File Ref 081925.2020 

Report By  
Galavizh Ahmadi Nia - Manager Community Development and 

Planning  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   

EXECUTIVE SUMMARY 

 

This report is tabled in order to present the Meeting Notes of the Liverpool Youth Council 

meeting held on 12 February 2020 and the Minutes of the Liverpool Youth Council meeting 

held on 4 March 2020. 

 
 

RECOMMENDATION 

 

That Council: 

 

1. Receives and notes the Meeting Notes of the Liverpool Youth Council meeting held 

on 12 February 2020; and 

 

2. Receives and notes the Minutes of the Liverpool Youth Council meeting held on 4 

March 2020. 

 
 

REPORT 

 

The Meeting notes of the Liverpool Youth Council meeting held on 12 February 2020 and the 

Minutes of the Liverpool Youth Council meeting held on 4 March 2020 are attached for the 

information of Council. 

 

The Meeting Notes and Minutes identify a number of actions for Council staff to undertake, 

none of which will have any financial impact on Council.  
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CONSIDERATIONS 

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social 
Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Civic Leadership 

Facilitate the development of community leaders. 

Encourage the community to engage in Council initiatives and 

actions. 

 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Minutes of the Liverpool Youth Council meeting held on 4 March 2020 

2. Meeting Notes of the Liverpool Youth Council meeting held on 12 February 

2020  
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Attachment 1 Minutes of the Liverpool Youth Council meeting held on 4 March 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 1 Minutes of the Liverpool Youth Council meeting held on 4 March 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 1 Minutes of the Liverpool Youth Council meeting held on 4 March 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 1 Minutes of the Liverpool Youth Council meeting held on 4 March 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 1 Minutes of the Liverpool Youth Council meeting held on 4 March 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 2 Meeting Notes of the Liverpool Youth Council meeting held on 12 February 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 2 Meeting Notes of the Liverpool Youth Council meeting held on 12 February 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 2 Meeting Notes of the Liverpool Youth Council meeting held on 12 February 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 2 Meeting Notes of the Liverpool Youth Council meeting held on 12 February 2020 
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Liverpool Youth Council meeting held on 4 March 2020 
Attachment 2 Meeting Notes of the Liverpool Youth Council meeting held on 12 February 2020 
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CTTE 04 
Minutes of the Aboriginal Consultative 

Committee meeting held on 19 February 2020 

 

Strategic Direction 
Creating Connection 

Celebrate diversity, promote inclusion and recognise heritage 

File Ref 082104.2020 

Report By  
Galavizh Ahmadi Nia - Manager Community Development and 

Planning  

Approved By Dr Eddie Jackson - Director City Community and Culture  

   
 

EXECUTIVE SUMMARY 

 

This report is tabled in order to present the Minutes of the Aboriginal Consultative Committee 

Meeting held on 19 February 2020. 

 
 

RECOMMENDATION 

 

That Council receives and notes the Minutes of the Aboriginal Consultative Committee 

Meeting held on 19 February 2020. 

 
 

REPORT 

 

The Minutes of the Aboriginal Consultative Committee meeting held on 19 February 2020 are 

attached for the information of Council. 

 

The Minutes identify a number of actions for Council staff to undertake, none of which will 

have any financial impact on Council.  

  

CONSIDERATIONS 

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 
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Social 

Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Promote community harmony and address discrimination. 

 

Civic Leadership 

Facilitate the development of community leaders. 

Encourage the community to engage in Council initiatives and 

actions. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Minutes of the Aboriginal Consultative Committee meeting held on 19 February 

2020  
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Attachment 1 Minutes of the Aboriginal Consultative Committee meeting held on 19 February 2020 
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Attachment 1 Minutes of the Aboriginal Consultative Committee meeting held on 19 February 2020 
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CTTE 05 
Minutes of the Audit, Risk and Improvement 

Committee Meeting held on 7 February 2020 

 

Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

File Ref 047601.2020 

Report By  Chris Van Zyl - Acting Head of Audit, Risk and Improvement  

Approved By Dr Eddie Jackson – Acting Chief Executive Officer  

   
 

EXECUTIVE SUMMARY 

 
This report is tabled in order to present the Minutes of the Audit, Risk and Improvement 

Committee Meeting held on 7 February 2020. 

 
 

RECOMMENDATION 

 

That Council receives and notes the Minutes of the Audit, Risk and Improvement Committee 

Meeting held on 7 February 2020. 

 
 

REPORT 

 

The Minutes of the Audit, Risk and Improvement Committee held on 7 February 2020 are 

attached for the information of Council. The Minutes identify a number of actions that require 

Council staff to undertake, none of which will have any financial impact on Council.  

 

CONSIDERATIONS 

 

Economic  There are no economic and financial considerations. 

Environment There are no environmental and sustainability considerations. 

Social There are no social and cultural considerations. 

Civic Leadership  

Provide information about Council’s services, roles and decision 
making processes. 

Operate a well developed governance system that demonstrates 
accountability, transparency and ethical conduct. 
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Legislative  Local Government Act 1993, sections 8B and 23A 

 

ATTACHMENTS 

 
1. Audit, Risk and Improvement Committee Minutes - 7 February 2020  
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CTTE 06 
Minutes of the Tourism and CBD Committee 

meeting held on 11 February 2020  

 

Strategic Direction 
Generating Opportunity 

Create an attractive environment for investment 

File Ref 057499.2020 

Report By  Susana Freitas - Tourism Development Officer  

Approved By David Smith - Acting Director City Economy and Growth  

   
 

EXECUTIVE SUMMARY 

 

This report is tabled in order to present the Minutes of the Tourism and CBD Committee 

Meeting held on 11 February 2020. 
 

RECOMMENDATION 

 

That Council: 
 

1. Receive and note the Minutes of the Tourism and CBD Committee meeting held on 

11 February 2020; and 

 
2. Endorse the recommendations and actions in the Minutes. 

 
 

REPORT 

 

The Minutes of the Tourism and CBD Committee held on 11 February 2020 are attached for 

the information of Council. 

 

The Minutes identify a number of actions that require Council staff to undertake, none of which 

will have any financial impact on Council.  
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CONSIDERATIONS 

 

Economic  

Further develop a commercial centre that accommodates a variety of 

employment opportunities. 

Encourage and promote businesses to develop in the hospital health 

and medical precinct (of the City Centre). 

Facilitate economic development. 

Facilitate the development of new tourism based on local attractions. 

Environment There are no environmental and sustainability considerations. 

Social 

Raise awareness in the community about the available services and 

facilities. 

Provide cultural centres and activities for the enjoyment of the arts. 

Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Deliver high quality services for children and their families. 

Civic Leadership 
Foster neighbourhood pride and a sense of responsibility. 

Deliver services that are customer focused. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Minutes of Tourism and CBD Committee Meeting on 12 February 2020  
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CTTE 07 

Minutes of the Liverpool Pedestrian, Active 

Transport and Traffic Committee meeting held 

on 18 March 2020 

 

Strategic Direction 

Generating Opportunity 

Advocate for, and develop, transport networks to create an 

accessible city 

File Ref 089335.2020 

Report By  Charles Wiafe - Service Manager Traffic and Transport  

Approved By Tim Moore - Director, City Economy and Growth / Deputy CEO  

   
 

EXECUTIVE SUMMARY 

 

This report presents the recommendations of the Liverpool Pedestrian, Active Transport and 

Traffic Committee meeting held on 18 March 2020. At the meeting, the Committee considered 

thirteen (13) agenda items, three (3) technical discussion items and two (2) general business 

items.  

 

Agenda Item 8 – an application for a special event involving a street parade on 24 May 2020 

in the Liverpool City Centre, has been withdrawn after the Committee meeting and hence 

removed from the recommendations. 

 

A copy of the meeting minutes, incorporating the Committee’s recommendations on the 

agenda items is included as Attachment 1. 

 
 

RECOMMENDATION 

 

That Council adopts the following recommendations of the Committee: 

 

Item 1 - Jedda Road, Prestons - Proposed Line marking Scheme 

 

 Council approves separation ‘BB’ and ‘S1’ line marking, as well as ‘E1’ edge 

line marking on both sides of the Jedda Road section east of Joadja Road to 

provide a single traffic and parking lane in both directions. 
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Item 2 - George Street and Lachlan Street intersection, Liverpool – Proposed Roundabout 

 

 Council approves the construction of a single lane roundabout at the George 

Street and Lachlan Street intersection, Liverpool.  

 

Item 3 - 365-405 Denham Court Road, Leppington – Proposed Roundabout and Signs and 

line marking Scheme for the subdivision 

 

 Council approves installation of a single lane roundabout and raised 

thresholds at three intersections and regulatory signs and line marking 

scheme in the new subdivision. 

 Detailed designs of the roundabout, raised thresholds and signs and line 

marking scheme addressing the Committee’s comments are to be submitted 

to TfNSW for endorsement prior to installation. 

 

Item 4 - 68 Speed Street, Liverpool – Proposed Car Park 

  

 Council approves signs and line marking within the proposed carpark at the 

intersection of Speed Street, Mill Road and Shepherd Street, Liverpool.  

 Detailed design addressing the following comments are be submitted to the 

Committee Technical Members for endorsement prior to installation: 

o Raised threshold across the northern Speed Street approach to the 

Speed Street/Mill Road roundabout. 

o The proposed driveway design off Speed Street restricted to entry only. 

o The informal opening in the median island (in the Speed Street northern 

approach) being closed to form part of the splitter island. 

o Additional pedestrian access from the south west corner to Shepherd 

Street. 

 

Item 5 - Stroud Avenue, Warwick Farm – Proposed Parking Restriction 

 

 Council approves in-principle 4P, 7am-6pm MON-FRI, 8am-1pm SAT 

restrictions, along a section of Stroud Avenue (opposite Rosedale Oval), 

subject to TfNSW’s endorsement. 

 

Item 6 - Marsden Road, Liverpool - Proposed Raised Pedestrian Crossing 

 

 Council approves upgrade of the existing combined pedestrian crossing 

facility in front of Marsden Road Public School to a raised marked combined 

crossing and removal of the adjacent speed hump. 
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Item 7 - Cecil Hills Various Streets – Request for Traffic Calming Devices 

 

 Council undertakes community consultation with Lancaster Avenue, Spencer 

Road and Edinburgh Circuit residents, and if supported prepare and present 

detailed designs of speed humps to a future Committee meeting. 

 

Item 9 - Ganeshotsava Special Event – Street Parade, Liverpool on 30 August 2020. 

 

 Council classify the ’Ganeshostsava Procession’ through the Liverpool city 

centre on 30 August 2020, as a Class 2 Special Event with all associated 

conditions including: 

o Submission of a Traffic Management Plan to TfNSW for endorsement 

o Police approval for the management of the associated rolling road 

closures 

o Advertisement of the event in local newspapers 

o Road Occupancy License to be obtained from Transport Management 

Centre. 

 

Item 10 - Various Streets - Community Requests for Minor Traffic Facilities 

 

 Council approves Installation of a ‘Bus Zone’ along the southern side of 

Cabramatta Avenue, Miller, in front of Michael Wenden Aquatic Leisure 

Centre. 

 Council approves installation of separation (S1) and edge (E1) line markings 

in sections of Talana Hill Drive, between Bergendal Drive and Jardine Drive, 

Edmondson Park, as shown the report. 

 

Item 11 - Bernera Road and Greenway Drive, Edmondson Park – Proposed traffic facilities  

including signs and line marking 

 

 Council approves signs and line marking scheme along sections of Bernera 

Road and Greenway Drive, and installation of a roundabout at Bernera Road 

and Henderson Road intersection. 

 

Item 12 - 220 McIver Avenue and 195 Southern Cross Avenue, Middleton Grange - Signs  

and line marking 

 

 Council approves signs and line marking scheme along sections of Flight 

Circuit and McIver Avenue and associated intersections. 
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Item 13 - Items Approved Under Delegated Authority 

 

 Notes the traffic facilities approved under Delegated Authority between 9 

January 2020 and 8 March 2020.   
 

REPORT 

 

This report presents the minutes including recommendations of the Liverpool Pedestrian, 

Active Transport and Traffic Committee meeting held on 18 March 2020. At the meeting, the 

Committee considered thirteen (13) agenda items, three (3) technical discussion items and 

two (2) general business items. 

 

The agenda item 8 – an application for a proposed special event involving a street parade on 

24 May 2020 in the Liverpool City Centre, has been withdrawn after the Committee meeting, 

due to the COVID 19 pandemic.  Therefore, no further consideration is required. 

 

A copy of the meeting minutes, incorporating the Committee’s recommendations on the 

agenda items and actions in response to the technical discussion and general business items 

is included as Attachment 1. It is recommended that Council adopts the Committee’s 

recommendations on the agenda items as outlined above. 

 

Technical Discussion and General Business items that were considered and the 

recommended actions are as follows: 

 

Technical Discussion Items  

 

TD1 - Kingsford Smith and Flynn Avenue, Middleton Grange roundabout – Road safety 

findings 

 

 Council approves improvements works identified in the road safety audit including; 

construction of kerb and guttering, and footpath paving on the eastern side of the existing 

roundabout. 

 

 Council undertakes community consultation and if supported carry out detailed design 

of a raised threshold in the Flynn Avenue section between Kingsford Smith Avenue and 

Monkton Avenue, Middleton Grange 

 

TD2 - Adams Road, Luddenham – Proposed temporary road closure 

 

 Council approves temporary road closure of Adams Road and associated road detours. 

 Detailed design of the proposed traffic calming devices along Adams Road, Luddenham 

be presented to the Committee at a future meeting. 

 



342 

ORDINARY MEETING  
29 APRIL 2020 

COMMITTEE REPORTS 

 

 

 

TD3 - Walder Road Hammondville – Request for parking restrictions  

 

 Council approves ‘No Stopping’ parking restriction along the northern side of Walder 

Road, between Heathcote Road and Meehan Avenue. 

 

 

General Business Items  

 

GB 1  Request for Keep Clear signage at the Moore Street and Bigge Street 

Intersection  

 

Council request TfNSW to review and coordinate traffic signal phasing of the adjacent 

Bigge Street/Moore Street and Bigge Street/Warren Serviceway signalised 

intersections. 

  

GB 2  Request for Wattle Grove Shopping Centre direction signage 

 

 Council seeks confirmation from the Local Member for Holsworthy’s office or TfNSW 

that the requested directional sign can be installed with Council’s approval. 

 

Budget impact of matters arising from the minutes 

 

Item Description Funding, Indicative Cost and Timing 

1 
Jedda Road, Prestons - Proposed 

Linemarking Scheme 

RMS block grant funding#  

Indicative Cost - $10,000.  

Timing - May 2020. 

2 George Street and Lachlan Street 

intersection, Liverpool – Proposed 

Roundabout 

Council’s minor traffic facilities budget  

Indicative Cost - $130,000  

Timing – September 2020. 

3 365-405 Denham Court Road, 

Leppington – Proposed Roundabout 

and Sigs and Line marking Scheme 

for subdivision 

Developer 

Timing – Dependent on associated 

subdivision works  

4 68 Speed Street, Liverpool – 

Proposed Car Park 

 

Council’s Capital Works budget  

Indicative Cost - $550,000. 

Timing – September 2020. 

5 Stroud Avenue, Warwick Farm – 

Proposed Parking Restriction 

 

RMS block grant funding# 

Indicative Cost - $1,000  

Timing - June 2020. 

6 Marsden Road, Liverpool - Proposed 

Raised Pedestrian Crossing 

 

Council’s minor traffic facilities project  

Indicative Cost - $65,000.   

Timing - 2020/2021 financial year. 

7 Cecil Hills Various Streets – Request 

for Traffic Calming Devices 

Council’s minor traffic facilities project  
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 Indicative Cost - To be advised after 

detailed design  

Timing - 2021/2022 financial year. 

8 Australian Air League - Proposed 

Special Event 

Application withdrawn 

9 Ganeshotsava Special Event – Street 

Parade, Liverpool on 30 August 2020. 

Organiser 

 

10 Various Streets - Community 

Requests for Minor Traffic Facilities  

RMS block grant funding#   

Indicative Cost - $2,000 

Timing - June 2020 

11 Bernera Road and Greenway Drive, 

Edmondson Park – Proposed Traffic 

facilities including signs and line 

marking 

Developer 

Timing dependent on subdivision works  

12 220 McIver Avenue and 195 Southern 

Cross Avenue, Middleton Grange – 

Signs and line marking 

Developer 

Timing dependent on subdivision works 

13 - Items Approved Under Delegated 

Authority 

 

RMS block grant funding#  

Indicative Cost - $10,000.  

Timing - May 2020. 

 

#  RMS block grant funding has no financial implication on Council 

 

CONSIDERATIONS 

 

Economic  

Provide efficient parking for the City Centre. 

Deliver a high-quality local road system including provision and 
maintenance of infrastructure and management of traffic issues. 

Environment 
Promote an integrated and user-friendly public transport service. 

Support the delivery of a range of transport options. 

Social 
Support access and services for people with a disability. 

Improve road and pedestrian safety. 

Civic Leadership 
Actively advocate for federal and state government support, funding 
and services. 

Legislative  NSW Roads Act 1993 

NSW Road Rules  

NSW Road Transport (Safety & Traffic Management) Act 1999 
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Roads and Maritime Service’s Traffic Management and Road Design 
Guidelines  

Australian Standards  

Austroads Technical Guidelines   

 

ATTACHMENTS 

 
1. Liverpool Pedestrian Active Transport and Traffic Committee Meeting Minutes 

18 March 2020  
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CTTE 08 
Minutes of the Strategic Panel Meetings held on 

3 March and 9 March 2020  

 

Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

File Ref 089598.2020 

Report By  George Georgakis - Manager Council and Executive Services  

Approved By Andrew Stevenson - Chief Strategy and Engagement Officer  

   
 

EXECUTIVE SUMMARY 

 

This report is tabled in order to present the Minutes of the Strategic Panel Meetings held on 3 

March and 9 March 2020. 
 

RECOMMENDATION 

 

That Council receives and notes the Minutes of the Strategic Panel Meetings held on 3 

March and 9 March 2020.        

 
 

REPORT 

 

The Minutes of the Strategic Panel meetings held on 3 March and 9 March 2020 are attached 

for the information of Council. 

 

The Minutes identify a number of actions that require Council staff to undertake, none of which 

will have any financial impact on Council.  

  

CONSIDERATIONS 

 

Economic  There are no economic and financial considerations. 

Environment 

Raise community awareness and support action in relation to 

environmental issues. 

Support the delivery of a range of transport options.  
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Social 

Raise awareness in the community about the available services and 

facilities. 

Preserve and maintain heritage, both landscape and cultural as 

urban development takes place. 

Regulate for a mix of housing types that responds to different 

population groups such as young families and older people. 

Support community organisations, groups and volunteers to deliver 

coordinated services to the community. 

Civic Leadership 

Encourage the community to engage in Council initiatives and 

actions. 

Provide information about Council’s services, roles and decision 

making processes. 

Operate a well developed governance system that demonstrates 

accountability, transparency and ethical conduct. 

Actively advocate for federal and state government support, funding 

and services. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Minutes of Strategic Panel meeting of 3 March 2020 

2. Minutes of Strategic Panel meeting of 9 March 2020  
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Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

Key Policy Long-Term Financial Plan 

File Ref 089732.2020 

Report By  Earl Paradeza - Senior Management Accountant  

Approved By Vishwa Nadan  - Chief Financial Officer  

   

EXECUTIVE SUMMARY 

 

The report tables the Minutes of the Budget Review Panel meeting held on 20 March 2020 
  

RECOMMENDATION 

 
That Council adopts the minutes of the Budget Review Panel meeting held on 20 March 2020 

 
 

REPORT 

 

The Minutes of the Budget Review Panel held on 20 March 2020 are attached for the information of 

Council. 

 

CONSIDERATIONS  

 

Economic There are no economic considerations relating to this report 

Environment There are no environment considerations relating to this report 

Social There are no social considerations relating to this report 

Civic Leadership There are no civic leadership considerations relating to this report 

Legislative There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
1. Budget Review Panel Minutes 20.03.2020 

2. Budget Review Meeting Notes 20.02.2020    
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COUNCIL DECISION
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QWN 01 
Question with Notice - Clr Balloot - Cyber 

Security and Operating Expenditure 

 

Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

File Ref 065430.2020 

   

QUESTION WITH NOTICE 

 

Please address the following: 

 

1. Does Liverpool council have its cyber security policies up to date to meet the current 

cyber security threats? 

 

2. Does Liverpool council have its IT policy for security and disaster recovery in place to 

meet the challenges in 2020 and beyond? 

 

3. Please advise if Liverpool council operating expenditure exceeds their operating 

revenue for 2020? 

 

Response 
 

1. Does Liverpool council have its cyber security policies up to date to meet the 

current cyber security threats? 

 
Liverpool City Council’s Cyber Security Standard was developed and implemented in 

December 2019. This is an important component in Council’s overall approach to manage 

cyber security threats across the organisation. The standard is designed to ensure Council is 

resilient, current and emerging risks are appropriately managed, mitigated and monitored and 

a level of expectation is established. Council has an extensive project list geared around cyber 

security which is led by the IT Business Unit such as; 

 

o complying with the ASD 8 which has been developed by the ACSC Australian 

Cyber Security Centre https://www.cyber.gov.au/publications/essential-eight-

maturity-model 

o Upgrading of councils Firewalls which is currently being implemented with all 

the latest features 

o Adoption of Multifactor Authentication  

o Security patching of all councils’ systems  

https://www.cyber.gov.au/publications/essential-eight-maturity-model
https://www.cyber.gov.au/publications/essential-eight-maturity-model
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o Annual Testing (which is currently being conducted) 

Vulnerability Scanning of internal network 

External Penetration testing 

 Internal penetration testing 

o Ensuring correct user permissions and delegations by auditing user access of 

corporate systems on a regular basis. 

o Running phishing campaigns across council 

o User awareness training programs 

o Keeping logs of cyber security threats 

o Upgrading councils Email security 

o Council system backups (Daily backups) 

o We are also register with the Cyber Security advisory board. 

Attached is an extract from the “Report on Local Government 2019” by the NSW Audit Office 

which was published in March 2020 (Pages 41 to 46).  As shown in this extract, Council is well 

positioned and has a mature cyber security framework when compared to its peers in the 

Local Government Sector. Council’s program of works ensures that it keeps up to date with 

best practice and to protect the integrity of Council’s data and information.  

 

 
2. Does Liverpool council have its IT policy for security and disaster recovery in 

place to meet the challenges in 2020 and beyond? 

 

Council has a Disaster Recovery Plan (DRP) which aligns with Council’s BCP (Business 

Continuity Plan). The DRP was revised in October 2019. As part of this revision, the DRP was 

submitted to ARIC and subsequently endorsed prior to being finalised.  

 

At a high level, the scope of the DRP is based on 2 possible scenarios for System Recovery: 

 

1) A catastrophic failure and/or unavailability of the entire production Virtual Datacentre 

infrastructure. This includes loss of power and access to the datacentre and its main 

buildings for a prolonged period of time. 

 

2) A system specific failure that would result in data loss if restored from a previous 

backup and the impact caused by the recovery time if data needs to be restored from 

backup Disks or Tapes. 

This DRP details disaster recovery plans for various systems and infrastructure.  For instance, 

there is a DRP for each core application. The DRP does not replace the need for having a 
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backup solution, but instead complements it by providing the ability to quickly recovery 

systems in the scenario of a data backup failure. 

Council is committed to peer reviewing this towards the end of the calendar year to ensure it 

is up to date and all risks and best practices are considered.   

 

Council IT, as part of Audit Office requirements and internal best practice assessments, 

conduct on a cyclical basis, auditing of user permissions and access to core application and 

IT Systems. This is to ensure appropriate permissions and access along with maintaining data 

integrity. 

 

3. Please advise if Liverpool council operating expenditure exceeds their operating 

revenue for 2020? 

 

The OLG Code of Accounting Practice and Financial Reporting requires Councils to include 

in its audited annual statements performance matrices, including “operating performance 

ratio” which measures the extent to which Council has succeeded in containing operating 

expenditure within operating revenue. The benchmark is greater than 0%. 

 

Table below provided historical and projected results for 2019/20: 

 

Actual 

2015/16 

Actual 

2016/17 

Actual 

2017/18 

Actual 

2018/19 

Original 

Budget 

2019/20 

Revised 

Budget 

2019/20 

Forecast 

Post-

Covid19 

2019/20 

 

-2.63% 

 

 

2.40% 

 

5.43% 

 

6.39% 

 

-4.07% 

 

-4.01% 

 

-4.92% 

 

The negative result in 2015/16 is due to significant expenditure on asbestos waste 

remediation. 
 

ATTACHMENTS 

 
1. Extract from the “Report on Local Government 2019” by the NSW Audit Office 

which was published in March 2020 (Pages 41 to 46).  
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QWN 02 

Question with Notice - Clr Balloot - Forum - 

National Redress Scheme of survivors of 

institutional child sexual abuse 

 

Strategic Direction 

Creating Connection 

Create a dynamic, inclusive environment, including programs to 

support healthy living 

File Ref 065448.2020 

   
 

QUESTION WITH NOTICE 

 

Please address the following: 

 

On Thursday 5th of March I attended the special briefing by New South Wales Attorney 

General the Honorable Mark Speakman regarding the National redress scheme is part of the 

federal government response to the royal commission into institutional responses to child 

sexual abuse. 

 

Council, and Mayors specifically, have new obligations under these reforms, which the state 

government has committed to. 

 

While historically cases of child abuse in councils and council-run institutions are expected to 

be rare, councils were signed up to the national redress scheme by the New South Wales 

government, which will underwrite any financial liability. 

 

Does Liverpool council have a policy on child sexual abuse? 

 

Response 

 

The Children’s Guardian Act was passed on 21 November 2019 to implement the 

recommendations from the Royal Commission into Institutional Responses 

to Child Sexual Abuse.  

 

Under this Act, there are legal statutory requirements for all councils including:  

 Implementing the Royal Commission’s 10 Child Safe Standards;  

 The development of a Child Protection Policy that covers all Council departments;  

 A working group to consider and embed child safe practices across Council; and  

 A designated Child Safety Officer position/s from existing staff profiles to carry out 

the functions requiring regulatory compliance.  
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The Community Development and Planning team are leading Council's implementation of the 

Children's Guardian Act requirements, including the drafting of a Child Protection Policy.  

In accordance with the statutory requirements of the Act, Council has established a Child Safe 

Working Group. This working group includes representatives from each directorate and is 

leading the development of a Child Protection Policy. Although not all Council staff work 

directly with children, the child safe practices include measures for upholding children’s rights. 

These include: children’s participation in decisions that affect them; and ensuring anyone 

working with children in any capacity understands the child’s rights, child protection, safety and 

wellbeing. Some of the practical implications for Council include Council events, activities, 

surveys, workshops, community engagement, school engagement, recruitment of staff, ethical 

procurement (not using companies implemented in child exploitation) and competitions.  

Council will be provided with regular updates of the implementation of the Children’s Guardian 

Act requirements. 

ATTACHMENTS 

 
Nil 
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QWN 03 
Question with Notice - Clr Balloot - Coronavirus 

(COVID-19) 

 

Strategic Direction 
Leading through Collaboration 

Strive for best practice in all Council processes 

File Ref 065466.2020 

   
 

QUESTION WITH NOTICE 

 

Please address the following: 

 

We have over 100 Coronavirus cases confirmed in Australia, including three deaths up-to-

date (11 March 2020). 

 

We have 54 Confirmed cases in NSW up to date (11 March 2020).  

 

What measures is Council taking to ensure the safety of our staff and residents from the 

spread of Coronavirus? 

 

What measures is Council taking to ensure to the support of small business in our LGA? 

 

Response 

 

Council has undertaken extensive work to ensure the safety of our staff and residents from 

the spread of coronavirus. All staff who are able to are working from home; teams have been 

split to ensure business continuity; and additional safety precautions implemented on 

continuing worksites, including City Presentation. Regular and continuing updates on 

Council’s response, as well as Federal and NSW Government safety advice, have been 

communicated with residents. Councillors were provided with an extensive briefing by Council 

staff on Thursday 2 April and Wednesday 8 April. A comprehensive package of 19 initiatives 

was then endorsed by Councillors at an Extraordinary Council meeting on 16 April. 

 

ATTACHMENTS 

 
Nil 
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QWN 04 Question with Notice - Clr Hagarty - Brontos 

 

Strategic Direction 
Generating Opportunity 

Meet the challenges of Liverpool’s growing population 

File Ref 067198.2020 

   
 

QUESTION WITH NOTICE 

 

Please address the following: 

 

Previously the nearest Brontos were located at St Andrews and Parramatta. Is this 

still the case? 

 

Fire & Rescue NSW have informed Council that St Andrews does not have a Bronto but 

Parramatta does.  They have also advised that if there is a fire at Liverpool it would be serviced 

by the Bronto at Parramatta.   

 

Attached is a letter from the Minister for Police and Emergency Services to the Mayor dated 3 

August from 2018 concerning the location of the Bronto. 
 

ATTACHMENTS 

 
1. Response letter from Minister for Police and Minister for Emergency Services 
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QWN 05 
Question with Notice - Clr Shelton - Event 

Cancellations 

 

Strategic Direction 
Creating Connection 

Deliver a range of community events and activities 

File Ref 069301.2020 

   
 

QUESTION WITH NOTICE 

 

Please provide: 

 

i. A list of all Council events cancelled or postponed over the last twelve months due 

to extreme weather events; 

 

ii. A list of all Council events cancelled or postponed over the preceding twelve 

months due to extreme weather events; and 

 

iii. An estimate as to the costs arising from item (i). 

 

Response  

 

A list of all Council events 

cancelled or postponed over 

the last twelve months due to 

extreme weather events 

An estimate as to the costs 

arising from item (i). 

 

A list of all Council events 

cancelled or postponed over 

the preceding twelve months 

due to extreme weather events 

Major Events 

No major events have been 

cancelled due to extreme 

weather events in the last 

twelve months (March 2019 - 

March 2020).  

 The NYE pyrotechnics 
display was cancelled, but 
the event proceeded.  

 
 
 
 
 

Cost to Council was the 

$15,000 forfeited deposit, and 

a credit was issued for the 

pyrotechnic product to use at a 

future event. 

In the preceding 12 months 

(March 2018 - March 2019) no 

Major Events were cancelled 

due to extreme weather 

events, and all events were 

executed in full. 

City Economy 
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 Movies in the Mall 4 
October – Wind 

 

$123.60  

 

None 

 Movies in the Mall  
4 December – Smoke 

 

No cost 

 

 

 

 Love Livo Nights 5 March – 
Heavy rain 

 

Still in cancellation process 

current costs $1343.32  

 

 

 Love Livo Nights 5 
December – Postponed to 
January due to smoke  

 

Cancellation cost was $3146.75 

 

 

Library & Museum Services 

 Outdoor Cinema 
2001: A Space Odyssey 

(One Small Step Moon 

Landing exhibition) 

  

High wind weather forecast 

Cost to Council was $2,032.00. 

Hired furniture, heaters, 

barriers, toilets had been 

delivered onsite from Pillingers 

Hiring Service. 

None 

 Outdoor Cinema 
The Dish 

(One Small Step Moon 

Landing exhibition) 

  

Decided not to proceed due to 

potential weather risk 

Cost to Council was the 

$312.75 for security 

 

Community Development and Planning 

 Stop DV Day (6 December 
2019). Postponed due to 
smoke     

Council provided a $10,000 

Corporate Sponsorship Grant 

for this project. The group has 

been granted an extension of 

the funding to deliver the event 

at a later stage. 

None 

 Christmas in Carnes Hill 

(19 December 2019)  

 smoke hazard and 

excessive temperature 

(over 40 degrees) 

Cost to Council was $10,780.41, 

$3,256.00 of which was issued 

as credit to use at a future 

event 

 

 

 Outdoor Cinema in Carnes 

Hill (6 March 2020) –  

Heavy rain 

Cost to Council was In the preceding 12 months, 

there were two events at 
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$4,125.20, $2,550.00 of which 

was issued as credit to use at a 

future event. 

Carnes Hill that were cancelled 

due to extreme weather: 

- Movie under the stars 

(October 2018) Heavy rain 

 

- Summer holiday movie 

  (January 2019) 

Thunderstorms 

 

 Memories in the Mall  
(13 February 2020) 

Cancelled due to rain. 

 $1485 paid to performer. Artist 

is holding this amount as a 

deposit for a later event. 

 

Civic and Citizenship 

 John Dwyer Bridge 
relaunch  (19 November 
2019) 
Cancelled due to extreme 

hot weather. 

$2500 for infrastructure 

delivered on the day. 

No citizenships or civic events 

cancelled from March 2018 to 

March 2019. All events were 

executed in full. 

 TOTAL:         $49,364.03 

CREDITS:      $19,831.20 

NET COST:   $29,532.83 

 

 

ATTACHMENTS 

 
Nil 
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QWN 06 Question with Notice - Clr Balloot - Civic Place 

 

Strategic Direction 
Leading through Collaboration 

Seek efficient and innovative methods to manage our resources 

File Ref 069345.2020 

   
 

QUESTION WITH NOTICE 

 

Please address the following: 

 

1. Has council done an internal audit report in recent times? 

 

2. Did any of the Councillors view the signed contract between Liverpool Council and 

Buildcorp Australia for the construction of Civic Place? 

 

3. Can you advise why the cost for the Civic Place has risen from an estimated $75 

million in 2016 to $195 million currently? 

 

Response 

 

1. Has council done an internal audit report in recent times? 

 

 LCP has been subjected to probity and scrutiny by a number of independent 

 probity advisors and the Council’s Audit, Risk and Improvement Committee. No 

 Internal audits have been performed on the Liverpool Civic Place project until now.  

 

 The Head of Audit, Risk and Improvement has now prioritised an audit of LCP, after 

 the QWN raised by Councillor Hadchiti. The audit scope for the proposed audit was 

 presented at the 19 March 2020 Councillor briefing with no additional concerns noted 

 at the time. An external audit firm has subsequently been appointed on 6 April 2020 

 to conduct this review. 

 

2. Did any of the Councillors view the signed contract between Liverpool Council 

and Buildcorp Australia for the construction of Civic Place? 

 

No, Councillors have not yet viewed the signed contract. Council resolved on 29 

October 2019, in relation to LCP, to amongst other things, “Delegate authority to the 

CEO to negotiate and execute any changes to the Project Development Agreement 

with Built Holdings Pty Ltd.....”. Councillors have been provided with access to the 

executed agreement.  
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3. Can you advise why the cost for the Civic Place has risen from an estimated $75 

million in 2016 to $195 million currently? 

 

Liverpool Civic Place (LCP) was approved by Council in June 2016 with a Total Project 

Cost estimated at $87m. Since then, LCP has gone through many changes since the 

initial concept plan in 2016.  

The key change has been an increase in the Council Works scope, from the initial 

7,000 sqm of Council offices, 6,000 sqm Commercial /UoW office space and 3,000 

sqm Library, for a total of 16,000 sqm to a now current total of 22,500 sqm. 

 

This new Council Works scope represents a 41% increase in area and now includes 

8,500 sqm Commercial/UoW space, 8,000 sqm Council offices, Council Chambers 

and Childcare and 5,000 sqm of City Library. 

 

In addition to the above scope increase and associated additional building costs, it 

should be noted the cost escalation, increase in construction costs per annum, had 

been running at 4-5% pa and were forecast to continue at these rates for the term of 

the project i.e. 2-3 years. 

 

It should also be noted, that the current LCP Total Project Cost at $195m now includes 

provision for this forecast escalation($4m), in addition to further design and project 

contingencies($16m) on advice of our consultants. 

 

All of the above information, including the increase to the Council Works scope, has 

been presented in detail to Councillors and reported numerous times to Council, 

including the latest report and endorsement in October 2018. 
 

ATTACHMENTS 

 
Nil 
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QWN 07 Question with Notice - Clr Hadchiti - Trees 

 

Strategic Direction 
Leading through Collaboration 

Seek efficient and innovative methods to manage our resources 

File Ref 098282.2020 

   
 

QUESTION WITH NOTICE 

 

Please address the following: 

 
1. What progress has been made with the grant to plant trees across the City Centre? 

 

2. Some trees on Council owned land create issues for resident’s sewer and 

stormwater pipe systems. Besides leaving a hole in the ground when this occurs and 

waiting for Council to inspect pipes and confirm the roots are creating a problem, is 

there another solution for confirmation? 

 

A response to these questions will be provided in the 27 May 2020 Council meeting 

business papers. 

 

ATTACHMENTS 

 
Nil  



425 

ORDINARY MEETING  
29 APRIL 2020 

NOTICES OF MOTION 

 

 

 

 

NOM 01 Wildlife Protection Special Levy 

 

Strategic Direction 
Strengthening and Protecting our Environment 

Protect and enhance bushland, rivers and the visual landscape 

File Ref 094925.2020 

Author  Karress Rhodes - Councillor  

   
 

STAFF NOTE 

This Notice of Motion (including the Background and CEO comment below) was submitted to 

the 26 February 2020 Council meeting and Council resolved to defer it.  It is submitted on this 

agenda so that it is considered at this meeting in conjunction with the reports on the Animal 

Holding Facility, and Conservation of Koala Habitat Corridors. 

 

BACKGROUND 

 

The recent devastation of Australian wildlife through drought, fire and floods has made it vitally 

important that everything possible is being done to protect and promote their survival in an 

environment that is becoming increasingly hostile to them.  

 

Australia’s international identity and tourism that contributes $57.3 billon to the Australian 

economy has to be retained at all costs.  

 

We can no longer, not consider the harm that the urban sprawl is doing to the habitats of our 

wildlife and all levels of government including local government must have a unified 

understanding of the issues and a unified approach to the solutions needed.  

 

Liverpool Council has to do its part. It is no longer a question of identifying established wildlife 

corridors, it is now a necessity for Liverpool Council to create safe corridors. To plant 

koala feeder trees within these corridors and most important to connect all corridors with 

neighbouring LGA’s and with safe road crossings where they are necessary in linking the 

corridors. 

 

It is important more than ever that Liverpool Council continues discussions with the 

Department of Defence to make available corridors through their land to protect and nurture 

Australian wildlife.  

 

It is important the wildlife corridors are created, locally, throughout the State of NSW and 

Nationally in order to provide Australian wildlife with access to routes without fences to escape 

any future fire threats.  



426 

ORDINARY MEETING  
29 APRIL 2020 

NOTICES OF MOTION 

 

 

 

It is not acceptable that 800 million of Australia’s wildlife was impacted by the recent fires. It is 

not acceptable, that although Liverpool was not impacted in the recent fires, it is not acceptable 

that Liverpool does not respond to the warning and make sure we have done all that is possible 

to protect wildlife for not if it happens but when it happens in Liverpool.  

 
 

NOTICE OF MOTION 

 

That Council 

 

1. Recognises the importance of wildlife protection and the economic benefits that 

Australian wildlife continues to contribute through tourism to the local and national 

economies; 

 

2. Nominate a percentage proportion of the Environment Levy to be used to support 

wildlife protection through the Liverpool LGA; and  

 

3. Provides all reports and communications in relation to all the above work already 

carried out and/or implemented by Council to Councillors. 

 
 

CHIEF EXECUTIVE OFFICER’S COMMENT 

 
Provisions of the Local Government Act 1993 that govern Council fees for services (Section 

608) were investigated as to whether a levy for wildlife protection can be utilised. After a review 

of the relevant provisions of the Act it is considered inappropriate to seek to impose a wildlife 

protection levy under the guise of a fee for service.  Council is unaware of a legal mechanism 

by which a levy can be collected for this purpose as part of the lodgement of a development 

application.  

 

It should be noted that the Growth Centres Biodiversity Offset Program is an existing 

mechanism that is funded from a special infrastructure contribution that applies within the 

Growth Centres and supplemented by general government revenue.  This fund is used to 

secure priority biodiversity offsets and cover their ongoing management. 

 

Council’s Local Strategic Planning Statement (LSPS), currently with the Greater Sydney 

Commission (GSC) for Assurance, includes a local planning priority relating to wildlife and 

biodiversity: Planning Priority 14 - Bushland and waterways are celebrated, connected, 

protected and enhanced. 

 

The Priority states that Council will: 

 Protect and restore naturally occurring ecosystems and habitat based on best practice 

biodiversity conservation principles. 
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 Minimise threats to listed species, populations and communities. 

 Establish and enhance a Green and Blue Grid corridor network. 

 Collaborate with DPIE to implement the Cumberland Plain Conservation Plan. 

Specific actions include: 

 Action 14.1: Review Environmentally Significant Land overlay in LEP to ensure 

protection of areas of high ecological conservation value (short term) 

 Action 14.2: Review LEP and DCP to ensure protection of biodiversity and waterway 

quality, and implement the Green Grid (short to medium term) 

 Action 14.4: Collaborate with Department of Defence and neighbouring councils to 

investigate a koala habitat protection corridor (short term) 

Council has already completed an update to its Biodiversity Study. The Study included an 

assessment of connectivity and corridors and is informed by a regional corridor map that was 

prepared by the former-OEH, the Biodiversity Investment Opportunities Map (BIO Map). The 

Study will inform a new terrestrial biodiversity overlay, which will help to protect the LGA’s 

important biodiversity assets.  

 

Council has also commissioned a Green Grid Study, which includes consideration of the new 

terrestrial biodiversity overlay. The Green Grid Study will map the LGA’s important ecological 

corridors, and identify opportunities for linking gaps in the network. 

 

There is further corridor planning occurring at the regional scale through the Cumberland Plain 

Conservation Plan (CPCP), being developed by Department of Planning, Industry and 

Environment (DPIE). Council officers have been called on to provide input into the CPCP and 

will continue to provide comment throughout the development of the Plan, to request that 

corridors are considered in a systematic manner at a scale beyond our LGA. 

 

Council wrote to the Department of Defence on 13 August 2019 in regard to ensuring the 

protection of the only known koala populations in the LGA, located on Commonwealth Defence 

land at Holsworthy. The Minister for Defence responded to Council on 15 October 2019, 

stating that the Department was committed to ensuring its activities were compatible with the 

Commonwealth Koala Conservation and Management Plan and New South Wales Recovery 

Plan for the koala, and noting that populations were well protected. It is the Department of 

Defence’s view that there is adequate management of natural resources in the Holsworthy 

Training Area, and that the koala population on those lands are well protected. 

 

Council officers continue to advocate for regional level considerations for biodiversity corridors 

in all forums in which they operate, engaging stakeholders at all levels of government. 
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CONSIDERATIONS  

 

Economic  

Deliver and maintain a range of transport related infrastructure such 

as footpaths, bus shelters and bikeways. 

Enhance the environmental performance of buildings and homes. 

Deliver a high quality local road system including provision and 

maintenance of infrastructure and management of traffic issues. 

Facilitate the development of new tourism based on local attractions. 

Environment 

Manage the environmental health of waterways. 

Manage air, water, noise and chemical pollution. 

Enhance the environmental performance of buildings and homes. 

Protect, enhance and maintain areas of endangered ecological 

communities and high quality bushland as part of an attractive mix of 

land uses. 

Raise community awareness and support action in relation to 

environmental issues. 

Support the delivery of a range of transport options. 

Social There are no social and cultural considerations. 

Civic Leadership 

Act as an environmental leader in the community. 

Undertake communication practices with the community and 

stakeholders across a range of media. 

Foster neighbourhood pride and a sense of responsibility. 

Provide information about Council’s services, roles and decision 

making processes. 

Actively advocate for federal and state government support, funding 

and services. 

Legislative  There are no legislative considerations relating to this report.  

 

ATTACHMENTS 

 
Nil   



429 

ORDINARY MEETING  
29 APRIL 2020 

NOTICES OF MOTION 

 

 

 

 

NOM 02 Animal Shelter 

 

Strategic Direction 

Strengthening and Protecting our Environment 

Exercise planning controls to create high-quality, inclusive urban 

environments 

File Ref 097686.2020 

Author  Tina Ayyad - Councillor  

   

NOTICE OF MOTION 

 

That Council: 

 

1. Direct the CEO to prepare a planning proposal amending Schedule 1 (Additional 

Permitted Uses) of Appendix 8 – Liverpool Growth Centres Precinct Plan contained 

within State Environmental Planning Policy (Sydney Region Growth Centres) 2006 

to permit with development consent an animal shelter, also known as an “animal 

boarding or training establishment” under the Standard Instrument LEP on the land 

bordered by Fourth Ave, Fifth Ave, Edmonson Ave, and Bringelly Rd. This includes 

WV Scott Memorial Park; and  

 

2. Notes that the advice of the Liverpool Local Planning Panel is required before 

Council considers whether or not to forward the planning proposal to Minister for a 

Gateway determination. 

 
 

ATTACHMENTS 

 
Nil 
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NOM 03 Economic Development Committee Meetings  

 

Strategic Direction 
Leading through Collaboration 

Encourage community participation in decision-making 

File Ref 098221.2020 

Author  Karress Rhodes - Councillor  

   

BACKGROUND  

  

Liverpool Council has experienced an unprecedented situation as a cause of the Coronavirus. 

  

It can be observed now that there are emerging demands and priorities for Council to be able 

to achieve the best outcomes both economically and socially for Liverpool’s recovery.  

  

Experience can now show that there are State and Federal initiatives and changes made both 

National and in NSW on a daily to weekly basis that have enormous considerations on 

Councils decisions. The decisions made daily have impacts on the decisions of Council and 

the directions that Council has to take in order to deliver the most effective and expedient 

directions for Council and our constituents. 

  

At the extraordinary meeting on the 16 April, it became more obvious than ever that business 

as usual by Council in holding meetings, even on a weekly basis, can and has put the 

decisions of Council one week behind the latest directives and initiatives by both the State and 

Federal Governments.  

  

The issues considered at the Extraordinary meeting were issues raised by Council the 

previous week and by the time of the meeting a week later, the Federal Council was already 

announcing its intention to possibly move to a recovery stage in less than three weeks’ time. 

  

The Recovery stage implementation was not the focus of the extraordinary meeting as Council 

was still focused on implementing measures to soften the economic hardships in the belief, 

as expressed one week before by the Federal Government and before the Council 

Extraordinary meeting, that we were in this for the long haul and that the lockdown measures 

may even be a part of the new normality.  

  

Just one week later after the announcements we were in this for the long haul and actually on 

the night of the Extraordinary meeting the Federal Government announced a new direction 

that initiated plans for the recovery to begin in just three weeks. 
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The matters addressed at the Extraordinary meeting of Council discussed measures to enable 

Liverpool to be able to survive the possible ongoing pandemic for at least 3 months and 

possibly 18 months, this of course as we now know was not the directive from the Federal 

Government on the night of the Extraordinary meeting and it was announced that it was likely 

lockdown restrictions would begin being lifted in just three weeks’ time. 

  

This has highlighted the need for Council to be more flexible than the business as usual 

approach in lead times for meetings. It has shown the need for the opportunity for the frequent 

changes to be discussed in open forums on a regular basis, in order for Council to be in step 

with the timing of and decisions made in this very volatile time. 

  

The most significant department of Council to lead Liverpool in the recovery process is 

Economic and Development section of Council, they need councillor engagement as the 

representatives of the community to be a part of the very important flow of information from 

the community into that decision making.  

  

The decisions have to be flexible and decisive to meet what might be a very fast moving bumpy 

ride as both the Federal and State Governments will no doubt be making their state and 

national directives on a daily basis. 

  

Council and Councillors needs to do more to meet the demands of the situation in order to 

deliver the most effectual decisions and directions for the recovery of the Liverpool social order 

and economy. 

  

I as a Councillor as I am sure all other Councillors want to do whatever is needed in their duty 

of care for the constituents who elected us to represent them. 

  

Together we can lead the direction for Liverpool’s social and economic recovery by all working 

together with the department who is in charge of that recovery. 

  

I ask for the opportunity as a councillor be able to contribute to the ideas, the constituent 

feedback and the discussion and reporting on measuring of the initiatives success through 

weekly meetings of the Economic and Development team of Council. 
 

NOTICE OF MOTION 

 

That Council hold weekly economic development committee meetings open to Councillors 

to address the changing needs in the recovery process for Liverpool as a result of  Covid 

19. 
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MINUTES OF LIVERPOOL SPORTS COMMITTEE MEETING  
5 MARCH 2020 


 
COMMITTEE MEMBERS:  
Clr Charishma Kaliyanda Liverpool City Council (Chairperson) 
Monica Anastasi Werriwa All Breeds Dog Training 
Daniel Di Lucca Tennis 
John Scott Hockey 
Tony Jackson Softball 
Brian Martin Sports less than 100 Participants delegate NSW Barefoot Water 


Skiing Club 
Fiona Heath Baseball 
Melissa King Netball 
Janette Bartram PSSA and Schools 


 


COUNCIL ATTENDEES: 
Chris Corby Liverpool City Council  


 


APOLOGIES:  
Craig Hardman Athletics 
Alistair Dobson Archery 
Blake Medhurst Swimming 
Adrian Rumiz Remote Control Car Racing 
Greg Blaxland Basketball 
Peter Moore Cricket 
John Pearce Rugby League 
Ron Hughes Football 
Craig Lambeth Liverpool City Council 
Mark Westley Liverpool City Council 
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AGENDA: 
 


 


1. WELCOME, ATTENDANCE AND APOLOGIES 
 
Chairperson Clr Charishma Kaliyanda welcomed everyone and opened the meeting at 7.12pm 


 
2. DECLARATIONS OF INTEREST 


 
Nil. 


 


3. CONFIRMATION OF PREVIOUS MINUTES 
 
The minutes from the meeting held on 28 November 2019 were confirmed as a true record of 
that meeting.  
 
Moved: Fiona Heath  Seconded: John Scott 
 
Motion: To confirm the minutes from the Liverpool Sports Committee meeting held on 28 


November 2019 
 
On being put to the meeting, the motion was declared carried.  


 


4. CONFIRMATION OF QUORUM PRESENT 
 


At any Committee meeting the presence of 30% of delegates constitutes a quorum. If no 


quorum is present within 20 minutes of the advertised time of the meeting, the meeting must be 


postponed.  30% of delegates were present and formal decisions may be ratified.  


 
Moved: Tony Jackson  Seconded: Monica Anastasi 
 
Motion: That the information be received and noted.  
 
On being put to the meeting, the motion was declared carried.  
 
 


5. LIVERPOOL SPORTING DONATIONS 
 
The following applications for sporting donations have been received by Council since the last 
Sports Committee meeting in November 2019, and were presented to the Committee for 
discussion and recommendation for funding. 
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Applicant 
Details 


Eligibility 
Sports Committee 


Recommendation for 
funding 


Australian Muslim 
(FANCA) Sports 
Association Inc 


Local Resident – Liverpool 
Representing Australia at the  


FANCA International Event (soccer) held in Auckland, New 
Zealand on 14 October 2020 to 19 October 2020 


 
 
 
 


$0 


Due to the event time frame 
and more additional information 
required, the Sports Committee 
moved to decline the Sporting 
Donation but to encourage the 
applicant to reapply in the next 


round of funding.  


Josh Kingston 


Local Resident – Horningsea Park 
Representing NSW at the  


Hancock Prospecting Australian Age Swimming held in 
Perth, Western Australia on 7 to 14 April 2020 


$200 


Letter confirming selection from 
Governing Body (Swimming 


NSW) 


Riley Collison 


Local Resident – Prestons 
Representing NSW at the  


2020 Australian Junior Indoor Cricket National 
Championships held in Cranbourne, Victoria on  


3 to 12 July 2020 


$200 


Letter confirming selection from 
Governing Body (Indoor Sports 


NSW) 


 
Totals  
  
Number of requests received:  3 
Number of requests recommended for funding by Sports Committee: 2 
Number of requests approved pending further information: 1 
Amount of funding recommended by Sports Committee: $400 
Additional donations approved pending supply of further information: $0 
Amount of funding required: $400 
Current funds in budget: $11,800 


 
Moved: Monica Anastasi  Seconded: Daniel Di Lucca 
 
Motion: That the convenor organise the approval of the payment of Sporting Donations as 


recommended by the Sports Committee in line with Council policy. 


On being put to the meeting, the motion was declared carried.  
 


6. FEBRUARY 2020 SPORTS COMMITTEE MEETING VENUE 
 
As per Council resolution the Liverpool Sports Committee will now meet four times per year. 
Moorebank Sports Club has been confirmed as the venue for the next meeting on Thursday 28 
May 2020.  
 
Moved: Fiona Heath Seconded: Brian Martin 
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Motion: That the information be received and noted. 


On being put to the meeting, the motion was declared carried.  
 


7. LIVERPOOL SPORTING GRANTS PROGRAM 2020 
 
Chris Corby (Liverpool City Council) provided an update to all Sports Committee Members on 
the Liverpool Sporting Grants Program 2020.  
 
This program offers funding to sporting clubs and junior disability sporting clubs to assist with 
the development of young people and encourage participation of the broader community in local 
sporting and recreational activities. Grants can also be used towards the purchase or 
maintenance of sporting equipment.  
 
All sports Committee members present were provided with an update that the application 
window is now closed. Recreation Services are currently sorting applications. The selection 
panel is schedule to meet on 26 March 2020 to assess the Sporting Grant applications.  
  
The 2020 selection panel will consist of the following Sports Committee Members: 


- Monica Anastasi 
- Tony Jackson 
- Daniel Di Lucca 


 
Moved: Monica Anastasi Seconded: Daniel Di Lucca 
 
Motion: That the information be received and noted. 


On being put to the meeting, the motion was declared carried.  


 
 
8. INDIVIDUAL SPORTS UPDATES 


 
 
Dog Training  
 
Dog training have begun their season later than usual due to the bush fire smoke earlier in 
January with the season commencing on the last Sunday in February. The floods in February 
impacted on Freeman Oval with the Oval and clubhouse becoming flooded. Council has helped 
the Werriwa All Breeds Dog Training Club get back on its feet with assisting with the repair of 
damaged parts of the building and removing the rubbish from the club clean up.  
 
2020 has seen an influx of new members with Christmas puppies being brought down to the 
club to be trained by their owners.  
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Hockey 
 
Hockey have concluded the summer season with the Moorebank Liverpool District Hockey Club 
claiming victory in the Sydney wide indoor league. Six local players were representatives in the 
Sydney Championships where they won their twelfth consecutive title. The 2020 season is 
scheduled to begin in March and training is already underway. The Moorebank Liverpool District 
Hockey Club is currently working through Council approvals to construct a spectator viewing 
area to allow the venue to host Hockey Australia events such as the U21 Australian 
Championships scheduled for 8 July – 15 July 2020.  
 
Tennis  
 
Tennis has been busy as tennis participation is in peak over the summer season. The contract 
for the lease of the new tennis facility being built at McGirr Park has been offered to Tennis First 
Academy and Council Recreation staff are currently in the process of finalising the agreement. 
Over summer a local junior player became the sixth ranked ten year old female in NSW. 
Participation has been growing aided by the Australian Open boosting tennis participation 
numbers.  
 
Softball 
 
The summer softball season is in the final weeks of their competition. The recent flooding 
affected Jacqui Osmond Reserve greatly as flood waters caused damage to the playing fields, 
fences, batting boxes and floodwaters inside the clubhouse reached over one meter in depth. 
Softball at Jacqui Osmond Reserve is just starting to get back on its feet after it lost $30,000 
worth of equipment in the flooding. Softball is entering finals this weekend and plans are being 
made to use fields in the Georges River area while the diamonds are being repaired.  
 
Sports less than 100 Participants delegate NSW Barefoot Water skiing Club 
 
The Barefoot Water skiing season is well underway with five of the regular tournaments already 
being completed. Each of these competitions averaged around 35 competitors at each event 
with some travelling from interstate to compete.  
 
The Nationals held in January saw 100 skiers compete in divisions from Sub-Junior to Veterans. 
This meant that the age range of the competitors was 7 to 75 years of age. Although the 
weather conditions for the nations was very hot, water conditions were perfect. 
 
2020 State titles are on 7-8th March with 45 competitors entered. These include some interstate 
athletes who are still attempting to qualify for the World Championships in April. The Australian 
Team has been picked for the World Championships with 8 athletes from NSW. Those who do 
not make the team can qualify as independents for Australia. 
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The Barefoot Water Ski Club have engaged live streaming service ‘Ship 2 Shore’ to film the 
Nationals. This worked well as the events could be shown live on a large screen at the 
clubhouse as well as on social media. 
  
Council has been assisting the Barefoot Water Ski Club with weed management in the Georges 
River by organising the spraying. The recent heavy rains also has cleared most of the weed 
from the river.  
 
The recent flooding nearly reached the elevated clubhouse at Helles Park. While the building 
remained untouched, Helles Park required a major clean up with the cleaning and repairing 
docks which were washed from their mornings.  
 
Baseball 
 
Baseball are currently in the middle of their finals series. Three Moorebank Baseball Clubs 
teams are already through to the Grand Final. Baseball venues were not heavily impacted by 
the recent flooding with Hammondville Reserve, Riverside Park and Daruk Park remaining 
largely undamaged. Baseball is currently in preparations for the 2020 winter season. Two local 
athletes have also been selected to represent the NSW state team who will be playing in 
Canberra this week.  
 
Netball 
 
Netball is preparing for the start of their season this March. Numbers of local Netball players are 
strong with 1,800 current registered players. Representative teams are currently being selected 
for the upcoming season. On the Easter long weekend the Senior Representative 
Championships will take place. A local female player was also selected in the 17s state squad, 
this is a great achievement as she is currently 16. 
 
PSSA and Schools  
 
For schools and PSSA things have been progressing well. During the upcoming winter season 
PSSA will move to later on a Friday afternoon to allow schools to participate. There are also 
some structural changes to offerings such as hockey due to resources available.   
 
Moved: John Scott  Seconded: Tony Jackson 
 
Motion: That the information be received and noted. 


On being put to the meeting, the motion was declared carried.  
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9. GENERAL BUSINESS WITHOUT NOTICE 
 
Fiona Heath has asked if Council can advise why bins collections have been irregular at 
Hammondville Reserve Baseball.  
 
Action: Chris Corby advised he would follow up with Council’s City Presentation Department 
and will request that regular collections resume. Clr Charishma Kaliyanda also advised she 
would email Peter Patterson (Director City Presentation) 
 
Fiona Heath has asked if Council can provide a pressure clean to the toilets at 
Hammondville Reserve Baseball between seasons. 
 
Action: Clr Charishma Kaliyanda advised she would email Peter Patterson 
(Director City Presentation). Chris Corby to raise service request for Council Cleaning staff to 
action pressure cleaning of toilets between seasons.  
 
Fiona Heath has asked if Council can investigate and remove temporary orange mesh 
fencing beneath trees at Hammondville Reserve Baseball fields.  
 
Action: Council’s Recreation Department to follow up with Council’s City Presentation 
Department to understand why the fencing is in place and to ask them to action the required 
works to ensure that it is removed.  
 
Fiona Heath has asked for a repair to the handrail of the ramp at Hammondville Reserve 
Baseball fields.  
 
Action: Council’s City Presentation Department to investigate and action repairs.   
 
Fiona Heath has asked if council can repair the snake warning sign that has fallen over 
near the clubhouse.  
 
Action: Council’s City Presentation Department to investigate and action repairs.   
 
The Sports Committee has asked if Council can provide the best contact number to log 
issues of vandalism and antisocial behaviour.  
 
Action: Chris Corby has advised that the best contact number is the Police Assistance line on 
131 444.  
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Moved: Monica Anastasi  Seconded: John Scott 
 
Motion: That the information be received and noted. 


On being put to the meeting, the motion was declared carried.  
 
 


10. CLOSE 
 
There being no further business, the meeting closed at 8:37pm  
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MINUTES OF LIVERPOOL YOUTH COUNCIL MEETING  
  


4 March 2020 
 


 
COUNCILLORS:   
Councillor Nathan Hagarty Liverpool City Council 
Councillor Charishma Kaliyanda Liverpool City Council 


 
 


COMMITTEE MEMBERS:     
Madison Young Chairperson  
Simbarashe Zimbudzana Deputy Chairperson/ Secretary 
Saurabh Sibal Treasurer 
Alyssia Dower Youth Councillor 
Vishal Senthilkumar Youth Councillor 
Jayesh Joshi Youth Councillor 
Michael Azzi Youth Councillor 
  
  


COUNCIL ATTENDEES:  


Derek Tweed Community Development Worker (Youth) 


 
 
APOLOGIES:   


 
  


Mayor Wendy Waller Liverpool City Council 
Lily Bolin   Youth Councillor 
Cheryl Anthony Media Representative 
Shonali Kumar Media Representative 
Tjarani Barton-Vaofanua 
Manar Al-Ogaidi 


Youth Councillor 
Youth Councillor 


  


 


GUESTS: 
Rhonda Stone      Department of Education 
 


 


 







  


  


Minutes  


1. WELCOME, ATTENDANCE AND APOLOGIES 
Chairperson Madison Young welcomed everyone and opened the meeting at 6.10pm.  


  


2.  DECLARATIONS OF INTEREST  
Nil.   
 


3. GUEST SPEAKER – Rhonda Stone, Regional Industry Education 
Partnerships, NSW Department of Education  
 
The Regional Industry Education Partnerships Project functions are as follow: 
  


 Facilitates networking between local schools and industries; 
 Delivers the Educational Pathways Pilot Program to schools in the Liverpool LGA, 


including school-based traineeships and post school options; 
 Facilitates pathways into the health and manufacturing industries, and 


coordinates industry visits; 
 Delivers freight management and logistics immersion days; 
 Facilitates Women in Trades/ Women in Power programs; and 
 Supports “A day in the life of a firefighter” program with the NSW Rural Fire 


Service. 
 


Liverpool Youth Council members were invited to provide feedback from a young 
person’s perspective. Committee members provided the following suggestions: 
 


 Making trade opportunities more interesting; 
 Raising awareness of the opportunities within trades industries to newly arrived 


migrant families as a viable alternative to university study; 
 Providing clear course information online; 
 Providing options for those interested in the entertainment and music fields; and 
 Promoting career opportunities in medical field to include a wide range of careers, 


not only limited to doctors and nursing roles.  
 


4.  CONFIRMATION OF PREVIOUS MINUTES  
The Youth Council meeting held on 12 February 2020 did not reach a quorum. The 
Meeting Notes were confirmed as a true record of that meeting.  


  
 Moved: Simbarashe Zimbudzana  Seconded: Alyssia Dower  
 
 MOTION: That the information be received and noted.  
 
 On being put to the meeting, the motion was declared carried. 
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5.  BUSINESS ARISING FROM PREVIOUS MINUTES  
 
5.1 Street Art Mural 
 
Youth Councillor Jayesh Joshi has drafted an Expression of Interest (EOI) to this project. 
Once finalised, the EOI will be distributed to local artists for their response. A total of 
$3,000 from the Youth Council funds is allocated to this project.  
 
Moved: Saurabh Sibal  Seconded: Alyssia Dower 
 
MOTION: That the information be received and noted.  
 
On being put to the meeting, the motion was declared carried.  
 


6.  CORRESPONDENCE   
There was no correspondence tabled at this meeting. 
 


7.  COUNCILLOR UPDATE  
Councillors Nathan Hagarty and Charishma Kaliyanda provided the following updates 
from the recent Council meeting held on 26 February 2020:  


Councillor Kaliyanda arrived at the meeting at 7:00pm. 


 Following on from community feedback, Council reversed a previous decision to 
collaborate with Blacktown City Council on a shared animal shelter facility in the 
Blacktown LGA. Council are now investigating options to keep the Liverpool 
Animal Shelter open at its current site; 


 The Parks Maintenance team are hosting barbecues across the LGA to meet 
community members and promote new parks maintenance “zones”; 


 Council is making a submission to Transport NSW to restore the City via Regents 
Park train line, advocate for an express train to the City Circle from Liverpool and 
an express train to Bankstown. A request to extend the planned Metro service to 
Liverpool and the Western Sydney Airport will also be submitted; and 


 Council was featured on Channel 9 news outlining the work undertaken at 
Western Sydney Airport, the Aerotropolis and preparations for transport 
connections between these areas and the Liverpool City Centre.  


 
Moved: Simbarashe Zimbudzana    Seconded: Jayesh Joshi 
 
MOTION: That the information be received and noted.  


 On being put to the meeting, the motion was declared carried.  


 Councillor Hagarty left the meeting at 7:20pm. 







  


  


Minutes  


8.  YOUTH WORKER’S REPORT  
 Recruitment for the 2020 – 2022 Liverpool Youth Council Committee members is 


currently open. Youth Council members were encouraged to share this information 
with peers, friends or family members and encourage them to apply; 


 Live and Loud events will continue every month at the Liverpool Library Forecourt. 
This event provides an opportunity for the Youth Council to engage with local young 
people. The event supports local young performers by giving them a platform to 
perform live, and activates the space for children and young people; 


 Two activities have been planned for Youth Week 2020: 
 Ghost tours at Liverpool TAFE for 18-24 year olds; and 
 “Careers of the Future” - an opportunity for young people to learn about 


study and career options. This event is in collaboration with Liverpool TAFE 
and Liverpool Hospital, targeting local high school students in year 10; and 


 Harmony Day will be celebrated with an event at Miller Square on Wednesday 25 
March. This event has been organised by local young people and includes 
performances, dinner and family activities such as face painting and games. 


 
                Moved: Alyssia Dower Seconded: Vishal Senthilkumar 
               
             MOTION: That the information be received and noted. 
              
             On being put to the meeting, the motion was declared carried.  
 


9.  TREASURER’S REPORT  
The Youth Council budget expenditure for the 2019/2020 financial year is $5,126.34, with 
a remaining balance of $6,597.66. 


  
                 Moved: Jayesh Joshi Seconded: Simbarashe Zimbudzana 
  


MOTION: That the information be received and noted.  


 
On being put to the meeting, the motion was declared carried.  


10.  RADAR REPORT  
The RADAR show has continued on a weekly basis. Youth Councillor Vishal 
Senthilkumar is undergoing training with 2GLF to assist in delivering the program. 
 
Moved: Jayesh Joshi  Seconded: Simbarashe Zimbudzana 
  
MOTION: That the information be received and noted.  
 
On being put to the meeting, the motion was declared carried. 
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11.  MEDIA REPRESENTATIVE’S REPORT  
The following updates were provided on the Youth Council Facebook page:  


 The number of Likes for the Youth Council Facebook page is 1,077; and 
 The Youth Council Instagram page has 129 followers. 


 
       Moved: Simbarashe Zimbudzana Seconded: Alyssia Dower 
 


MOTION: That the information be received and noted.  
 
On being put to the meeting, the motion was declared carried.  


 


12.  GENERAL BUSINESS 
 
12.1 Liverpool Youth Council Charter 


 Youth Councillors were provided with an updated copy of the charter, inclusive of 
suggested amendments; and 


 All Youth Councillors present agreed with the proposed changes. 
   


Moved: Simbarashe Zimbudzana Seconded: Alyssia Dower 
 
MOTION: That the information be received and noted.  
 
On being put to the meeting, the motion was declared carried. 
 
Councillor Kaliyanda left the meeting at 7:20pm. 
 
Quorum was lost following the departure of Councillor Kaliyanda, as at least one 
Councillor is required in order to make quorum. No further matters were decided 
at this meeting.  
 


 


13.  CLOSE  
The meeting closed at 7:45pm.  
 
The next Liverpool Youth Council meeting will be held on Wednesday 1 April 2020 from 
6.00pm – 8.00pm.  
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MEETING NOTES OF LIVERPOOL YOUTH COUNCIL 
MEETING 


  
12 February 2020 


 
COUNCILLORS:   
There were no Councillors in attendance.  


 


COMMITTEE MEMBERS:     
Jayesh Joshi Chairperson 
Lily Bolin   Youth Councillor 
Alyssia Dower Youth Councillor 
Manar Al-Ogaidi Youth Councillor 
Vishal Senthilkumar Youth Councillor 
Shonali Kumar Media Representative 


 
COUNCIL ATTENDEES: 


 


Derek Tweed Community Development Worker (Youth) 
Vi Girgis Senior Officer City Precinct 
Susana Freitas Tourism Development Officer 


 
APOLOGIES:   


 
  


Councillor Nathan Hagarty Liverpool City Council 
Councillor Charishma Kaliyanda Liverpool City Council 
Mayor Wendy Waller Liverpool City Council 
Simbarashe Zimbudzana Youth Councillor 
Cheryl Anthony Youth Councillor 
Tjarani Barton-Vaofanua Youth Councillor 
Michael Azzi Youth Councillor 
Madison Young Chairperson 
Saurabh Sibal Treasurer 
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1. WELCOME, ATTENDANCE AND APOLOGIES 
Chairperson Jayesh Joshi welcomed everyone and opened the meeting at 6.05pm.  
It was noted that due to large number of apologies, a quorum is not achieved.  


      


2.  DECLARATIONS OF INTEREST  
Nil.   
 


3. GUEST SPEAKER – Vi Girgis and Susana Freitas, City Economy 
– Street Art and Tourism  
Youth Councillors were advised of the following street art and tourism initiatives in 
Liverpool:  
 


 Council’s Tourism Guide - be launched on 28 March 2020. This guide provides 
locals and visitors with information on sites of significance, restaurants, shopping 
precincts and cafes across the Liverpool LGA; 


 The Liverpool Growers & Foodies Market - occurs every Saturday from 7am-
noon. Located at Childs Park, Ascot Drive Chipping Norton, the Market is an 
opportunity for growers to trade their fresh products; 


 Love Livo Nights - a monthly event which promotes networking amongst local 
businesses and workers. The next Love Livo Nights is being held on Thursday 5 
March from 5:00pm – 8:00pm at Moore Coffee; 


 Live and Loud - an event which provides a safe and fun space for children and 
young people in the Liverpool Library forecourt. Live and Loud will be held on the 
last Thursday of every month from 3:00pm – 6:00pm; and 


 There are currently 18 street art murals across the Liverpool LGA. Some of the 
iconic pieces include the portrait of a University of Wollongong student on the 
building across from Liverpool Railway Station, The Norfolk Serviceway and the 
mural of musician Prince on Speed Street. There is an opportunity for the 
Liverpool Youth Council to develop a youth specific mural at Liverpool City 
Library. 


 
Moved: Alyssia Dower     Seconded: Vishal Senthilkumar 
 
MOTION: That the information be received and noted.  


MOTION: Liverpool Youth Council to confirm the available budget and prepare an 
Expression of Interest (EOI) for local artists aged 30 years and under to submit an 
application to design a mural at Liverpool City Library.  


 On being put to the meeting, the motion was declared carried. 
 


4.  CONFIRMATION OF PREVIOUS MINUTES  
Confirmation of minutes of the meeting held on 10 December 2019 were held over to the 
next meeting due to a lack of quorum.   
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5.  BUSINESS ARISING FROM PREVIOUS MINUTES  
There was no business arising from previous minutes. 
 


6.  CORRESPONDENCE   
There was no correspondence tabled at this meeting. 
 


7.  COUNCILLOR UPDATE  
There was no Councillor update tabled at this meeting 


 


8.  YOUTH WORKER’S REPORT  
 The theme for Youth Week 2020 is “Speak up. Be involved. Get connected. Have 


fun”. Youth Week will be held from 1 – 9 April 2020; 
 Recruitment for Liverpool Youth Council membership 2020 – 2022 will open on 


Tuesday 25 February and close on Thursday 9 April. Applications can be made 
via the Council website; 


 Thanks to Youth Councillors Jayesh and Madison who were youth 
representatives on the selection panel for the Youth Week Small Grants Program; 


 On behalf of the Liverpool Youth Council, special thanks to Mayor Wendy Waller 
and Councillors for their support and funding to deliver the Youth Council 20 Year 
Anniversary event held on 20 November 2020. It was a wonderful event attended 
by 35 current and former Youth Council members, some of whom were on the 
original Youth Council in 1999. Thanks to everyone who assisted with the event.  


  
                Moved: Alyssia Dower Seconded: Jayesh Joshi 
               
             MOTION: That the information be received and noted. 
              
             On being put to the meeting, the motion was declared carried.  
 


9.  TREASURER’S REPORT  
The Youth Council budget expenditure for the 2019/2020 financial year is $4,908.00, with 
a remaining balance of $8,315.00.  


  
                 Moved: Lily Bolin  Seconded: Alyssia Dower 
  


MOTION: That the information be received and noted.  


 


On being put to the meeting, the motion was declared carried.  


10.  RADAR REPORT  
Radio program is continuing to air every Thursday from 5:00pm – 6:00pm. Youth 
Councillor Vishal currently undertaking training with 2GLF to be trained to assist in the 
delivery of the radio show. 
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 Moved: Manar Al-Ogaidi  Seconded: Vishal Senthilkumar 
  
 MOTION: That the information be received and noted.  
 
 On being put to the meeting, the motion was declared carried.  


  


11.  MEDIA REPRESENTATIVE’S REPORT  
Youth Councillors discussed media promotion of the proposed mural project. Youth 
Councillors Shonali, Alyssia and Lily will work together to promote this project through 
the Youth Council Facebook page and on the Instagram page. 


 
       Moved: Alyssia Dower Seconded: Vishal Senthilkumar 
 


MOTION: That the information be received and noted.  


 
On being put to the meeting, the motion was declared carried.  


12.  GENERAL BUSINESS  
 
12.1 Youth Week Planning 
Youth Councillors discussed a collaborative event with TAFE and the Department of 
Education. The event will include: 


 A careers information activity which focuses on growing industries and provides 
students an opportunity to experience learning opportunities first hand; 


 Students will visit four departments at TAFE Liverpool and Liverpool Hospital 
including the Emergency Simulation Centre at Liverpool Hospital, the 
Robotics/Cyber Safety Laboratory, Hair and Beauty Salon and Medical 
Administration Simulation Room at Liverpool TAFE; 


 The Careers day will include a careers assembly facilitated by the Wests Tigers 
NRL team to discuss careers across different sporting codes; and 


 There is a possibility to conduct ghost tours of Liverpool TAFE building utilising a 
registered ghost tour provider. The Youth Council is awaiting confirmation of the 
tour provider availability to conduct the tours.  


 
12.2 Youth Council Charter 
Discussion of the Youth Council Charter is deferred to the next meeting due to a lack of 
quorum. 
 
Moved: Shonali Kumar Seconded: Jayesh Joshi 
 
MOTION: That the information be received and noted.  
 
On being put to the meeting, the motion was declared carried.  
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13.  CLOSE  
The meeting closed at 7:50pm.  
 
The next Liverpool Youth Council meeting will be held on Wednesday 4 March 2020 from 
6:00pm – 8:00pm.  
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MINUTES FROM THE ABORIGINAL CONSULTATIVE 
COMMITTEE MEETING  


19 February 2020  
  
 


COUNCILLORS: 
 Councillor Geoff Shelton   Liverpool City Council 


 
 
COMMITTEE MEMBERS:  


 Sandy Oldfield    Aboriginal Community Member (Chairperson) 
 Aunty Norma Shelley    Aboriginal Community Member 
  Christine Nickel    Aboriginal Community Member 


Kerrianne Garrard    Aboriginal Community Member 
 Amy Eldridge    Aboriginal Community Member  
   
  
  


COUNCIL REPRESENTATIVES: 
 Norma Burrows    Liverpool City Council 


 
 
    


APOLOGIES:  


         Mayor Wendy Waller    Liverpool City Council  
Sandra Kitching    Aboriginal Community Member  


  Aunty Gail Smith    Aboriginal Community Member  
 Aunty Lexie Carroll    Aboriginal Community Member 
 Aunty Maggie Neal   Aboriginal Community Member 


Christine Nickel    Aboriginal Community Member 
Kerrianne Garrard    Aboriginal Community Member 
Ruth Maginness    Community Member   
Emma Eldridge    Aboriginal Community Member  


 Stephen Dobell Brown    Community Member  
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1. ACKNOWLEDGMENT TO COUNTRY  
Sandy Oldfield welcomed everyone to the meeting. Aunty Norma Shelley acknowledged 
the traditional custodians of the land and their ancestors past and present.  
 
 


2. GUEST SPEAKERS 
 


2.1  Clara McGuirk – Acting Strategic Events Lead, Liverpool City Council  
 


Committee members were advised: 


 Council will take a new approach to events, in particular large events such as 
NAIDOC Week; 


 It is proposed to hold a large NAIDOC Event in Miller on a weekend to 
encourage greater attendance; and 


 A Miller NAIDOC Working Group (MNWG) has been established to work on this 
event. Committee members are invited to be part of this group. 


Committee members provided the following feedback: 


 Committee members were interested in holding the event on a weekend; and 
 Elders and stall holders are concerned about stall fee and insurance 


requirements. 


ACTION:  Acting Strategic Events Lead to investigate the stall holder and insurance 
costs for this event and to provide a response to the next meeting.  


2.2 Christian Hampson – Director and Co-Founder Yerrbingin.com.au and 
Rithy Poch – Senior Project Manager, Liverpool City Council     


Committee members were advised: 
 


 The Woodward Place Master Plan is a 25-year plan; 
 Yerrbingin has been engaged by Council to oversee community consultation for 


the Master Plan; 
 Yerrbingin will conduct collaborative design and community consultation 


sessions to outline key principles and strategic opportunities for inclusion in the 
Master Plan;  


 Committee members will be invited to participate in these consultation and 
design sessions; and 


 The feedback from the consultations will be presented to the committee and 
community members.  


ACTION:  Senior Project Manager to liaise with Community Development Worker 
(ATSI) to coordinate consultation sessions with Committee members.  


 


3. DECLARATION OF INTEREST 


Nil.  
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4. CONFIRMATION OF THE PREVIOUS MINUTES 
Minutes of the meeting held on 7 November 2019 were confirmed as a true record 
of that meeting.  


 


 


5. BUSINESS ARISING FROM THE PREVIOUS MINUTES  


5.1 Maria Lock Signage   
Council’s grant application to restore the “Maria Lock” memorial signage at Brickmakers 
Creek was successful. Funding was received through the Stronger Communities 
Programme, a Commonwealth Government funding program.   
 
Council is currently requesting quotes for the artwork and materials for this project. 
Committee members will be consulted on the content and design in the coming months.   
 


 


6. GENERAL BUSINESS 


6.1 Aboriginal Consultative Committee Charter 
The Aboriginal Consultative Committee charter is due for review. The current charter 
was tabled at the meeting for review by the Committee members. The Committee 
members agreed the current content of the charter was appropriate and did not suggest 
any changes.  
 


 


7. REPORTS BACK FROM COMMITTEES  


Reports were not received from the Local Aboriginal Research Committee or the Heritage 
Advisory Committee. 
 


7.1 Councillor’s report 
Councillor Geoff Shelton provided the following updates: 


 Council hosted two major events over the Christmas/New Year period: 
o New Year’s Eve ‘Light Up the Lake” was held at Grand Flaneur Beach, 


Chipping Norton; and 
o Australia Day community event was held at Woodward Park. The Australia 


Day Citizenship Ceremony was held at Casula Powerhouse Arts Centre.  
 


 


8. CLOSE 


There being no further business, the meeting closed at 8.15pm. 
 


 


9. NEXT MEETING  


The next meeting will be on 9 April 2020, 6pm at PCYC Cartwright Avenue, Miller.  
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Audit, Risk and Improvement Committee Minutes 


7 February 2020 - Liverpool City Library, 170 George Street, Liverpool - 9:00 am  


 


Committee Members Present: 
Andrew McLeod Chairperson, Independent Member  


Stephen Horne Independent Member  


John Gordon Independent Member  


Ali Karnib Deputy Mayor  


Geoff Shelton Councillor 


  


Observers: 
Karress Rhodes Councillor 


Kiersten Fishburn Chief Executive Officer (CEO) (exited at 11:39 am) 


George Hampouris Head of Audit, Risk and Improvement (Head of ARI)  


Chris White Director City Corporate  


Vishwa Nadan Chief Financial Officer 


Lawrissa Chan NSW Audit Office, Director, Financial Audit Services   


Greg Parks NSW Audit Office, Audit Leader 


Andrew Jackson Director Planning Partnership 


Rose Koch Committees Officer (Minutes) 


 


1. WELCOME / OPENING 


The Chairperson welcomed attendees and opened the meeting at 9:33 am.  


2. APOLOGIES  


Aaron Green and Chris Van Zyl were apologies for this meeting. 


3. DECLARATIONS OF INTEREST 


Independent Gordon declared a non-pecuniary interest due to his involvement with the South 
Western Sydney Local Health District. 


Clr Rhodes declared a non-pecuniary interest later in the meeting as a member of the Western 


Sydney Regional Organisation of Councils (WSROC). 


4. CONFIRMATION OF PREVIOUS MINUTES 


That the minutes of the Audit, Risk & Improvement Committee Meeting held on 18 October 2019 


be confirmed as a true record of that meeting. 


Motion                               Moved: Independent Gordon                      Seconded: Clr Karnib 
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9. RISK MANAGEMENT 


9.1 Planning Partnership & Aerotropolis Presentation 


This item was brought forward for discussion. 


Director Planning Partnership presented to the Committee on the Western Sydney Planning 
Partnership (WSPP). The highlights were as follows: 


• Western Sydney City Deal (WSCD) was executed between all tiers of government in March 
2018, with the intention to achieve higher quality planning outcomes; 


• It is not a legal entity and involves the collaboration of 9 Councils, 5 NSW agencies and 
Commonwealth observers; 


• The City Deal consists of project specific funding arrangements and ongoing core funding; 


• Staff are employed on a temporary or contract basis, which is dependent on the confirmation 
of external funding therefore there is no residual risk to Council; 


• The Federal government is seeking to establish uniform engineering and design standards 
between the 9 Councils. A risk for Liverpool City Council (LCC) involves the potential to adopt 
the incurred cost of this work, which would be mitigated by NSW government’s forward fund 
gap; 


• Councils are working with Transport for NSW to develop common forecasts relating to 
population, housing and job growth figures across Western Sydney, for improved decision 
making. LCC does not have the opportunity to use local knowledge to influence these 
projections, however this is mitigated through LCC’s involvement in co-design workshops; 


• On behalf of the Minister for Planning, WSPP are in the process of strategic and statutory 
planning for 11,000 hectares around the Western Sydney Airport. The Department of 
Planning, Industry and Environment (DPIE) has committed $4.5 million for this work; and 


• The aim for WSPP is to deliver detailed plans for 5 initial precincts by the end of 2020. Risks 
to LCC include funding timelines and potential reputational risk. Funding agreements between 
LCC and DPIE are under negotiation. 


Queries and Discussion  


1. The Chairperson queried which entity insures the 355 Committee structure and whether a 
pool policy is in existence. 


Director City Corporate advised that the Committee would be insured through Council, 
specifically through Civic Risk Mutual for LCC. 


The CEO advised that the procurement is spread amongst multiple Councils in order to 
mitigate residual risk. 


2. Clr Shelton requested a timeline and other criteria for the execution of the WSCD.  


Director Planning Partnership advised that the original agreement for the timeline of the 
partnership was three years until June 2021. A review will be made with all members to 
determine the effectiveness of the partnership and to address any challenges moving forward. 


3. Clr Shelton added that a proposal was made for the next Council meeting on 26 February 
2020 for a submission from LCC in relation to various planning decisions around the 
aerotropolis area. It was queried whether any issues would result in relation to LCC’s 
involvement with the WSPP. 


Director Planning Partnership confirmed that there would be no issues and referred to an 
aerotropolis plan that had been submitted two years prior by LCC, to forgo residential 
developments within a 5 km radius of the Western Sydney Airport. The DPIE had an opposing 
view to this, therefore the WSPP had brokered an outcome between the two organisations, 







Minutes of the Audit, Risk & Improvement Committee Meeting held on Friday, 7 February 2020  
Page 3 


by taking precautionary approaches in ensuring that residents are not impacted by noise while 
planning decisions are executed. 


Clr Shelton expressed concerns of the potential for LCC to not find common ground with 
planning submissions. Director Planning Partnership assured that all submissions are taken 
on board and that recommendations are put forward by the WSPP to the Minister for Planning 
for decision making. 


The CEO added that the WSPP has no statutory planning authority. 


4. The Chairperson queried whether any concerns had arisen with recent submissions. 


The CEO advised that the first submission by DPIE was highly inconsistent with LCC’s vision. 
The current submission on public exhibition is consistent with the vision of Council, with the 
exception of Rossmore and Fifteenth avenue being rezoned promptly from agribusiness to 
industrial. 


Director Planning Partnership advised that this is the first stage of the project and further detail 
will be included in a briefing. 


5. Clr Rhodes expressed concern that members of the community are unaware of LCC as a 
major player in the planning of the aerotropolis and that this message should be 
communicated. 


The CEO advised that this can be arranged.  


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Note the presentation by the Director City Partnerships. 


Motion                               Moved: Independent Horne                      Seconded: Clr Karnib 


 


7. EXTERNAL AUDIT 


7.2 Final Management letter review 


This item was brought forward for discussion. 


Director Financial Audit Services provided an overview of the audit items listed in the NSW Audit 
Office’s Final Management Letter for the year 2018-19. No high-risk issues were identified and it 
was noted four out of five were repeat issues which management are still implementing. The 
Chairperson commended Council’s Accounting and Finance teams on the positive outcome of the 
2018-19 LCC audit. 


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Receive and note the NSW Audit Office’s Final Management Letter for the 2018-19 audit. 
 


Motion                               Moved: Independent Gordon                     Seconded: Clr Karnib 
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7.1 NSW Audit Office’s Long-Term Audit Plans 


This item was brought forward for discussion. 


Aaron Green was an apology for this meeting therefore the presentation has been deferred to the 
next ARIC meeting. 


The Audit Leader from the NSW Audit Office demonstrated the key areas of focus within the Audit 
Engagement Plan for LCC’s financial statements, for the year ending June 2020. Focus will be 
made on Liverpool Civic Place, new accounting standards and assessing the fair value of 
Council’s assets such as property, plant and equipment. There will also be a focus on accounting 
for remediation costs, specifically within the waste management space.  


Queries and Discussion 


1. The CEO added that remediation costs in the waste management space is a risk for LCC.  


The Audit Leader advised that this is a risk they have flagged for a number of Councils 
including Liverpool. It was noted that there will be a focus on how waste management is 
accounted for and reflected in the financial statements.  


The CEO advised that the NSW Audit Office assessing and highlighting any industry 
challenges may assist in advocating to State agencies and the Environmental Protection 
Authority (EPA).  


2. Head of ARI added that a leasing audit is currently being scoped. Even though this is a key 
focus area for the NSW Audit Office, the scope is different as the focus is on lease balance 
sheet recognition.  


It was advised that an overlap may exist within certain areas such as but not limited to IT 
general controls. Therefore, Head of ARI will work with the NSW Audit Office to avoid overlap 
when scoping such audits. 


3. Independent Gordon queried Council’s status regarding lease records and analysis of current 
leases to determine impact of the revised leasing standard AASB 16.  


The Chief Financial Officer confirmed that an analysis of the leases will need to be made.  


Independent Gordon noted that contracts for waste management trucks are a significant issue 
and will require monitoring from LCC’s standpoint. Director Financial Audit Services advised 
that this is a common issue across the Council sector. 


4. Director Financial Audit Services added that a performance audit is in the draft process where 
Liverpool is the auditee for developer contributions. This item will be discussed at the next 
ARIC meeting upon its release.  


  


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Note contents of report by Audit Office of NSW. 


Motion                               Moved: Independent Gordon                      Seconded: Clr Karnib 


 


 


 5. ACTION TRACKING FROM MINUTES 


5.1 Audit, Risk and Improvement Committee - Resolution Tracking 


Head of ARI referred to the item “IT Disaster Recovery Framework” in the resolution tracking 
document (7 Feb, ARIC Attachment). It was reported that the DRP will be peer reviewed before it 
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is finalised, which was in line with a recommendation from the ARIC. A high level framework 
connecting how the BCP and DRP interact will be developed.     


It was advised that the Policy of Policy Framework has been developed and endorsed by Council, 
with a view to consolidate and reduce the number of policies currently in existence.   


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee receive and note the ARIC Resolution Tracking 
document. 


Motion                               Moved: Independent Horne                        Seconded: Clr Karnib 


  


6. SPECIAL AGENDA ITEMS 


6.1 Single Source Software Solution for Council 


Director City Corporate informed the Committee that Council’s existing Customer Relationship 
Management System (CRM) is not meeting the current needs and demands of the organisation. 
Furthermore, Council is currently exploring a Software as a Service upgrade option for its Finance 
system.  Council have therefore determined that now is the ideal timing to make some strategic 
decisions in relation to centralising its core software products.  


The tender process will involve exploring the providers of Technology One – Cl Anywhere, Civica 
Local Government Suite and Infor ERM. It was noted that no provider will meet all needs of 
Council, therefore there will be a need to integrate additional systems to fill those gaps. LCC will 
also pursue the opportunity to be part of the executive committee of the chosen provider and have 
a voice in the product development of the system platform.  


It was noted that this project is significant and high risk, therefore LCC will act cautiously and 
follow expert advice. A provider will be selected, LCC will go back to market for a data integration 
specialist to assist with software transitioning. The second portion of the procurement process will 
be separate from the provider selection, and this will either be a separate open tender, or a 
separate quote facilitated by a regulated panel such as LGP, Procurement Australia, or a NSW 
State Government Contract panel. The provider will be selected based on value, as well as 
demonstrated experience with the selected system provider chosen under phase 1. 


It was noted that this project would require the expertise of a Senior Technician.  


Queries and Discussion 


1. The Chairperson added that the single biggest risk to the implementation of this project is the 
vendors overpromising on their delivery. Concerns expressed included whether LCC is 
purchasing a system that already exists, whether this purchase will not place Council at an 
improved position, and the reputation impact of Council from the community for this 
investment. It was recommended that to mitigate these risks that an integration layer be 
adopted to remove all independence from the primary supplier product. 
 


2. Clr Rhodes was of the view that risk would be reduced, provided that a single system is 
established for all NSW Councils. Due to the rapid rate of changes in technology, a collective 
effort would mitigate and spread risk across all Councils. 
Director City Corporate advised that he had been advocating for this outcome with the sector 
without success, though he had some hopes that WSROC may have better chances of gaining 
traction on the issue. Challenges with this outcome would involve Councils locked into a 
system environment with limited capacity for innovation and improvement. However, it is an 
ideal outcome in terms of mitigating risk. 
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RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee receive and note this report. 


Motion                               Moved: Independent Gordon                     Seconded: Clr Karnib 


 


8. INTERNAL AUDIT 


8.1 Internal Audit Projects and Activities - 1 October to 31 December 2019 


Independent Gordon queried what had triggered the review on tree management complaints. 


The CEO advised that nine months prior, a tree had fallen over in a storm on an RMS owned road 
and injured a member of the public. A complaint was reported to Council, and they were advised 
that action could not be taken as the road was not owned by Council. Therefore, the review was 
triggered in order to determine whether Council would have a liability to report this to the RMS 
and follow up incidents as such. 


A thorough tree audit is in process by staff at the Rose Street Depot, to determine the trees that 
are situated on Council land across the LGA. This will aid the Customer Service staff in providing 
a response to residents. 


Independent Gordon queried whether Council has a pole register. He notes an example at another 
Council where 2 Council light poles failed due to metal fatigue. Head of ARI confirmed he would 
take this on notice. 


Clr Rhodes congratulated and thanked the CEO on this project. It was additionally noted that 
branches along the Hume Highway at Warwick Farm may be hazardous to the community, 
following recent incidents. Head of ARI was advised to contact the RMS and ascertain any work 
to be conducted. 


          


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee; 
 


1. Receives and notes The Internal Audit Projects and Activities Report. 
 


2. Receives and notes the Overdue Audit Action Items greater than 90 days report. 
 
3. Receive further information on whether Council has a pole register. 
 
4. Notes the Certificate of Investment Confirmation and authorise the ARIC Chair to sign the 


Certificate of Investment Confirmation for the period 1 September 2019 to 30 November 
2019. 


 


Motion                               Moved: Independent Gordon                     Seconded: Clr Karnib 


 


8.2 GAP Analysis - New NSW Audit & Risk Management Framework 


Head of ARI advised that LCC is currently in a good position, following the gap analysis. Quality 
Assurance is the biggest gap and a quality review is assigned in the audit plan. 
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RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee; 
 


1. Note the gap analysis against the requirements set out in a New Risk Management and 
Internal Audit Framework for Local Councils in NSW  
 


2. Be provided a quarterly update on the progress of implementing the gaps identified against 
the framework via the “Internal Audit progress and activities” paper subsequent to the 
framework’s final release 
 


3. Receive a report, with an update of key changes upon the release of the next iteration of 
the framework 


Motion                               Moved: Independent Horne                       Seconded: Clr Karnib 


  


9. RISK MANAGEMENT 


9.2 Insurance Arrangements 


Director City Corporate advised that CGU Insurance Limited has withdrawn from providing 


property insurance cover for other than domestic policy holders. That has resulted in the 


CivicRisk Mutual (CRM) property insurance renewal from 31 October 2019 – 31 October 2020 


being extremely difficult going from CGU as a single underwriter to a cover with a consortium of 


23 different underwriters.” 


 


Civic Risk Mutual (CRM) has indicated it will be approaching ASIC in relation to potential 


breaches of the Trade Practices Act in it being indicated that cartel like conduct may have been 


used to restrict CRM from some insurance markets. 


Clr Shelton advised that difficulties in this space should be listed on Council’s Risk Register.    


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 


1. Receives and notes the information provided. 


2. That management acknowledge the risk associated with Council’s insurance 
arrangements with Civic Risk Mutual in Council’s Risk Register.  


Motion                               Moved: Independent Gordon                     Seconded: Clr Karnib 


 


9.3 Enterprise Risk Management Report - December 2019 


The Chairperson advised that Clr Hadchiti had put forward an item relating to leasing 
arrangements for the University of Wollongong (UoW), to be included on Council’s Risk Register. 
Head of ARI agreed to investigate this. 


Clr Shelton referred to the Council meeting reports that consist of economic, environment, social, 
civic leadership and legislative considerations. A suggestion was put forward to include risk 
management to the considerations of each resolution in future.  


The Committee unanimously agreed to this recommendation. 
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Head of ARI advised that this is being explored. It is currently an open action item in the annual 
risk plan. 


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 
1. Receive and note the Enterprise Risk Management report and attachments. 


2. Recommends for all motions within Council meeting agenda reports to include risk 
management implications alongside the economic, environment, social, civic leadership and 
legislative considerations.    


Motion                               Moved: Clr Shelton                          Seconded: Independent Gordon 


 


9.4 Civic Place Project Update and Associated Risks 


Head of ARI advised that a commitment will be made for Council staff to report to the ARIC on 


the Civic Place Project every six months with higher level dash reporting to narrow the focus. An 


audit for Civic Place has been scheduled for 2021 in order to mitigate any risks early on.  


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Receive and note the above LCP status report, probity report and the minutes from the 
Liverpool Civic Place – Project Control Group. 
 


2. Receive further reports on LCP, on a bi-annual basis, updating ARIC on the PCG 
reporting, including risk status, program and budget. 


Motion                               Moved: Independent Gordon                            Seconded: Clr Karnib 


  


10. GOVERNANCE, COMPLIANCE & FRAUD 


10.1 Council's Fraud and Corruption Policy 


The Chairperson referred to previous instances in other Councils of conflicts of interest amongst 
staff reporting lines leading to corrupt behaviour. The Chair recommended that LCC develop 
mechanisms to identify such relationships.  


 


RECOMMENDATION 


 
That the Audit, Risk & Improvement Committee; 
 


1. Receive and note the Council's Fraud and Corruption Policy report and attachment 
 


2. Recommends that Council explore mechanisms to identify conflict of interest within 
reporting relationships (i.e. family and personal relationships). 
 


Motion                               Moved: Independent Gordon                            Seconded: Clr Karnib 
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10.2 Internal Ombudsman Report - Complaints and Public Interest Disclosures (PIDs) 


The Chairperson provided positive feedback to LCC for appointing an Internal Ombudsman. 


For the next meeting, it was requested that an investigation be made on an occurrence of 
pecuniary interest contravention within a set of statistics and whether any changes to the process 
will be made as a result. This was noted to be found in the last dot point of the public interest 
disclosures document. 


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee receive a report on the occurrence of pecuniary 
interest contraventions within a set of statistics and whether any changes to the process will be 
made as a result. 


Motion                               Moved: Independent Horne                         Seconded: Clr Karnib 


 


10.3 Legal and Governance Report July 2019 - December 2019 


This item was also discussed as part of item 10.1 in relation to probity reports.  


In relation to Council’s Policy framework, Head of ARI advised of previous strategies dated four 
to five years old which had been submitted through a Council resolution on numerous occasions 
and had been overlooked. Mechanisms are now in place, as part of this framework, to ensure 
these strategies are seen through to completion. 


Independent Horne advised that probity reports are relied on and expressed concerns of OCM 
having limited scope in their auditing work. It was noted that if Probity auditors identify limitations 
then they should be concluding to what extent those limitations affect their ability to conclude on 
the overall activity at question.  


Independent Horne also suggested that Council consider establishing a process to identify and 
track all process improvements stemming from gaps identified through probity reviews.  


Independent Gordon noted Council’s extensive use of external probity advisors. He noted a recent 
report issued by the Audit Office of NSW into use of probity advisors in the public sector that will 
be of relevance to Council. 


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 


1. Receive and note the Legal and Governance Report. 


2. Receive and note the findings and recommendations contained in the attached Probity 
Reports for 7 High Risk Projects. 


3. Receive future updates on the implementation of all considerations and recommendations 
made by probity advisors including the Lurnea Affordable Housing and Development of 
Woodward Park Masterplan – July 2019 


Motion                               Moved: Independent Horne                         Seconded: Clr Karnib 
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11. SERVICE REVIEW & IMPROVEMENT 


11.1 Quality Management Program 


Head of ARI advised that clear criteria will be introduced to the Quality Management Standard to 
define what processes should be mapped. 


The Chairperson clarified that this process is in place to prevent excessive mapping and 
administrative burden. 


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Note the Quality Management Framework and continuous improvement program. 


Motion                               Moved: Independent Horne                         Seconded: Clr Karnib 


 


11.2 Overdue Customer Requests and Records Action Items 


No discussion was made on this item. 


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Note the Customer Request project update and receive a further update at the May 2020 
meeting. 


Motion                               Moved: Independent Gordon                            Seconded: Clr Karnib 


 


11.3 The Australasian LG Performance Excellence Program 


Head of ARI advised that the Australasian LG Performance Excellence Program is at its fifth year 
and was of the view that Council considers that value in continuing with the program.  


It was noted that Council fared well in comparison to benchmarks and other Councils in all facets 
reported on. PWC had outlined some best practice initiatives for each indicator area. Council’s 
Business Improvement partner is working with the business to do a gap analysis on these to 
determine which best practice initiatives are worthwhile implementing.  


 


RECOMMENDATION 


 


That the Audit, Risk & Improvement Committee: 
 


1. Note this report and receive further reports from the Business Improvement Partner on 
these further improvement opportunities identified in the key considerations. 


Motion                               Moved: Independent Gordon                            Seconded: Clr Karnib 


  


12 CLOSE 


The Chairperson closed the meeting at 12:01. 
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13 NEXT MEETING 


Friday, 1 May 2020, Liverpool City Library, 170 George Street, Liverpool, 9:30 am – 12:30 pm. 
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MINUTES FROM TOURISM & CBD MEETING 
11 February 2020 


 
COUNCILLORS 
Ali Karnib Acting Chairperson 
Tony Hadchiti   Councillor, Committee Member  
Geoff Shelton Councillor, Committee Member 
Peter Harle Councillor, Acting Committee Member 
Karess Rhodes Councillor, Observer 


 


COMMITTEE MEMBERS PRESENT:  
Jason Aquilina University of Wollongong 
Ian Bailey Winedge 
Marc Edwards Club Liverpool 
Carol Christine North-Samardzic Radio 2GLF 
Tom Wang Quest Liverpool 


 
COUNCIL ATTENDEES: 
Vi Girgis Senior Officer City Precinct 
Clara McGuirk Strategic Events Lead 
Susana Freitas Tourism Development Officer 
Andrew Stevenson Chief Strategy and Engagement Officer 
Elizabeth Pirolo (Minutes) Acting Project Officer 


 


GUEST SPEAKER: 
Stevan Sipka  Western Sydney Airport 


 


APOLOGIES:  
Wendy Waller Mayor 
Gus Balloot Councillor 
Julie Scott Manager City Economy 
Craig Donarski Director Casula Powerhouse Arts Centre 
Rose Koch Committees Officer 
Christopher Donovan Mercure Liverpool 
Michelle Caruso IAP2 
June Young Community Representative  


 
ABSENTEES: 
Gus Balloot Councillor, Committee Member 
Nathan Hagarty Councillor, Committee Member 
Professor Awais Piracha Western Sydney University 
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AGENDA: 
 


1. WELCOME, ATTENDANCE, APOLOGIES AND OPENING 
 
Clr Karnib opened the meeting. Clr Harle was appointed as a voting member in order to reach 
quorum for this meeting.  


 
2. DECLARATIONS OF INTEREST 
Nil 


 
3. REVIEW OF PREVIOUS MINUTES  
Previous minutes were adopted by Council at the December 2019 Council meeting. 
 
4. PRESENTATION 


  
4.1 Western Sydney Airport  
 
Stevan Sipka delivered a presentation to the committee on the Western Sydney Airport.  
 
Highlights:  
 The new Western Sydney Airport will be 24 hours, 7 days a week operation with no curfew on 


the flights It will be a full service airport with international, domestic and freight flights 
 


 3 million people will be using the airport when it opens in 2026 
 
 1800 hectares is the size dedicated to the airport, 20 hectares dedicated to a business park. 


There are plans to grow the airport in the future 
 
 The Aerotropolis build is going to facilitate a growth in jobs and employment opportunities    
 
 Connectivity through rail, Fifteenth Avenue Smart Transit Corridor, efficient taxi ways, rapid 


exit lanes will link Liverpool to the Western Sydney Airport 
 
 MOUs (Memorandum of Understanding) have been signed with multiple major airlines such 


as Qantas and Virgin as well as more than 12 freight operators 
 
 One runway with plans to build a second runway in 2050  
 
Queries & Discussion  


i. Clr Rhodes queried how Liverpool can ensure tourists stay in Liverpool after leaving the 
Western Sydney Airport. Mr Sipka advised he is providing information about the Western 
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Sydney Airport catchment to stakeholders and the promotion of diversity helps to create 
tourism opportunities for Liverpool.  


 
ii. Clr Shelton queried about connectivity and what is the best way to get from other suburbs 


to the airport. Mr Sipka advised it is best to travel to Liverpool via train, connect onto the 
Fifteenth Avenue Smart Transit to the Western Sydney Airport.  


 
iii. Marc Edwards queried if there will be an increase in small budget airlines in regards to 


importers and why would the budget airlines travel through Western Sydney Airport as 
opposed to Sydney International Airport. Mr Sipka advised WSA have not devised the 
costing strategy for landing fees, but incentives can be made for the airline companies if 
there is a need.  


 
iv. Clr Hadchiti queried vehicle entry into the airport. Mr Sipka clarified that the vehicle entry 


point for the Airport will be Elizabeth Drive, via M12, Elizabeth Drive. 
 


v. Clr Shelton queried if there is a timeline of the finalised version of the flight paths. Mr 
Sipka advised there is no information about the flight paths to date.  


 
vi. Chief Strategy and Engagement Officer queried if there is any comparison on the Sky 


Bus verses the rail line. Mr Sipka advised he hasn’t seen this analysis.  
 


vii. Clr Rhodes noted that Liverpool City Council was once working on an opportunity for 
luggage to be checked in Liverpool and queried if that was still ongoing. Senior Officer 
City Precinct advised that is being investigated as part of the FAST project.  


 
4.2 Tourism and CBD Update  


 
Tourism Development Officer provided a tourism and CBD update.  


 
Highlights:  
  
 The launch of the Liverpool visitor guide and tourism videos are on 28th March at the Liverpool 


Growers and Foodies Market. The visitor guide will be an annual guide with 7000 copies 
initially that will be displayed in visitor information centres across NSW, hotels in Sydney, 
cafes and business in Liverpool as well as internal council events and external events.  


 
 Live and Loud is a youth activation that will be a reoccurring monthly event to activate the 


Liverpool Library forecourt.  
 
 The next Love Livo Nights is on Thursday 5th March.  
 
 Ian Bailey enquired if there is a map of Liverpool in brochure form. Tourism Development 


officer advised there will be an LGA map and a CBD Map in the visitor guide.  
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 Tourism Development Officer has requested for input from the committee on the date for 


Christmas in the Mall 2020, to host the event on 28th November as opposed to 5th December 
due to the fact that the first weekend of December is a competitive date for Christmas events 
throughout Greater Sydney.  


 
MOTION: the Committee supports the date of Christmas in the Mall for 28th November 2020.  
 
Moved: Clr Shelton       Seconded: Clr Hadchiti 


 


5. GENERAL BUSINESS 
 


 Senior Officer City Precinct noted that a warehouse in Moorebank is where the current season 
of “The Voice” will be shot. 


 
 Ian Bailey enquired if the committee had seen an article in The Weekend Australian about 


Harry Hunt and his loss of customers due to the coronavirus and if council have contacted Mr 
Hunt to understand the impact to his business.  


 
Clr Rhodes suggested the committee asks representatives from businesses to attend a 
Tourism and CBD Committee meeting to discuss the impact on Liverpool. 


 
Clr Rhodes suggested that the City Economy team collate a report of the impacts of the 
coronavirus to Liverpool’s economy.  


 
 Clr Rhodes advised that she is a member of the South West Sydney Tourism Taskforce and 


declared she does not have a pecuniary or non-pecuniary interest.  
 


Clr Rhodes queried the outcome of the previous minutes in regards to Clr Hagarty querying 
how Liverpool Council supports SWSTT.  


 
Senior Officer City Precinct advised that Ms Farhad presented to the last Tourism and CBD 
Committee meeting. Following the presentation, there was no resolution of the Committee to 
join the SWSTT, and no further action on this item. 
 


 Clr Hadchiti advised it was discussed in a previous meeting that SWSTT was to provide 
information to the Committee on their future action plans and have yet to do so.  


 
 Clr Rhodes suggested that Tourism Accommodation Australia (TAA) attend a Tourism and 


CBD Committee meeting.  
 
 Clr Harle queried why is the Tourism and CBD Committee not a part of the TAA and SWSTT, 


and advised it would be beneficial to be a part of the organisations.  
 
 Clr Hadchiti suggests the investigation of the different organisations that support tourism in 


Liverpool and join if they are found beneficial.  
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Discussion and Actions Arising 
 
MOTION: Report from City Economy team if there are any ongoing impacts of the corona virus 
on Liverpool’s economy. 


 
Moved: Clr Hadchiti     Second: Clr Shelton 
 
MOTION: Tourism Development Officer to provide to the Committee a list of all tourism 
organisations, their membership offerings and any associated fees. 
 
Moved: Clr Hadchitti     Seconded: Clr Shelton 
 
6. CLOSE 


 
Meeting closed at 11:35am 
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LIVERPOOL PEDESTRIAN, ACTIVE TRANSPORT & 
TRAFFIC COMMITTEE MEETING - MINUTES 


18 March 2020 


  
COMMITTEE FORMAL MEMBERS  


Councillor Nathan Hagarty  Chairperson (Online) 
Dina Hanna    Transport for NSW 
Clayton Hopper   Representative for the MP for Holsworthy 


 
COMMITTEE TECHNICAL ADVISORS AND INFORMAL MEMBERS: 
 
Charles Wiafe    Service Manager, Traffic & Transport, LCC 
Mahavir Arya    Traffic and Transport Engineer, LCC 
Rachel Palermo   Road Safety Officer, LCC  
Gamini De Silva   Contract Traffic Engineer 
 
Mario Dflon Jr    Transport for NSW 
 
Councillor Karess Rhodes  LCC (Online) 
 
 
COUNCIL ADMINISTRATIVE SUPPORT: 
 
Christopher Jattan    LCC (Minutes) 


 
APOLOGIES: 


Tanya Davies     Local Member of Parliament for Mulgoa 
Betty Green     Local Member of Parliament for Representative 
Damien Leemon   NSW Police Force  
Michael Pruss    Interline Bus Services 
Hannah Shilling   Transit Systems 
Steve Babbage    Transdev 
Councillor Harle    LCC (On-line)   
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1. WELCOME, ATTENDANCE, APOLOGIES AND OPENING 


 


The Chairperson, Clr Hagarty opened the meeting and welcomed all attendees at          


9:40 am via teleconference. 


 


The Committee was advised that the NSW Police Force representative is unable to attend 


but has provided written advice that he supports recommendations of the agenda items. 


 


The Committee also noted apologies from the Local Member for Mulgoa and the 


representative for the Local Member for Liverpool. 


 


2. DECLARATIONS OF INTEREST – Nil 


 


3. CONFIRMATION OF PREVIOUS MINUTES 


 


The Committee was advised that Council at its meeting of 26 February 2020 adopted all 


the Committee’s recommendations from its meeting of 29 January 2020. 


 


4.   AGENDA ITEMS 


 


Item 1 - Jedda Road, Prestons - Proposed Linemarking Scheme 


  


Item 2 - George Street and Lachlan Street intersection, Liverpool – Proposed 


    Roundabout 


 


Item 3 - 365-405 Denham Court Road, Leppington – Proposed Roundabout and 


    Sigs and Line marking Scheme for subdivision 


  


Item 4 - 68 Speed Street, Liverpool – Proposed Car Park  


 


Item 5 - Stroud Avenue, Warwick Farm – Proposed Parking Restriction 


  


Item 6 - Marsden Road, Liverpool - Proposed Raised Pedestrian Crossing 


   


Item 7 - Cecil Hills Various Streets – Request for Traffic Calming Devices 


 


Item 8 - Australian Air League Special Event – Street Parade, Liverpool on 24 May 2020 


 


Item 9 - Ganeshotsava Special Event – Street Parade, Liverpool on 30August 2020 


 


Item 10 - Various Streets - Community Requests for Minor Traffic Facilities 


 


Item 11 - Berena Road and Greenway Drive, Edmondson Park – Proposed Traffic  


               facilities including signs and linemarking 


 


Item 12 - 220 McIver Avenue and 195 Southern Cross Avenue, Middleton Grange -   


      Signs and linemarking 


   


Item 13 - Items Approved Under Delegated Authority 
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5. TECHNICAL DISCUSSION ITEMS 


 
TD1 - Kingsford Smith and Flynn Avenue, Middleton Grange roundabout –  


  Road Safety findings 


 


TD2 - Adams Road – Proposed Temporary Road Closure   


 


TD3 - Walder Road Hammondville – Request for parking restrictions along the 


 northern side of Walder Road at Meehan Avenue Intersection 


 


6. GENERAL BUSINESS 


 


GB1 - Request for Keep Clear sign at Moore Street and Bigge Street Intersection 


 


GB2 - Request for Wattle Grove Shopping Centre Directions Sign 
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INTRODUCTION  
 
Businesses along Jedda Road have expressed concerns that vehicles parking adjacent to 


driveways are affecting sight distance and safe access from driveways. They have requested 


for parking restrictions to increase sight distance and to allow safe access for heavy vehicles 


into their development site. 


 


The request is considered appropriate and Council is, therefore, proposing edge linemarking 


along Jedda Road with transverse line 2m or 3m on either side of the driveway as indicated in 


Attachments 1.1 – 1.3. 


 


The Committee is requested to support the proposed edge linemarking as shown in 


Attachments 1.1 – 1.3. 


 


ASSESSMENT 


 


Jedda Road is an industrial road within the Prestons industrial area. The street is approximately 


13m wide providing single traffic and parking lanes in each direction. The street has an existing 


roundabout at Lyn Parade intersection and a pedestrian refuge west of Ash Road. Parking in 


the street is unrestricted.  The street is marked with ‘S1’ dividing line in addition to statutory ‘BB’ 


lines at the existing traffic facilities.  


 


The street attracts heavy vehicles and generates on-street truck parking.  


 


The RMS crash data for the latest five-year period ending June 2019, indicates 18 crashes in 


the Jedda Road section east of Joadja Road, Prestons. The crash data indicates five (5) loss-


of-control, three (3) rear-end and four (4) intersection crashes; sixteen of these 18 crashes 


happened between 6am and 6pm. Most are single crashes at locations except four (4) crashes 


at the intersection with Lyn Parade. These crashes includes one fatality crash and nine casualty 


crashes. The 2014 fatality crash involved a motorcyclist.  


 


Recent site inspections have confirmed that trucks are parking along sections of Jedda Road 


close to driveways which are affecting sight distances for turning movements out of driveways. 


 


To improve sight distances, Council is proposing edge line markings to demarcate traffic and 


parking lanes with restricted parking by transverse lines on both sides of the existing driveways.  


In addition, ‘C3’ yellow No Stopping edge line is also proposed in the cul-de-sac on the eastern 


end of the street.  The existing line marking and signposting adjacent to the existing roundabout 


and pedestrian refuge will remain unaffected.  


 


RECOMMENDATION 


 


That: 


 


The Committee supports edge and transverse lines along Jedda Road section east of Joadja 


Road as shown in Attachments 1.1-1.3. 


 


 


 


 


ITEM 1  Jedda Road, Prestons - Proposed Linemarking  
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DISCUSSION 


 


The Committee discussed and supported the line marking scheme along the section of Jedda 


Road, east of Joadja Road as shown in Attachments 1.1-1.3. 


 


COMMITTEE’S RECOMMENDATION 


 


Council approves the line marking scheme along the section of Jedda Road, east of Joadja 


Road as shown in Attachments 1.1-1.3. 
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ITEM 2  
George Street and Lachlan Street Intersection, Liverpool – Proposed 
roundabout 


 
INTRODUCTION  
 
Council is proposing to install a roundabout at the George Street and Lachlan Street 


intersection, Liverpool.  


 


The intersection, in the northern part of the Liverpool City Centre, has an existing four-way 


priority control intersection. Due to additional developments in the precinct, traffic movements 


through the intersection is resulting in increased traffic and pedestrian conflicts and a need for 


improved intersection treatment. 


 


The proposed roundabout has been designed in accordance with Austroads Road Design and 


TfNSW Guidelines, TfNSW Technical Directions and swept path analysis has been carried out 


for 8.8m service vehicles.  


 


The Committee is requested to support the proposed roundabout as shown in Attachments 2.1-


2.2. 


 


ASSESSMENT 


 


George Street is a local street and is one of the north-south link roads off Hume Highway 


providing access to the Liverpool City Centre. Whilst Lachlan Street is an east-west local street 


parallel to Hume Highway providing access to a number of side streets and residential 


properties. At their intersection both streets have carriageway widths of approximately 12.8m 


wide which accommodates single traffic and parking lanes in each direction.  


 


In the last ten years a significant number of high-rise residential units have been constructed in 


the precinct close to the two streets. This has resulted in increased traffic movements and traffic 


conflicts through the intersection.  


 


To reduce traffic conflicts, Council has identified that the existing priority control intersection 


needs to be upgraded. Traffic conditions including pedestrian safety, and the local road 


functions of both streets, is such that a roundabout is the most appropriate treatment.   


 


Crashes 


According to Transport for NSW (TfNSW) crash data for the latest five-year period ending June 


2019, one injury crash involving a pedestrian in 2016 in Lachlan Street close to the intersection 


has been recorded.  


 


Design Features 


  


Design features of the roundabout include the following:  


 


• A mountable single lane roundabout. (This arrangement is to accommodate the turning 


path of a service vehicle).  


 


• Adjustments to existing pedestrian pram ramps, to accommodate pedestrian refuges in 


the splitter islands (of the roundabout). 


 


• ‘No Stopping’ parking restrictions to be extended beyond the normal statutory 10m 


restrictions. 
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RECOMMENDATION  


 


That: 


 


1. The Committee supports the construction of a single lane roundabout at the George Street 


and Lachlan Street intersection, Liverpool.  


 


2. Detailed design is to be submitted to TfNSW for review prior to installation. 


 


3. Council to undertake appropriate community consultation prior to installation. 


 


 


DISCUSSION 


 


The Committee noted Transit System’s representative advice that northbound right turn from 


George Street into Lachlan Street is part of a school route.  Therefore, the proposed roundabout 


should permit bus movements.  


 


TfNSW representatives also raised a concern that the design needs to include required ‘No 


Stopping’ parking restrictions.  At the Chairperson’s request it was discussed and agreed that 


loss of parking would be minimised. 


 


The Committee supported construction of a single lane roundabout at the George Street and 


Lachlan Street intersection, Liverpool.  Detailed design of the roundabout is to be revised to 


address the above comments. A copy of the detailed design is to be submitted to TfNSW for 


review prior to installation. 


 


COMMITTEE’S RECOMMENDATION 


 


That:  


 


1. Council approves the construction of a single lane roundabout at the George Street and 


Lachlan Street intersection, Liverpool.  


 


2. Detailed design is to be submitted to TfNSW for review prior to installation. 
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ITEM 3  
365-405 Denham Court Road, Leppington – Proposed Roundabout and Sigs 
and Line marking Scheme 


 
INTRODUCTION  
 
Development consent for the subdivision of 365-405 Denham Court, Leppington, includes 


construction of new roads, a roundabout and associated sign and linemarking scheme. 


 


The developer has submitted design drawings of the roundabout and associated signs and 


linemarking scheme, for Council’s approval.  


 


The Committee is requested to consider and support the proposed roundabout, and associated 


regulatory signs and linemarking scheme, as shown in Attachments 3.1 – 3.6. 


 


ASSESSMENT 


 


Subdivision of 365-405 Denham Court includes the construction of nine (9) local streets, as 


shown below. The road network would result in 12 intersections. Taking into consideration the 


local road functions of Roads 4 and 1, and the expected future traffic conflicts, an intersection 


treatment in the form of a roundabout is proposed. 
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In addition to the roundabout, to reduce traffic speeds and conflict at the intersections of Roads 


3/1 and 9/4, raised thresholds at the intersections with giveaway priority controls are proposed.  


 


The developer has submitted design drawings of the roundabout, raised thresholds and 


associated signs and linemarking scheme, for Council’s approval. Design of these traffic 


facilities and regulatory signs and line marking scheme has been carried out in accordance with 


Austroads and TfNSW Road Design Guidelines. 


 


RECOMMENDATION  


 


That: 


 


1. The Committee supports the proposed roundabout, raised thresholds and associated 


regulatory signs and linemarking scheme, as shown in Attachments 3.1 – 3.6. 


 


2. Detailed design is to be submitted to TfNSW for review prior to prior to installation of the 


roundabout, raised thresholds and implementation of the signs and linemarking scheme. 


 


DISCUSSION 


 


The Committee discussed and supported the single lane roundabout, raised thresholds, at three 


intersections and regulatory signs and line marking scheme, subject to the detailed design being 


revised to address the following comments: 


 


• Physical barriers such as fencing, or landscaping is to be installed to prevent pedestrians 


considering the raised thresholds as pedestrian crossing facilities and having right-of-way.  


 


• The advisory speed limit signs shown on the drawing are to be deleted and referred to 


TfNSW for approval of the required speed management sign posting   


 


Detailed designs of the roundabout, raised thresholds and signs and linemarking scheme, are 


to be submitted to TfNSW for endorsement prior to installation. 


 


COMMITTEE’S RECOMMENDATION 


 


Council approves installation of a single lane roundabout, raised thresholds, at three 


intersections and regulatory signs and line marking scheme in the new subdivision as shown in 


the Attachments 3.1 – 3.6. 


 


Detailed designs of the roundabout, raised thresholds and signs and linemarking scheme, 


addressing the Committee’s comments are to be submitted to TfNSW for endorsement prior to 


installation. 
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ITEM 4  68 Speed Street, Liverpool – Proposed Car Park 


 
INTRODUCTION  
 
Council is proposing to construct a car park at 68 Speed Street, Liverpool. The car park requires 


the construction of new driveways as well as regulatory sign and line marking. 


 


The Committee is requested to support the required regulatory signs and linemarking scheme 


of the car park as shown in Attachment 4.1. 


 


ASSESSMENT 


 


Council is proposing to increase public car parking provision in the southern part of the Liverpool 


City Centre. The Liverpool City Centre Car Parking Strategy 2020-2030 includes the 


construction of 77 car parking spaces at 68 Speed Street. The site was previously occupied by 


the Share-care Learning Centre. 


 


The carpark site is at the south-eastern corner of Speed Street and Mill Road. The site is 


bounded by Mill Road to the north, Speed Street to the west, Shepherd Street to the south side 


and south-west railway line to the east. The site currently has vehicular access off Mill Road. 


 


The proposed car park includes the construction of two driveways, from Speed Street and Mill 


Road. The proposed driveway access from Speed Street is to ensure easy access to the 


proposed carpark to/from Speed Street (south) and Shepherd Street precinct. 


 


The car park has been assessed and approved under Part 5 of the NSW Environment Planning 


and Assessment Act.  However, traffic impact and configuration of the proposed driveways and 


required signs and line marking scheme require the Committee’s consideration prior to 


construction. 


 


Design of the required signs and line marking scheme has been carried out in accordance with 


Austroads Design Guide, Australian Standards and TfNSW Technical Directions. 


 


The driveway off Mill Road is a type one driveway in accordance with AS: 2890, to permit all 


turning movements and is considered acceptable.  


 


The driveway off Speed Street would also be type one driveway in accordance with AS 2890, to 


permit left-in and left-out turning movements. These movements off Speed Street could lead to 


traffic conflict with through traffic along Speed Street. 


 


To minimise this traffic conflict, a raised threshold on the southbound approach to the Speed 


Street and Mill Road roundabout is also proposed. In addition to the existing roundabout, a new 


roundabout will be installed at the Speed Street and Shepherd Street intersection. The   


Committee support the roundabout at its July 2018 meeting.  


 


The proposed carpark is proposed to be signposted with 2P, 4-10pm, Restricted Parking, Park 


in Marked Bays, and four accessible parking spaces. 


 


The Committee is requested to support the proposed raised threshold and associated regulatory 


signs and linemarking scheme for the car park as shown in Attachment 4.1. 
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RECOMMENDATION  


 


That: 


 


The Committee supports the proposed raised threshold and associated regulatory signs and 


linemarking scheme for the car park as shown in Attachment 4.1. 


 


DISCUSSION 


 


The Committee discussed and supported the carpark, proposed sings and linemarking and 


raised threshold subject to the following comments being addressed: 


 


• Traffic conflict at the proposed driveway off Speed Street is to be reduced by the restricting 


the driveway to entry only. 


 


• The driveway is to be located close to the property’s southern boundary, away from the 


existing roundabout. 


 


• The informal opening in the median island (in the Speed Street northern approach) is to 


be closed to form part of the splitter island.  


 


• An additional pedestrian access is to be provided at the southern west corner to Shepherd 


Street. 


 


Detailed design addressing the above comments are be submitted to the Committee Technical 


Members for endorsement prior to installation. 


 


COMMITTEE’S RECOMMENDATION 


 


1. Council approves signs and linemarking within the proposed carpark at the intersection of 


Speed Street, Mill Road and Shepherd Street, Liverpool, as indicated in Attachment 4.1. 


 


2. Detailed design addressing the following comments are be submitted to the Committee 


Technical Members for endorsement prior to installation: 


 


• Raised threshold across the northern Speed Street approach to the roundabout 


• The proposed driveway design off Speed Street restricted to entry only. 


• The informal opening in the median island (in the Speed Street northern approach) 


being closed to form part of the splitter island 


• Additional pedestrian access from the southern west corner to Shepherd Street. 
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ITEM 5  Stroud Avenue, Warwick Farm – Proposed Parking Restriction 


 


INTRODUCTION 
 
Council has received representations to install parking restrictions along sections of Stroud 


Avenue to permit deliveries and permit parking for adjoining horse stabling properties.  


 


The representations have outlined that parking by workers of the nearby industrial area 


effectively prevent horse float trucks entering number 17 Stroud Avenue, for deliveries and 


garbage collection. 


 


To address this concern 4P (8am-6pm) is proposed. The Committee is requested to support the 


required regulatory signs as shown in Attachment 5.1. 


 


ASSESSMENT 


 


Stroud Avenue is the north-south local street in the Warwick Farm equine precinct.  The street 


is close to the industrial area south of the equine precinct and attracts on-street parking by 


workers of the industrial precinct. 


 


The on-street parking is becoming a concern and as indicated above is preventing horse float 


trucks entering No. 17 Stroud Avenue, for deliveries and garbage collection. 


 


The on-street parking can be minimised with timed parking 4P, 7am-6pm MON-FRI, 8am-1pm 


SAT, is proposed. Most of the industrial properties have onsite parking.  In addition, sections of 


other streets in the industrial precinct has carriageway widths which can permit on-street 


parking.  


 


The location is within 1km of Warwick Farm railway station which is a nominated station for 


providing parking restrictions. It is noted that this location does not attract commuter parking. In 


addition, TfNSW has a proposal for additional commuter car parking spaces close to the 


Warwick Farm station and has commenced design investigation.  The proposed 4P should 


therefore not have unacceptable impact on commuter parking in the Warwick Farm Railway 


Station precinct. 


 


RECOMMENDATION 


 


That: 


 


1. The Committee supports the proposed 4P, 7am-6pm MON-FRI, 8am-1pm SAT 


restrictions along Stroud Avenue, Warwick Farm as shown in Attachment 5.1. 


 


DISCUSSION  


 


The Committee noted the TfNSW comment that as the proposed timed parking is within 1km of 


a nominated station (Warwick Farm), the agency’s endorsement is required, prior to Council’s 


approval and installation. 


 


The Committee supported the 4P, 7am-6pm MON-FRI, 8am-1pm SAT restrictions, subject to 


TfNSW endorsing the restrictions, in Stroud Avenue, Warwick Farm, as shown in Attachment 


5.1.            
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COMMITTEE’S RECOMMENDATION 


 


Council approves 4P, 7am-6pm MON-FRI, 8am-1pm SAT restrictions, along Stroud Avenue, 


Warwick Farm, as shown in Attachment 5.1. subject to TfNSW’s endorsement  







 _____________________________________________________________________________________________________ 
  2019/4899                     Agenda – 18 March 2020 
     


Page 14 of 33 


 


ITEM 6   Marsden Road, Liverpool - Proposed Raised Marked Pedestrian Crossing 


 
INTRODUCTION  
 


Council has received representations from the Marsden Road Public School Community to 


upgrade the existing combined marked and children’s crossing across Marsden Road in front of 


the school. 


 


The existing pedestrian crossing is deformed and during rainfall, water ponds on the crossing. 


A raised threshold (wombat) pedestrian crossing is proposed and design has been prepared in 


accordance with Austroads Road Design Guide, Australian Standards and TfNSW Technical 


Directions. 


 


The Committee is requested to support the proposed wombat crossing as shown in Attachment 


6.1. 


 


ASSESSMENT 


 


Marsden Road Public School fronts Marsden Road and its main entry is on the south side. There 


are two existing marked pedestrian crossings across Marsden Road at the school frontage. The 


southern pedestrian crossing is signposted as a combined crossing and has a school crossing 


supervisor. The school access gate adjacent to the northern side pedestrian crossing has been 


closed and is no longer used by the school community.  


 


Council has been receiving representations from the school community including a mayoral 


request for the existing southern crossing to be upgraded as the existing crossing is deformed 


and water ponds on the crossing during rainfall.  


 


In response, Council has prepared design for the requested upgrade as shown in Attachment 


6.1. The design has been carried out in accordance with Austroads Road Design Guide, 


Australian Standards and TfNSW Technical Directions.  


 


RECOMMENDATION  


 


That:  


 


The Committee supports upgrade of the existing marked pedestrian crossing across the section 


of Marsden Road in front of the school, to a raised marked combined crossing. 


 


DISCUSSION  


 


The Committee discussed and supported the following traffic facilities and works as shown in 


Attachment 6.1. 


 


• Upgrade of the existing combined pedestrian crossing facility along with associated signs 


and linemarking scheme in front of Marsden Road Public School, to a raised marked 


combined crossing; and  


 


• Removal of the existing speed hump across the southern section of Marsden Road in front 


of the school frontage.    
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COMMITTEE’S RECOMMENDATION 


 


• That Council approves upgrade of the existing combined pedestrian crossing facility in 


front of Marsden Road Public School, to a raised marked combined crossing; and removal 


of the existing speed hump in front of the school, as shown in Attachment 6.1.  
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ITEM 7  Various Streets – Cecil Hills Community Request for Traffic Calming devices 


 
INTRODUCTION  
 
At its January 2020 meeting, the Committee was advised that speed classification was being 


carried out along four streets in Cecil Hills to assess speeding concerns and identify the need 


or otherwise of traffic calming devices.  


 


The results of the speed classifications indicate that the 85th percentile speeds along Spencer 


Road and Lancaster Avenue are higher than 56 km/h in 50km/h speed zones. Design 


investigation including community consultation will be carried out to identify locations for 


installation of speed humps and the outcome will be presented to a future meeting. 


 


ASSESSMENT 


 


In response to Cecil Hills residents’ concerns about speeding, as indicated above speed 


classifications have been carried out along four streets (in Cecil Hills), refer Attachment for the 


location of speed counts. The results of the speed classifications are indicated below. 


 


Spencer Road 


Location Counting Period Direction Traffic Volume 
85th Percentile 


Speed 


Adjacent #16 


 
March 2020 


NB 3,287 vpd 59 km/h 


SB 3,508 vpd 57 km/h 


Adjacent #38 May 2015 
NB 2,969 vpd 59 km/h 


SB 3,097 vpd 60 km/h 


 


Lancaster Avenue 


Location 
Counting 


Period 
Direction Traffic Volume 85th Percentile Speed 


Adjacent #13 March 2020 
NB 1,087 vpd 58 km/h 


SB 1,285 vpd 59 km/h 


Adjacent #46 May 2015 
NB 1,090 vpd 57 km/h 


SB 1,110 vpd 56 km/h 


 


Gabriella Avenue 


Location 
Counting 


Period 
Direction Traffic Volume 


85th Percentile 


Speed 


Adjacent #29 


March 2020 
EB 319 vpd 45 km/h 


WB 316 vpd 47 km/h 


May 2015 
EB 359 vpd 49 km/h 


WB 336 vpd 50 km/h 


 


Edinburgh Circuit 


Location Counting Period Direction 85th Percentile Speed 


Adjacent #45 March 2020 
EB 51 km/h 


WB 53 km/h 


Adjacent #88 Aug 2019 EB+WB 42.6 km/h 


Adjacent #100 Aug 2019 EB+WB 51.9 km/h 


Adjacent #153 Feb 2010 
EB 55 km/h 


WB 54 km/h 
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From the traffic counts, the 85th percentile speeds are as follows: 


 


• Spencer Road and Lancaster Avenue - between 57 and 60km/h;  


• Edinburgh Circuit – approximately 55km/h  


• Gabriella Avenue - Approximately 50km/h  


 


Hence, the Committee is requested to provide in-principle support for raised thresholds at the 


following location: 


 


Lancaster Avenue, between two intersections with Balmoral Circuit), and  


Spencer Road – between the two Feodore Drive intersections.  


 


No additional raised thresholds are suggested across sections of Gabriella Avenue and 


Edinburgh Circuit, Cecil Hills. 


 


The Committee is to note that design investigations including community consultation will be 


carried out to identify locations for the recommended raised thresholds and will be presented to 


the Committee at a future meeting. 


 


RECOMMENDATION  


 


That:  


 


1. The Committee supports the provision of raised thresholds across sections: 


 


• Lancaster Avenue section between two intersections with Balmoral Circuit, and  


• Spencer Road between its two intersections with Feodore Drive. 


 


2. Council to undertake design investigation and community consultation for the proposed 


thresholds across sections of Lancaster Avenue and Spencer Road and presents the 


designs a future Committee meeting. 


 


DISCUSSION 


  


The Committee supported the installation of raised thresholds in: 


  


• Lancaster Avenue, between two intersections with Balmoral Circuit, and   


• Spencer Road section between two Feodore Drive intersections 


   


In addition, the Committee noted that Edinburgh Street residents have continued making 


representations, after recent line marking which has narrowed opposing traffic lanes, for speed 


hump/s to be installed across sections of the street. 


 


The Committee recommended that Council undertakes community consultation with Lancaster 


Avenue, Spencer Road and Edinburg Circuit residents, for installation of possible speed humps. 


 


If the speed humps are supported, a further report with detailed designs is to be presented a 


future Committee meeting. 
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COMMITTEE’S RECOMMENDATION 


  


Council undertakes community consultation with Lancaster Avenue, Spencer Road and 


Edinburg Circuit residents, and if support prepare and present detailed designs of speed humps 


to a future Committee meeting. 
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ITEM 8  
Special Event – Street Parade, Liverpool by Australian Air League on 24 May 
2020 


 
INTRODUCTION  
 
Council has received an application from The Australian Air League, Moorebank Squadron to 


conduct a rolling street parade along a number of streets in Liverpool City Centre on Sunday, 


24 May 2020. 


 


The Committee is requested to consider and support the rolling parade route and classify the 


event as a Class 2 Special Event, in accordance with Transport for NSW (TfNSW) Special Event 


Planning & Resource Matrix Guide.  


 


ASSESSMENT 


 


The Australian Air League is a youth organisation for boys and girls which encourages interest 


in aviation as a career or hobby. The organisation is self-funding and is staffed by volunteers 


who give their time generously to achieve its goals. The Australian Air League has no political, 


racial or religious affiliation. 


 


Aims and objectives of the Australian Air League include promotion and encouragement of the 


development of Aviation in the Youth of Australia, good citizenship, ingenuity and 


resourcefulness and development of physical and mental abilities of its members 


 


Proposed Rolling Street Parade Route 


 


The organisers are proposing to commence the street parade from Apex Park and proceed 


along sections of Elizabeth Drive and Elizabeth Street, through Macquarie Mall, then along 


sections of Moore Street, College Street and to terminate in Bigge Park as shown in Attachment 


8.1. 


 


Expected Numbers and Durations 


 


The organisers are expecting approximately 250 people to take part in the march.  It is scheduled 


to commence at 2pm on Sunday, 24 May 2020.  The march will consist of marching units and 


band. No vehicle will be part of the march.  


 


Expected Traffic Impact 


 


Sections of the street parade route are bus routes and would affect passenger bus services 


along the affected routs routes.  In addition, it would affect general traffic movements, and could 


affect emergency services.   


 


To minimise possible impacts, the event organisers are to work with Council, local bus 


companies and the Police in the lead up to the event, to minimise impact on bus movements, 


and the local community. 


 


The event organisers are yet to confirm how the rolling road closures would be managed. A 


combination of traffic controllers and police management is required.  A confirmation of the NSW 


Police Force management is required prior to Council’s approval. 
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Event Classification 


 


Due to the scale and nature of the street parade, and possible impact, the event is considered 


to be of a Class 2 Special Event, in accordance with TfNSW’s Special Event Planning & 


Resource Matrix.   


 


This requires submission to the TfNSW for endorsement. 


 


Required Conditions 


 


Required conditions for the class 2 event includes the following: 


 


• Submission of a Special Event Transport Management Plan Traffic Management Plan to 


the TfNSW for endorsement 


• Police approval for the management of the associated rolling road closures 


• Advertisement of the event in local newspapers 


• Road Occupancy License to be obtained from Transport Management Centre. 


 


The Committee is requested to support the route and classify the event as Class 2. 


 


RECOMMENDATION  


 


That:  


 


1. The Committee classifies the event as a Class 2 Special Event with all associated 


conditions including: 


 


• Submission of a Traffic Management Plan to the TfNSW for endorsement 


• Police approval for the management of the associated rolling road closures 


• Advertisement of the event in local newspapers 


• Road Occupancy License to be obtained from Transport Management Centre. 


 


2. The Committee supports the Australian Air League march through the Liverpool City 


Centre on 24 May 2020 along the route as shown in Attachment 8.1. 


 


3. Council liaises with the event organisers, Police and local bus companies to minimise 


traffic impacts of the event. 


 


DISCUSSION 


 


The Committee discussed and supported classification of the event as a Class 2 Special Event 


requiring submission of Special Event Transport Management Plan for the TfNSW 


endorsement. 


 


COMMITTEE RECOMMENDATION 


 


That Council classify the event as Class 2 Special Event requiring submission of Special Event 


Transport Management Plan for TfNSW endorsement. 


 


NOTE:  The applicant has subsequently advised that due to current pandemic the event will 


not proceed, and the special event application is withdrawn. 
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ITEM 9  
Special Event – Street Parade, Liverpool Ganeshotsava Procession on 30 
August 2020 


 


INTRODUCTION 
 


Council has received an application from Friends of India Australia Incorporated, a not for profit 


social and cultural organisation, to hold a street parade, ’Ganeshostsava Procession’ along a 


number of streets in the Liverpool City Centre on Sunday, 30 August 2020. 


 


The event requires rolling road closures of sections of Northumberland Serviceway, 


Northumberland Street, Memorial Avenue and Macquarie Street to access Macquarie Mall, refer 


Attachment 9.1. 


 


The Committee is requested to consider and support the parade route and classify the event as 


a Class 2 Special Event, in accordance with the TfNSW’s Guide to Traffic & Transport 


Management for Special Events. 


 


ASSESSMENT 


 


The annual Festival of Ganeshostsava has been held at the Whitlam Centre for the last 25 


years. To celebrate its 25th year the organisers are seeking approval for a street parade on 


Sunday, 30 August 2020 along a number of streets in the Liverpool City Centre.  


 


Proposed Rolling Street Parade Route 


 


The street parade would commence from Northumberland Serviceway, left turn into 


Northumberland Street, eastward along Memorial Avenue, left turn into Macquarie Street to 


access Macquarie Mall.  


 


The organisers advised that the proposed route has been discussed and agreed to with the 


police.  


 


Expected Numbers and Durations 


  


The street parade is likely to commence at 3pm for the event between 3.30pm and 4.30pm at 


the Macquarie Mall.  


 


Expected Traffic Impact 


 


Sections of the street parade route are bus routes and would affect passenger bus services 


along the affected routs routes.  In addition, it would affect general traffic movements, and could 


affect emergency services.   


 


To minimise possible impacts, the event organisers are to work with Council, local bus 


companies and the Police in the lead up to the event, to minimise impact on bus movements, 


and the local community. 


 


Event Classification 


 


Due to the scale and nature of the street parade, and possible impacts, the event is considered 


to be of a Class 2 Special Event, in accordance with TfNSW’s Special Event Planning & 


Resource Matrix.   
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Required Conditions 


 


Required conditions for the class 2 event includes the following: 


 


• Submission of a Special Event Transport Management Plan Traffic Management Plan to 


the TfNSW for endorsement 


• Police approval for the management of the associated rolling road closures 


• Advertisement of the event in local newspapers 


• Road Occupancy License to be obtained from Transport Management Centre. 


 


The Committee is requested to support the route and classify the event as Class 2. 


 


RECOMMENDATION 


 


That:  


 


1. The Committee classifies the event as a Class 2 Special Event with all associated 


conditions including: 


 


• Submission of a Traffic Management Plan to the TfNSW for endorsement 


• Police approval for the management of the associated rolling road closures 


• Advertisement of the event in local newspapers 


• Road Occupancy License to be obtained from Transport Management Centre. 


 


2. The Committee supports the ’Ganeshostsava Procession’ through the Liverpool City 


Centre on 30 August 2020 along the route as shown in Attachment 9.1. 


 


DISCUSSION 


 


The Committee discussed and supported classification of the event as Class 2 Special Event 


requiring submission of Special Event Transport Management Plan for the TfNSW 


endorsement. 


 


COMMITTEE RECOMMENDATION 


 


3. That Council classify the ’Ganeshostsava Procession’ through the Liverpool City Centre 


on 30 August 2020 event as a Class 2 Special Event with all associated conditions 


including: 


 


• Submission of a Traffic Management Plan to the TfNSW for endorsement 


• Police approval for the management of the associated rolling road closures 


• Advertisement of the event in local newspapers 


• Road Occupancy License to be obtained from Transport Management Centre. 
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ITEM 10  Various Streets, Liverpool LGA – Proposed Minor Traffic Facilities  


 
INTRODUCTION  
 
Council has received a number of minor traffic related requests from Councillors, Community 


Forums, and Federal and State Members of Parliament on behalf of local residents. 


 


The Committee is requested to note and support the proposals outlined for the following 


requests. 


 


ASSESSMENT  


 


1. Ron Darcy Oval, Miller – Proposed Bus Stop and Bus Zone 


 


Council has received representation from the federal member for Werriwa for a Bus Stop 


and a bus zone to be installed on either side of Cabramatta Avenue in front of the Ron 


Darcy Oval. 


 


Transit Systems have assessed the request and has advised that the requested bus zone 


and stop can be installed with concrete pads.  


 


Recommendation: The Committee supports Bus Stop and Bus Zone on either side of 


Cabramatta Avenue in front the Ron Darcy Oval. 


 


2. Ernest Avenue, Chipping Norton – Request for a marked pedestrian crossing  


 


Council has received representation for a marked pedestrian crossing facility to be 


installed across the section of Ernest Avenue in front of Chipping Norton Shopping Centre.  


 


The request is to provide a safe pedestrian crossing facility for school children and older 


members of the community who have to cross Ernest Street to access the shopping 


centre.  


 


Pedestrian and Traffic counts have been carried out and the results is as indicated in the 


table below: 


 


 


 


 


 


 


The above results indicate that there is a strong pedestrian design line across the section 


of Ernest Avenue in front of the shopping centre. However, the results does not meet the 


warrant for a marked pedestrian crossing.  


 


As the crossing is predominantly used by school children and the elderly it meets the 


special warrant for a marked crossing when taking the age of the pedestrian into 


consideration. 


 


Recommendation: The Committee support installation of a raised pedestrian threshold 


across the section of Ernest Avenue in front the shopping centre.  


 AM PM 


Traffic 740 veh/hr 660 veh/hr 


Pedestrian 62 ped/hr 72 ped/hr 


Pedestrian*Traffic 45,880 47,520 
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3. Talana Hill Drive, Edmonds Park – Request for traffic calming devices 


 


Council has received a petition with 18 signatures concerning traffic speed and road safety 


along Talana Hill Drive with a request for to Council to consider installation of calming 


devices. The petition includes photographs of recent crashes along the street. 


 


Talana Hill Drive is a local collector road between Camden Valley Way to the north and 


Jardine Drive to the south. The street provides access to a number of adjoining residential 


properties and side streets. 


 


The street is approximately 720m long and has a carriageway width between 7.4m and 


10.7m. It accommodates a single traffic lane and on-street parking along most of sections 


of the street. The section of the street close to Camden Valley Way and at the intersections 


with Ladysmith Drive and Kimberley Drive are line marked with ‘BB’ lines.  


 


The TfNSW crash data indicates that there has been one recorded casualty crash, 


involving a pedestrian, in the street. 


 


Considering the speeding concern and crashes, it is recommended that the remaining 


sections of the street to be line marked with separation line (S1) and edge line (E1) to 


democate opposing traffic movements and on-street parking in the section between 


Bergendal Drive and Jardine Drive. 


 


The linemarking would provide 3.0-3.2 traffic lanes and approximately 2.1m of kerbside 


parking lanes. The linemarking would narrow the traffic lanes and marginally reduce 


speeding. In addition, the police has been requested to include the street in their speed 


enforcement.  


 


RECOMMENDATION 


 


That:  


 


• The Committee supports separation line (S1) and edge line (E1) in Talana Hill Drive 


section between Bergendal Drive and Jardine Drive, Edmondson Park. 


 


• Council to advise community of the action taken.  


 


DISCUSSION 


 


The Committee discussed and supported the following traffic facilities: 


 


• Bus Zones on either side of Cabramatta Avenue in front the Ron Darcy Oval (Michael 


Wenden Aquatic Leisure Centre).  The Committee noted that there is existing Bus Zone 


along the northern side of the road, and a bus stop on the southern side is appropriate.     


 


• Separation line (S1) and edge line (E1) in Talana Hill Drive section between Bergendal 


Drive and Jardine Drive. 


 


With regards to the proposed pedestrian crossing across Ernest Avenue, TfNSW representative 


requested that Council is to provide pedestrian categories including disabled persons, school 


children, pedestrian with trollies, strollers etc.), and for further assessment of the proposed 


facility. 







 _____________________________________________________________________________________________________ 
  2019/4899                     Agenda – 18 March 2020 
     


Page 25 of 33 


 


 


Subject to TfNSW support, detailed design of a raised pedestrian crossing is to be presented a 


future Committee meeting. 


 


COMMITTEE’S RECOMMENDATION 


 


That Council approves: 


  


1. Installation of a ‘Bus Zone’ along southern side of Cabramatta Avenue, Miller, in front of 


Michael Wenden Aquatic Leisure Centre. 


 


2. Installation of Separation (S1) and Edge (E1) line markings in sections of Talana Hill Drive, 


between Bergendal Drive and Jardine Drive, Edmondson Park, as shown the report 
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ITEM 11  
Bernera Road and Greenway Drive, Edmondson Park - Proposed Signs and 
Linemarking Scheme 


 
INTRODUCTION 
 
Frasers Property is developing the southern part of the Edmondson Park Town Centre. As part 


of the development, new roads are being constructed including a north-south road off 


Campbelltown Road Bernera Road and an east-west road Greenway Road.  


 


In addition, a development consent for the development requires the installation of a roundabout 


at MacDonald’s Road and Henderson Road. The developer has submitted detailed design of 


the roundabout and a sign and linemarking scheme along the new constructed roads for Council 


approval. 


 


The Committee is requested to consider and support the roundabout and proposed signs and 


linemarking scheme, as shown in Attachment 11.1 – 11.2. 


 


ASSESSMENT 


 


The Edmondson Park Town Centre (south) currently under construction, will include retail, 


commercial and residential developments. The development site is between Campbelltown 


Road and the south-west railway line.  


 


As part of the development, new public road sections including Bernera Road an east-west 


Greenway Road, and other local neighbourhood streets are being constructed. 


 


At its March 2018 meeting, the Committee supported concept design of the road layout including 


sign and line marking scheme. Civil construction of the two roads have been completed. The 


developer has submitted signs and line marking scheme as shown in Attachment 11.1 – 11.2 


for Council approval. 


 


In addition, as part of the development assessment, it was identified that to manage traffic 


movements at the intersection of Bernera Road and Henderson Road (south of the railway line), 


the existing painter roundabout is to be formalised. The roundabout would have two lanes along 


the Bernera Road approaches and a single lane in each direction along Henderson Road.  


 


Design of the roundabout and the signs and linemarking have been carried out in accordance 


with Austroads and TfNSW Road Design Guidelines, Australian Standards and TfNSW 


Technical Directions and is recommended with the following amendments: 


 


a) ‘No Stopping’ signs to be supplemented with C3 yellow ‘No Stopping’ edge linemarking in 


accordance with the RMS guidelines 


 


b) The proposed marked pedestrian crossing to be removed and resubmitted later on when 


it meet the warrants for a crossing. 


 


RECOMMENDATION  


 


That: 


 


The Committee supports the roundabout and proposed signs and linemarking scheme, as 


shown in Attachment 11.1 – 11.2. 
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DISCUSSION 


 


The Committee discussed and supported the signs and linemarking scheme along sections of 


Bernera Road and Greenway Drive and a roundabout at Bernera Road and Henderson Road 


intersection, as shown in Attachments11.1 – 11.2.   


 


Detailed design of the roundabout is to be submitted to TfNSW for endorsement prior to 


installation. 


 


COMMITTEE’S RECOMMENDATION 


 


That Council approves: 


 


• Signs and linemarking scheme along sections of Bernera Road and Greenway Drive, 


Edmondson Park. 


  


• Installation of a roundabout at Bernera Road and Henderson Road intersection. 
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ITEM 12  
220 McIver Avenue and 195 Southern Cross Avenue, Middleton Grange - 
Signs and linemarking  


 
INTRODUCTION  
 
Development consent for the subdivision of 220 McIver Avenue and 195 Southern Cross 


Avenue, includes construction of new roads and associated sign and linemarking scheme. 


 


The developer has submitted design drawings of signs and linemarking scheme, for Council’s 


approval.  


 


The Committee is requested to support the proposed signs and linemarking scheme, as shown 


in Attachment 12.1 – 12.2. 


 


ASSESSMENT 


 


Subdivision of 220 McIver Avenue and 195 Southern Cross Avenue, Middleton Grange, 


includes the extension of three (3) east-west local streets, namely Ambrose Avenue, Flying 


Avenue and Lores Street as well as Flight Circuit. A locality map of the property to be subdivided 


as shown below. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


The road layout would result in four (4) new T-intersections and a 4-way intersection at the Flight 


Circuit and McIver Avenue intersection. Signs and linemarking drawings have been carried out 


in accordance with TfNSW Road Design Guide as shown in Attachments 12.1-12.2. 


 


The designs are acceptable. However, the linemarking at the resulting 4-way intersection needs 


to be amended to show priority control.  
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RECOMMENDATION  


 


That: 


 


The Committee supports the proposed signs and linemarking scheme, as shown in Attachments 


12.1 – 12.2. 


 


 


DISCUSSION 


 


The Committee discussed and supported regulatory signs and linemarking scheme, along 


sections of Flight Circuit and McIver Avenue including intersections, as shown in Attachments 


12.1 and 12.2. 


 


COMMITTEE’S RECOMMENDATION 


 


That Council approves signs and linemarking scheme along sections of Flight Circuit and McIver 


Avenue including intersections, Middleton Grange, as shown in Attachments 12.1 and 12.2. 
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ITEM 13  ITEMS APPROVED UNDER DELEGATED AUTHORITY 


 
INTRODUCTION  


 


This item provides a summary of minor traffic facilities that have been approved under the 


Liverpool Pedestrian, Active Transport and Traffic Committee Delegated Authority by TfNSW 


and Police representatives over the two-month period, between 9 January 2020 and 8 March 


2020.   


 


Delegated 


Authority No. 
Location Description of Proposal 


2019.052 
Franklin St, Chipping 


Norton 
Installation of BB Lines 


2019.053 Frangipane Ave, Liverpool Installation of No Stopping restrictions 


2019.054 Charles St, Liverpool Works Zone 


2019.055 
Anzac Mews, Wattle 


Grove 
Installation of No Stopping restrictions 


2019.056 Holland Cres, Casula Installation of No Stopping restrictions 


2020.001 Liverpool City Centre Change 15min free parking to 30min 


2020.002 
Bigge & Campbell Sts, 


Liverpool 


Various changes to school time parking 


restrictions 


2020.003 
Alcock Ave & Harpur 


Place, Casula 
Installation of No Stopping 


2020.004 Goulburn St, Liverpool Temporary alteration of 1P to No Stopping 


2020.005 Secant St, Liverpool 2P parking 


043772.2020 Bardia Pde, Holsworthy Installation of No Parking 


042900.2020 Shepherd St, Liverpool Works Zone 


2020.006 
Aukane St & Lord Howe 


Dr, Green Valley 
Installation of C3 Yellow lines 


2020.007 
Woodside Ave, West 


Hoxton 
Installation of BB Lines 


 
RECOMMENDATION  
 
The Committee notes the above Delegated Authority applications approved by the NSW Police 


Force and Transport for NSW (TfNSW) representatives over the two-month period between 8 


January 2020 and 8 March 2020.   


 


DISCUSSION 


 


The Committee noted and reaffirmed support for the minor traffic facilities approved under 


delegated authority by the NSW Police Force and Transport for NSW (TfNSW) representatives 


over the two-month period between 8 January 2020 and 8 March 2020.  


 


COMMITTEE’S RECOMMENDATION 


 


That Council approves the minor traffic facilities approved under delegated authority by the 


NSW Police Force and Transport for NSW (TfNSW) representatives over the two-month period 


between 8 January 2020 and 8 March 2020.  
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INTRODUCTION  


 


The Committee discussed the following Technical Discussion Items and made the following 


recommendations. 


 


TD1 -  Kingsford Smith and Flynn Avenue, Middleton Grange roundabout – Road safety 


findings  


 


At the local community’s request, a road safety audit has been carried out at the existing 
roundabout. The safety audit has identified the need for minor improvements including 
completion the kerb and guttering on the eastern sides of the roundabout, foot paving, provision 
of pedestrian crossing facilities (in the medium/long) and improved linemarking. 
 
Design of these improvements will be carried out and presented to the Committee at a future 
meeting for further consideration. 
 
DISCUSSION 
 
The Committee discussed and supported the above recommended improvement works, noting 
that pedestrian footpath links at the roundabout need to be improved.  
 
In addition, the Committee noted the safety auditors’ concern about traffic speed along the 
eastern Flynn Avenue approach to the roundabout, and recommended that Council undertakes 
community consultation for installation of a raised threshold. If supported, detailed design of the 
facility is to be presented to a future meeting. 
 
COMMITTEE’S RECOMMENDATIONS  


 


That Council undertakes: 


 


• The improvements works identified in the road safety audit i.e. construction of kerb and 


guttering, and footpath paving on the eastern side of the existing roundabout 


 


• Community consultation and if supported detailed design of a raised threshold in the Flynn 


Avenue section between Kingsford Smith Avenue and Monkton Avenue, Middleton 


Grange 


 


TD2 - Adams Road, Luddenham – Proposed temporary road closure 


 


As part The Northern Road upgrade, TfNSW contractor, (carrying out a portion of the road 
upgrade near Luddenham) is proposing to close a portion of Adams Road for approximately 12 
weeks to reconstruct a new The Northern Road and Adams Road intersection.   
 
TfNSW and the contractor’s representatives attended the meeting and provided details of the 
proposed temporary road closure and traffic calming devices along Adams Road. 
 
The contractor advised it has obtained required approvals from the Transport Management 
Centre (TMC) for the proposed temporary road close and associated detours. Community 
consultation has been carried out and no objections have been received.  During the road 
closure local assess will be provided to the remaining properties that has direct access off the 
section of Adams Road to be closed. 
 
The Committee was also advised that detailed design of the proposed traffic calming devices 
along Adams Road would be presented a future Committee meeting. 


TECHNICAL DISCUSSION ITEMS  
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COMMITTEE’S RECOMMENDATIONS  


 


The Committee discussed and supported the proposed temporary road closure and associated 
detours. 
 
Detailed design of the proposed traffic calming devices along Adams Road, Luddenham, be 
presented to the Committee at a future meeting. 
 
TD3 - Walder Road Hammondville – Request for parking restrictions  
 


The representative of the Local Member for Holsworthy advised a local resident is requesting, 
‘No Stopping’ parking restriction along the northern side of the Walder Road, between 
Heathcote Road and Meehan Avenue, as parked vehicles affect safe exit from Meehan Avenue. 
 
The Committee noted that the parking restriction is appropriate, and approval is to be sought 
under delegated authority. 
 


COMMITTEE’S RECOMMENDATIONS  


 


The Council seeks approval for the requested ‘No Stopping’ parking restriction along the 
northern side of the Walder Road, between Heathcote Road and Meehan Avenue, under 
delegated authority. 
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INTRODUCTION  


 


The Committee discussed the following General Business items and the Committee made the 


following recommendations. 


 


GB1  Request for Keep Clear signage at the Moore Street and Bigge Street Intersection 


 


The Committee note a request from Transit Systems, for ‘Keep Clear’ treatment at the Moore 


Street and Bigge Street intersection, Liverpool. 


 


The request is to reduce traffic congestion caused by northbound traffic queuing through the 


intersection and cannot clear prior to the green phase for the eastbound traffic.  


 


TfNSW representative advised that such a treatment is not in accordance with their Guidelines 


and is not supported.  The Committee noted that the congestion is due to traffic queuing from 


the Bigge Street and Warren Serviceway signalised intersection. TfNSW is to be requested to 


review traffic signal phasing of the existing/adjacent Bigge Street/Moore Street and Bigge 


Street/Warren Serviceway signalised intersections. 


 


COMMITTEE’S RECOMMENDATIONS:  


 


That Council requests TfNSW to review and coordinate traffic signal phasing of the 


existing/adjacent Bigge Street/Moore Street and Bigge Street/Warren Serviceway signalised 


intersections. 


 
GB2  Request for Wattle Grove Shopping Centre direction signage 


 


The representative of the Local Member for Holsworthy requested on behalf of Wattle Grove 
Shopping Centre’ the required approval for approval and installation of a  ‘Wattle Grove 
Shopping Centre’ directional sign at the Heathcote Road/Wattle Grove Intersection. 
 
He advised that the shopping centre owners have approached TfNSW for approval and that the 
agency has no objection, as such signs can be installed with Council’s approval. 
 
Council is to seek confirmation from the Local Member office or TfNSW that the directional sign 
can be installed with Council’s approval. 
 
COMMITTEE’S RECOMMENDATIONS:  


 
Council seeks confirmation from the Local Member office or TfNSW that the directional sign can 
be installed with Council’s approval. 
 


GENERAL BUSINESS ITEMS   








  This meeting was recorded for minute taking purposes 
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OPEN 
Meeting opened at 2:33 pm 
 
1. WELCOME, ATTENDANCE AND APOLOGIES 
Clr Hagarty opened the meeting and noted all apologies. 
 
2. DECLARATIONS OF INTEREST 
Clr Hagarty declared a non-pecuniary interest as a member of Macarthur FC. 
 
3. AGENDA ITEMS: PRESENTATIONS 
3.1 William Inglis Hotel Development Plans  
Mark Webster introduced the design concept for the Riverside Stables at Warwick Farm.   
The company is taking Council’s objectives of activating the Georges River into consideration 
within its concept plans; 


Jonathan Knapp provided the following overview of the design concepts: 


• Site B proposes key moves for garden activation and a microbrewery, allowing wedding 
functions, pavilion dining, outdoor space for children and community events; and 


• Site A proposes a mixed-use tower to potentially consist of amenities such as childcare, 
commercial office space, food and beverage outlets, hotel accommodation for longer stay and 
penthouse views. 
 


Queries & Discussion 
i. Clr Shelton queried whether any customer feedback had been obtained in relation to the 


proposal. 
Mr Webster advised that customers are highly satisfied with the current hotel and have 
expressed demand for longer accommodation. 
 


ii. Clr Harle noted the physical inconsistencies of the design of the building with the existing hotel. 
Mr Webster advised that the corrugated iron design was selected to provide a country oasis 
appeal. 
 


iii. Clr Hagarty queried the timeline of completion for this project. 
Mr Knapp advised that this would depend on the direction of Mr Webster and the board of 
directors at the company, with addition of the existing planning controls and development 
applications which can impact timelines.       
Manager Planning & Transport Strategy noted that he is open to arranging a discussion in 
future on a planning proposal for the site. 


 
3.2 Cleanaway Proposed Energy & Resource Recover Centre at Eastern Creek 
Mikaela Orme and Jeremy Huynh provided an overview on the proposed Energy & Resource 
Recover Centre. The highlights were as follows: 
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• Energy from waste refers to the recovery of residue energy from materials of waste, heat and 
electricity. This technology is used widely in many European countries such as Germany & 
France; 


• The facility will be taking 500 thousand tonnes of waste from Sydney to convert to energy; 


• Best practise procedures have been taken to ensure the proposed project does not present 
risks to human health; 


• The project will provide jobs and economic benefit for Western Sydney. During the 36-month 
construction period, it is estimated that approximately 1800 construction jobs will be created 
and once fully operational, a further 50 jobs will be created to support the growth of the 
industrial hub; 


• Environmental benefits of this project include the diversion of waste from landfill, particularly 
the rot of organic waste that emits methane;  


• Two main landfills for Sydney’s waste include Lucas Heights and Goulburn which are filling up 
to capacity and question is made for the next course of action. Recovering energy from waste 
will become more cost effective compared to sending waste to landfill; and 


• Community engagement has been made on this proposal via door knocking, on site education 
centres and workshops.  


 
Queries & Discussion 


i. Clr Harle noted that the NSW Government has restrictions in place on the burning of certain 
materials and queried whether usage of items from the red bin are permitted. 
Ms Orme advised of a waste policy framework where 25% of waste can be taken from the red 
bin with a two-bin system, 40% taken with a three-bin system and 100% taken with just food 
garden and organics.  
 


ii. Clr Rhodes queried how many Council areas are required to make these facilities operational. 
Ms Orme advised that the company will be looking to take Council and commercial waste. 
Contracts will be sourced with Councils to collect a 1000 tonnes per year.  
 


iii. Clr Rhodes noted emissions resulting due to the transportation of waste to the facility. 
Mr Huynh advised that a life cycle assessment will be made in future to consider truck 
movements. Additionally, the destination of the waste will be modified as they are currently 
transported to Lucas Heights and Goulburn. 
 


iv. Clr Rhodes requested feedback from the presenters on their view to the air pollution in Western 
Sydney. 


Ms Orme assured that Cleanaway will conform to the air quality standards adopted in Europe, 
in particular, the Industrial Emissions Directive (IED).   
 


v. Clr Hagarty noted that this proposed facility will be in the vicinity of other industrial 
organisations and queried whether actions will be taken to avoid negative public perception of 
the company’s services, of being akin to others. 
Ms Orme advised that community face to face engagement has been made with stakeholders 
such as door knocking, pop ups at shopping centres, website information and the hosting of 
the Citizen’s Panel. 
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3.3 Public School Infrastructure Plans in Liverpool LGA 
Paul Hedge provided an overview on plans for the public-school infrastructure in Liverpool. The 
highlights were as follows: 


• School projections are being assessed through to 2036. This is based on information from the 
Department of Planning, Industry & Environment (DPIE), namely the population forecast on an 
LGA basis and the dwelling forecasts across Sydney metro; 


• Liverpool Public School is operating at its maximum capacity and is mostly constrained by the 
open space available and heritage significant zones along Bigge Street; 


• A new school has been announced for the Liverpool electorate. The specific location is yet to 
be identified; 


• Planning funding has been announced for the upgrade of Liverpool Boys and Liverpool Girls 
High Schools; 


• Data predictions from DPIE illustrate that the student population will double in the CBD, 
therefore indicating a service need for additional public-school capacity; and 


• Liverpool West Public School is undergoing planning for refurbishment and upgrades.  
  
Queries & Discussion 


i. Clr Shelton queried whether Liverpool Public School may be considered as potential site for 
sale. 
Mr Hedge advised that the school is integral to meeting Liverpool’s service needs until 2036. 
Such a decision is not being made at this point in time. Funds will be allocated for maintenance 
however no major capital interventions are being made. 
 


3.4 Liverpool City Centre (LCC) Retail Study 
Kieran Woolfe presented the summary and findings of the LCC Retail Study. Following the recent 
zoning changes in the Liverpool CBD to allow mixed use developments, this study acts as a guide 
for retail development and expanding Liverpool’s economy. The highlights were as follows: 


• There is a need to have the right tenant combination to avoid lot vacancies and determining 
what works in each location of the CBD. Retail development should be concentrated on 
Macquarie Street as the key retail artery in the CBD, with a high level of amenities; 


• Significant opportunities exist in hospitality and catalyst developments. Such developments 
can change the issue of Liverpool’s perception in the community; and 


• Future retail characters were discussed for the precincts of Westfield, Terminus Street, 
Macquarie Street South, George Street, Scott Street and Civic/Health. 


 
Queries & Discussion 


i. Clr Hagarty queried whether this study is aligned with the Liverpool City Centre Public Domain 
Masterplan. 


Senior Officer City Precinct confirmed that consultation had been made internally with multiple 
departments in relation to this study, as well as external developers such as Westfield and the 
universities in the CBD.  
This study will be circulated to developers as an advisory document. Council’s Development 
Applications (DA) Team will be liaised with to incorporate this study into future DAs for 
Liverpool. 
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Manager Planning & Transport Strategy added that there is no need to change the planning 
controls, however the study does lead to future thinking around changes that may be required 
over the next few years.  
 


ii. Clr Shelton queried whether any further plans were announced apart from the Macquarie 
Street Spine, as discussions for Westfield integration with the Liverpool CBD have been 
continuing for a decade. 
Mr Woolfe acknowledged that this is a challenging problem replicated across Sydney. A focus 
on tenant mixes with food and beverage areas will assist to counter this issue.  


Director Property & Commercial Development added that the current DA approved for 
Westfield consisting of an entertainment precinct will aim to address this issue and integrate 
with the CBD. Liverpool can also have a point of difference with its own precincts of food and 
retail offering. 
 


iii. Clr Rhodes added that Liverpool is currently lacking a strong identity and that it would be ideal 
to encourage uniqueness into Liverpool through innovation and knowledge. 
 


3.5 Macarthur FC and the wider community 
Gino Marra and Fayssal El Sari presented to the Panel on the Macarthur FC community strategy. 
The highlights were as follows: 


• The sole focus of the club is community and football with memberships and community 
engagement from locations of Bankstown to Wollondilly, Fairfield and Penrith; 


• Financial contributors to the club include Campbelltown City Council, Western Sydney 
University, Walker Corporation and Macarthur Square; 


• Engaging with the Liverpool community will be central to the growth of the club. Interests were 
expressed for the club to engage with Liverpool City Council on future programs;  


• Research data for southwest Sydney indicated that 40% of children aged between 5 – 11 are 
overweight or obese, therefore the club is targeting this demographic; 


• Key pillars include community cohesion, health and wellness and indigenous programs; and 


• The club engages with the community, government, research partners and the private sector 
to shape, review and help deliver their programs. 


 


 Queries & Discussion  
i. It was noted that Macarthur FC is partnered with Campbelltown, Camden and Wollondilly 


Councils. Clr Hagarty queried what programs these Councils are involved with. 
It was advised that Campbelltown are involved with school holiday programs, Camden have a 
festival focus and Wollondilly had previously held two major events. 


 
4. STANDING AGENDA ITEMS 
4.1 City Economy Update 


Manager City Economy provided an update on the city economy for the Q2 2019 quarter. The 
highlights were as follows: 


• 885 new jobs were created in the quarter. The unemployment rate had reduced to 4.8% from 
Q2 2019. Growth in the sectors of community, health, education and construction had led to 
this result;  
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• 395 DA’s were lodged compared to 240 in Q2 2019, and overall these DA’s are worth $184 
million. Council is in the process of working with commercial operators to invest in Liverpool;  


• Various companies have opened operations in the LGA such as Calvin Klein at Fashion Spree, 
CEA at Bringelly and Intertrading at Prestons; 


• Events held in Q2 included the New Zealand Delegation Tour of Liverpool and delegations 
from Enterprise Singapore, Vietnam and Sweden. Liverpool was promoted as an innovation 
precinct; 


• Liverpool was showcased through the Aerotropolis Symposium, therefore promoting the area 
to foundation partners;  


• Invest Liverpool was held at the William Inglis Hotel with 200 investors and developers in 
attendance. The event focused on why Liverpool is a good business destination. There is 
demand for commercial operations however there are insufficient anchor tenants. Council will 
be campaigning over the following twelve months to secure anchor tenants; and 


• The New Zealand Health Innovation Trade Delegation will be held on 13 – 17 March in 
Auckland.     


 
4.2 Major Developments Update 
Coordinator Development Assessment provided the major developments update.  


• There will be a demolition of existing structures to make way for the construction of a multi-
storey warehouse complex at 28 Yarrunga Road Prestons. This is subject to approval by the 
Local Planning Panel; 


• The existing structures on 127-129 Flowerdale Road will be demolished with the construction 
of a five-storey residential flat building for affordable housing; 


• The Local Planning Panel approved the construction of a new place of public worship and 
community centre at 135 Eighth Avenue Austral; and 


• Proposed expansion to the Westfields at 25 George Street has been recently approved for the 
construction of a commercial tower and a new entertainment and leisure precinct. 


 
Queries & Discussion  


i. Clr Harle noted his objection of the proposed development at 127-129 Flowerdale Road with 
an additional story, as this sets a precedence for other housing of this nature with impact to 
parking availability. 


 
4.3 Planning Proposals 
Manager Planning & Transport Strategy circulated copies of the “Current Planning Proposals” 
document to the Panel. The Councillors were encouraged to submit all queries to himself if 
required. 
It was advised that in relation to the resolution for Warwick Farm, a consultant has been engaged 
with for the horse training precinct, where a planning proposal and a contributions plan will be 
developed. Progress updates will be provided through future Strategic Panel meetings.   


Council endorsed the Local Strategic Planning Statement (LSPS) in December 2019 with changes. 
This has been sent to the Greater Sydney Commission for assurance. As soon as a formal 
correspondence has been received, a report will be submitted to the Councillors. 
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The Liverpool Local Environment Plan (LEP) is currently with DPIE and Council is waiting for 
gateway. A response is expected to be received over the coming weeks. 


 
CLOSE 
Meeting closed at 4:55 pm. 
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OPEN 
Meeting opened at 10:02 am 
 
1. WELCOME, ATTENDANCE AND APOLOGIES 
Deputy Mayor Karnib opened the meeting and noted all apologies. 
 
2. DECLARATIONS OF INTEREST 
Clr Hagarty declared a non-pecuniary interest later in the meeting during the discussion of item 
3.2, as a member of the Western Sydney Migrant Resource Centre. (WSMRC). 
 
3. AGENDA ITMES: PRESENTATIONS 
3.1 Health Infrastructure Update for Liverpool Hospital 
Rod Pindar and Scott Coates provided an overview to the Committee on the high-level ideas and 
developments of the Liverpool Hospital and the Health and Innovation Precinct Masterplan. Some 
points from the presentation were as follows: 


• Project is about laying down the foundations of a greater innovation precinct focused on health, 
research and education. The plan which was endorsed by Council has influenced the planning 
direction; 


• Liverpool Hospital is currently divided into western and eastern campuses, with the long-term 
vision to consolidate into the western campus in order for improved integration with the town 
centre; 


• Major changes are proposed to the hospital in terms of vehicle navigation, such as enlarging 
the forecourt on the corner of Goulburn and Elizabeth Streets to reinforce as the main entrance 
to the hospital; and 


• The rear of the site at Burnside Drive will be undergoing reconfiguration with an entrance to a 
multistorey car park, access for service, delivery and waste vehicles, as well as a connection 
to the eastern campus. This will ease traffic pressure on main roads in the town centre and 
free up ambulance movement. 


 
Queries & Discussion 


i. Clr Hagarty queried the timeframe on the delivery of this project. 
It was advised that the main works are predicted to commence in early 2021. A three year 
timeframe is allocated each to both the southern and northern portions of the proposed 
building.  
 


ii. Clr Rhodes noted that there is traffic access on the eastern end of the site that is sealed off 
and queried if an alternative bridge over the George’s River could be considered for additional 
access to Liverpool Hospital. 
It was advised that this would be taken on notice and discussions will be made with the relevant 
Traffic Engineer. 
 


iii. Clr Hagarty questioned whether a VPA should be raised in this circumstance. It was noted that 
the innovation precinct will conflict with traffic congestion in the CBD and that more can be 
done to mitigate these impacts. 
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Clrs Hadchiti and Rhodes were of the same view. 


Acting CEO advised that this issue can be discussed at a future forum involving the innovation 
precinct. 
 


iv. Clr Hadchiti queried whether Council staff had been involved in the development of the project. 
Acting Director City Economy & Growth advised that initial concept designs were brought to 
Council’s Executive Team approximately 2.5 years ago. Over the previous 18 months to date, 
a series of workshops have been held with various teams across the organisation such as with 
Traffic and Maintenance Teams, to communicate and provide feedback on this project. 


Clr Hadchiti queried whether a VPA was raised in relation to access points along the bridge 
over Moore Park. He also sought to ascertain whether the Liverpool Hospital had contrary 
plans prior for the eastern campus and the relevant stakeholders involved.  
Action: Acting Director City Economy & Growth to investigate the above information and report 
back to the Councillors. 
 


v. Clr Harle mentioned that he would like to see traffic studies made by Traffic Engineers for the 
precinct.  


Clr Rhodes noted that this project may implicate upgrades to the Hume Highway, provided this 
precinct will serve South West Sydney. The existing congestion will be amplified with this 
decision. 
Action: Acting Director City Economy & Growth to arrange a workshop to be held in future 
with the relevant people involved in the project, to address all concerns raised.   


 
3.2 Miller Social Infrastructure Masterplan   
Jo McClellan and Brad Billett presented to the Panel on the Social Infrastructure Masterplan for 
Miller. They discussed the future role, provisions and uses of social infrastructure and open spaces 
in the area. The highlights were as follows:  


• Community and stakeholder consultation is currently in progress to obtain feedback on how 
they would use this space in Miller; and 


• The end goal of this project is to ensure equitable facilities that provide sufficient opportunities 
for learning and skills development for people without easy access among the general 
population. 


 
Queries & Discussion 


i. Clr Hagarty expressed concerns that feedback may not be received from the community of 
Miller and that consultation with people outside of the 2168 area will assist to draw new 
populations into the facilities.  


Ms McClellan queried for representative groups to contact as part of the consultation process.  
The Western Sydney Migrant Resource Centre and Core Community Services were mentioned 
as suitable contacts. 


Clr Rhodes noted the difficulties in consulting with aged populations due to barriers with 
mobility and being entrenched in their social circle. It was recommended that clubs and 
volunteer organisations ought to be followed that would consist of this demographic. 
 


ii. Clr Hagarty queried whether an update was received from the State Government in relation to 
their proposal of high rise buildings in the Miller precinct. Director Property & Commercial 
Development confirmed that this plan had ceased in the Masterplan. 
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Action: Director Property & Commercial Development to investigate whether the State 
Government have plans to proceed with high density developments in the Miller precinct.     


 
4. STANDING AGENDA ITEMS 
4.1 Liverpool Civic Place Update 
Director Property & Commercial Development advised that the University of Wollongong (UoW) 
are yet to advise the location of their final campus in the Liverpool CBD.  
The Masterplan for Liverpool Civic Place and the early works development application (DA) have 
been lodged with the determination underway. The Design Excellence Panel will meet in the 
coming weeks for discussion. The commenced works on site are expected for Q3 to Q4 in 2020. 
 
Queries & Discussion 


i. Clr Hagarty queried whether UoW’s response delay would pose issues to site works. 


It was advised that Council has authorised to proceed without the presence of the university. 
 


ii. Clr Harle requested for items and issues raised by the Design Excellence Panel to be submitted 
to Councillors for feedback. 
Action: Director Property & Commercial Development to investigate the above.   
 


4.2 City Deal Update  
Chief Strategy & Engagement Officer advised that $2 million had been received for Light Horse 
Park. The Liveability Fund launch was discussed.  
Clr Hagarty advised that engagement was made with the Minister on Liverpool’s vision for Light 
Horse Park, the George’s River Plan and community connectivity to the river. 
Chief Strategy & Engagement Officer advised the Minister had written to Western Sydney Parkland 
Councils, seeking a work plan over the coming 18 months as part of the City Deal. The first 
commitment under the deal is the North-South rail network which plans on this will come to a 
resolution in the near future. Advanced work is being made with Transport for NSW, in relation to 
rapid bus routes. 
 
Queries & Discussion 


i. Clr Hagarty queried how Councils can change the City Deal commitment from a governance 
perspective. Acting CEO advised that there is scope for improved solutions where needed. 
Action: Council to invite Ed Steane, Project Lead on the Fast Corridor, to present to a future 
Strategic Panel Meeting. 
 


ii. Clr Rhodes requested for an additional meeting to be held with Councillors on the City Deal for 
further collaboration and feedback. 
Action: Council to investigate the above. 
 


5. GENERAL BUSINESS 
5.1 LEP Changes for Moorebank 


Clr Harle requested for an update from the Greater Sydney West Planning Panel on the LEP 
changes for Moorebank. 


Action: Manager Planning & Transport Strategy to provide a response on the above. 
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CLOSE 
Meeting closed at 11:50 am. 
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		2. DECLARATIONS OF INTEREST

		Chief Strategy & Engagement Officer advised that $2 million had been received for Light Horse Park. The Liveability Fund launch was discussed.

		Clr Hagarty advised that engagement was made with the Minister on Liverpool’s vision for Light Horse Park, the George’s River Plan and community connectivity to the river.

		Chief Strategy & Engagement Officer advised the Minister had written to Western Sydney Parkland Councils, seeking a work plan over the coming 18 months as part of the City Deal. The first commitment under the deal is the North-South rail network which...

		Action: Council to invite Ed Steane, Project Lead on the Fast Corridor, to present to a future Strategic Panel Meeting.

		ii. Clr Rhodes requested for an additional meeting to be held with Councillors on the City Deal for further collaboration and feedback.
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OPEN 
Meeting opened at 11:50am 


 
1. WELCOME, ATTENDANCE AND APOLOGIES 


Mayor Waller declared Clr Hadchiti to chair the meeting on account of technical issues through 
teleconference. 
 
2. DECLARATIONS OF INTEREST 


Nil 
 
3. MATTERS ARISING FROM PREVIOUS MEETING 


The Chief Financial Officer advised that quorum was not identified at the previous Budget Review 
Panel meeting held on 20 February, 2020. The responses to the questions taken on notice at that 
meeting were distributed via email on 25 and 26 February.   


The meeting notes for the 20 February meeting will be circulated to Councillors along with these 
minutes. 
 
4. DRAFT BUDGET 2020/21 


The Chief Financial Officer advised that the current draft budget is almost complete with minor 
changes to be made. A $2 million deficit is forecast for the 2020 financial year, however this is 
subject to change over the coming months due to COVID-19. Financial impacts across Council are 
being assessed along with support provisions for staff.  


Revenue overview was as follows: 


 $143 million is expected to be received from rates and charges; 


 A 2.5% increase will be made on user charges. The impact of COVID-19 on development 
applications (DA’s) is yet to be ascertained; 


 The Reserve Bank of Australia reduced interest rates by 0.25% on 17 March, which will further 
impact interest on investment income; 


 It is expected that Council will receive $1.5 million from the Department of Planning, Industry 
& Environment (DPIE) for the Western Sydney Planning Partnership Office; 


 It is projected that $13 million will be obtained from disposable asset gains, which includes 
$10.8 million for the sale of Daruk Park in Casula; 
 


Expenditure overview was as follows: 


 An additional $6 million has been allocated to employee costs with a 2.5% award increase. 
Full time equivalents have increased to 40 for this year;  


 Increases have been seen in domestic waste collection and recycling processing costs. This 
was in line with the increasing number of households. For the 2020/21 year, $30 million has 
been allocated for DWM and tipping fees; 


 Legal costs have increased by 1.9%; 


 Depreciation costs increased by $1.8 million, which reflects the level of capital expenditure 
made to date; and 
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 $3 million provision has been made for write-off relating to road renewal works (non-cash 
charge). 


 
Queries & Discussion 


i. Clr Hadchiti flagged that Council had not yet resolved to sell Daruk Park at the Casula Town 
Centre, and that it is a significant item to include in the budget.  


Action: Chief Financial Officer to investigate the above and provide a response to Councillors. 
 


ii. The Chief Financial Officer advised that Councillors will be updated during the quarterly review 
process on the level of DA activity impacted from COVID-19. 


Clr Shelton requested for monthly budget updates due to current changes with COVID-19. 


The Chief Financial Officer advised that this can be arranged. A/Director City Corporate added 
that provided there is an understanding of the key variables impacting on revenue streams and 
expenditures, that this can be communicated to the Councillors.  


Mayor Waller queried whether Council will have the resources to facilitate monthly reporting. 


Chief Financial Officer assured that a high level reporting estimate can be made, however the 
details will not be provided. 


Acting CEO advised that Councillors will be informed as such, under best practice. 


Action: Council staff to take action on the above. 
 


iii. Clr Shelton queried whether provisions for contingencies are in the existing budget for COVID-
19, specifically in relation to staff labor costs and whether these provisions are useful at this 
stage. 


The Chief Financial Officer advised that there is $500,000 from the CEO’s contingency and 
that budgetary impacts due to COVID-19 are unknown. 


A/Director City Corporate advised that staff will need to explore the probability factors, however 
the level of uncertainty is high at present. 


Clr Shelton recommended that the CEO’s contingency should be earmarked for COVID-19.  


Mayor Waller advised that it’s best to be cautious in this regard.  


Clr Hagarty advised that the Federal and State Governments have called on a freeze for fees 
and charges over the coming 12 months, and that this should be included in the modelling. 


Action: A/Director City Corporate and Chief Financial Officer to investigate the above and 
provide a response to Councillors.       
 


iv. The Chief Financial Officer sought to ascertain whether another draft budget shall be put 
forward to Councillors. 


Clr Hadchiti agreed that an updated budget be distributed to Council for consideration. 


Acting CEO advised that Council ought to do further background work on generosity for user 
fees and charges, as Council’s financial position should not be undermined as a general 
principle. It was advised that further information on this can be provided. 


Action: Staff to investigate on the above. 


A/Director City Corporate noted that incorporating varying scenarios into the budget is not 
ideal, and recommended to report varying scenarios in the budget along with business 
rationale explanations as a separate document. Any decisions and impacts made can then be 
presented to Council. 
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The Chief Financial Officer advised that these conversations be held outside the budget. 


Action: Councillor Briefing session to be brought forward two weeks before the April Council 
meeting, to incorporate the Councillor’s feedback for the budget – OR an additional briefing to 
be held in relation to an updated draft budget.  
 


v. Clr Hagarty requested for numbers over the previous 3 to 4 years of how legal costs have 
reduced per quarter and how the numbers in the team have increased.  


Action: Manager Governance, Legal & Procurement and the Chief Financial Officer to provide 
Councillors the above information. 


 
5. DRAFT CAPITAL EXPENDITURE 2020/21 


Director City Infrastructure & Environment provided an overview on the proposed Capital Works 
Program and the strategies in maintaining infrastructure capital. 


 $43 million has been allocated for the renewal of assets to improve performance and service 
levels; 


 $50 million has been allocated for the provision of new assets to support growth and demand; 


 New amenities buildings will be provided at Cirillo, Stante and Ernie Smith Reserves, with an 
allocation of $1.2 million for additional works at Ernie Smith such as provision of a fully inclusive 
playground and carpark improvements; 


 Over $7 million has been allocated for a range of upgrades and improvements to Council’s 
vast portfolio of buildings including heritage restoration works, necessary improvements to 
aquatic and leisure centres, and renewal and upgrades to community facilities. 


 Drainage basins will be provided to attenuate and manage flooding to enable release of areas 
for housing development in Edmondson Park and Austral; 


 A $10 million grant was provided by the State Government as part of the Western Sydney 
Infrastructure Plan to upgrade roads such as Governor Macquarie Drive and Newbridge Road.  


 
Queries & Discussion 


i. Clr Shelton queried whether the heritage listed building of Rosebank, will be classified to have 
either one of heritage building improvements or community facilities improvements. He also 
sought to ascertain the damages that were resulted to the roof at Rosebank. 


Director City Infrastructure & Environment advised that it is being used as a community facility. 


Action: Council staff to provide a complete list of buildings on the heritage register to 
Councillors. 


Action: Council staff to assess damages to Rosebank and whether repair works are required.  


Update: A memo outlining recent and planned works to all heritage buildings, including 
Rosebank Cottage, will be provided to Councillors.  


 
6. GENERAL BUSINESS 


6.1 Whitlam Centre Upgrades 


Clr Rhodes raised issues that were put forward by constituents regarding the Whitlam Centre for 
sound proofing/acoustics, electricity supply and upgrades to the exhibition hall. It was queried as 
to whether these are being addressed. 
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Director City Infrastructure & Environment advised that these are included in long term program of 
upgrade works. An acoustics consultant will be engaged to address this issue with a report to be 
presented to Council.    


Clr Rhodes requested that acoustic issues within our community halls be included in the report. 


Action: Director City Infrastructure & Environment to investigate the above. 


Update: Council will undertake further investigations to identify facilities that require 
acoustic/sound proofing works and will provide a further report to Councillors.  
 
6.2 Ramps at Aquatic Centres 


Mayor Waller requested for ramps to be installed, and not stairs, for future swimming and heating 
pools to assist the people in the community to improve their mobility.  


Action: Director City Infrastructure & Environment to investigate the above. 


Update: This action is noted for inclusion in future designs for the construction of such 
facilities.  


 


CLOSE 
Meeting closed at 1:20 pm. 


 








  This meeting was recorded for note taking purposes 
                                                       NO QUROUM 
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OPEN 
Meeting opened at 4:35 pm 


 
1. WELCOME, ATTENDANCE AND APOLOGIES 


Clr Hagarty opened the meeting and confirmed all apologies. 
 
2. DECLARATIONS OF INTEREST 


Nil 


 
3. MATTERS ARISING FROM PREVIOUS MINUTES 


The Chief Financial Officer advised that all questions taken on notice from the previous Budget 
Review Panel meeting held on 14 November 2019, were answered in the 28 November and 5 
December 2019 CEO Updates. 


Clr Hadchiti requested for a separate email detailing the answers to questions taken on notice at 
Committees to be submitted to the Councillors. 


Action: Manager Council & Executive Services to arrange separate emails to be submitted to the 
Councillors detailing answers to questions taken on notice at Councillor Briefing Sessions and the 
Budget Review Panel, Strategic Panel and Council meetings.  


 
4. OPERATING BUDGET FORECAST TO JUNE 2020 


The Chief Financial Officer provided an overview on this. 


Council had budgeted for a $2.177 million deficit to the projected net operating result before capital 
grants and contributions for year ending 30 June 2020. Upon review at end of Q2, the projected 
result is slightly better than the budget, at a deficit of $2.026 million. 


The key budget variations & assumptions were as follows: 


 An expected ex gratia payment of $2.2 million from the Moorebank Intermodal Company (MIC) 
will be received by 30 June 2020; 


 Works for asbestos remediation at BMX Trail (Powell Park) following further investigations will 
not be completed by June 2020, therefore the budgeted expenditure of $2.2m and $1.8m 
recovery of costs from the Liverpool Catholic Club has been reversed. The remediation cost 
estimate is now revised down to $1m and will be included in the 2020/21 budget; 


 There is an expected decline of $1 million in interest revenue; 


 Allocation has been made for $276,000 borrowing cost for Bernera Road, Prestons; 


 Funding of $250,000 has been allocated for the Warwick Farm Development Structure Plan; 


 As part of the audit requirement, a re-assessment of Liverpool Civic Place costs incurred to 
date was made and $245k has been identified as sunk mainly in consultancy for redesign 
works following changes to the Local Environment Plan (LEP); and 


 A $5 million provision has been made for asbestos remediation. The expenditure is predicted 
to not exceed this with no impact to the budget; 
 


Capital expenditure overview: 


 Projected expenditure on Council’s Capital Works Program is $1.2 million lower than budget; 
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 Projects carried over from 2018/19 include $4.6 million for civil, buildings, open space 
construction and technical support. Additionally, $4 million was carried over for the acquisition 
of 3 Hoxton Park Road; 


 $3.2 million has been allocated for final land acquisition and road works for the Bernera Road 
extension and $1.7 million is allocated for the acquisition of Basin 19; and 


 Projects deferred to 2020/21 include the $14.9 million for Lurnea Community Hub, $4 million 
for construction of Cirilo sports field and $3.6 million for Georges River Foot Bridge at Voyager 
Point. 
 


Queries & Discussion 


i. Clr Hagarty requested a breakdown of the initial sunk costs for Civic Place, equating to 
$245,000. He also queried the reasoning as to why these costs were incurred. This query was 
taken on notice. 


Update: The following email response was provided to the Councillors: 


The initial Masterplan DA lodged in December 2016 for Liverpool Civic Place was for a 
site of approximately 5,630 square meters. Subsequent to the Masterplan being lodged, 
Council purchased the adjoining land on Scott Street (a vacant lot and sports store) to 
accommodate, amongst other things, access requirements off Scott Street and an 
expanded University of Wollongong space requirement. Therefore, a revised Masterplan 
had to be designed and documented to reflect these changes. The initial Masterplan 
design component had now become redundant and the costs associated with the initial 
design and documentation became sunk costs. 
 


ii. Clr Hagarty queried whether asbestos remediation works to parks in recent months was 
included in the $5 million provisions. 


Page 4 of the Budget Review agenda was referenced which stated that “Year to date spend 
on asbestos remediation is $1.4 million”. The Chief Financial Officer advised that asbestos 
remediation works to a value of $5 million can be sustained without impact on current budget 
projections. 
 


iii. Clr Hadchiti queried the impact of temporary staff at the Liverpool Animal Shelter during the 
closure period. Director City Economy & Growth advised that staff contracts are aligned with 
the closure of the shelter.  


Clr Hadchiti was of the view that the 2020/21 budget would have taken into account of these 
contract expirations and queried the reasoning for the added $121,000 allocation. Director City 
Economy & Growth advised that some staff with expertise in animal handling will be retained 
and part of the transition to the Blacktown facility is to increase staff in this field. It was 
confirmed that no redundancies will result from these changes. 
 


iv. Clr Hadchiti sought to ascertain whether the cost of new parking meters are new costs or 
whether these were paid previously. 


Clr Hagarty confirmed that these were existing costs and this was to upgrade the software. 
Director City Economy & Growth advised that maintenance costs are included on a regular 
basis. 
 


v. Clr Hadchiti queried when Council will expect to receive the ex gratia payment from MIC. 


The Chief Financial Officer advised that Council does not have a signed contract with MIC, 
therefore the payment is not bound by legislation. 
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vi. The Chief Financial Officer advised that Council is waiting to obtain legal advice in relation to 
the financial implications of Council’s contract with the Blacktown Animal Shelter. It was noted 
that this will be circulated.   


Update: This information has been circulated to the Councillors and is treated as confidential. 
 


5. BUDGET ASSUMPTIONS 2020/21 


This item was discussed toward the end of the meeting but has been brought forward for 
consistency. 


The Chief Financial Officer provided the following summary: 


 Rates revenue will increase by 2.6% as determined by the Independent Pricing and Regulatory 
Tribunal (IPART); and 


 A draft budget will be made available and sent to Council in April. It will be on public exhibition 
in May and will be adopted in June. 
 


Action: A Budget Review meeting to be arranged with sufficient time prior to public exhibition of 
the 2020/21 draft budget for Councillors to provide feedback. 


 
6. CAPITAL EXPENDITURE 2019/20 STATUS REPORT 


Director City Infrastructure & Environment provided an overview of the infrastructure capital works 
program for November 2019 to January 2020. The relevant reports can be accessed in the Budget 
Review Panel Agenda for this meeting. 


The highlights were as follows: 


 In December 2019, a comprehensive review was made of the capital works program, which 
was driven primarily by updated cashflow forecasts from major contractors and estimated 
programs on some of the major tenders; 


 Recent heavy rainfall had impacted the scheduled site works at the Crillio Sporting Facility at 
Middleton Grange and Mc Girr Park in Miller. It will take approximately one or two weeks for 
the saturated ground conditions to dry in order to commence works and undertake asbestos 
remediation; 


 Waterplay equipment is being fabricated in Canada for Stante Reserve in Middleton Grange 
and is expected to be installed by June 2020; 


 A contractor is about to be appointed for the design of shared path at Middleton Drive with 
design works estimated to begin in March/April; 


 There are delays to the land acquisition process for the Edmondson Park Detention Basin and 
this continues to push out project timelines; and 


 Tenders recently closed for the Lurnea Community Hub and a report will be presented to the 
March Council meeting for a recommendation of a contractor.  


 
Queries & Discussion 


i. Director City Infrastructure & Environment explained that due to an internal error, annual 
budgets have been reported for the environment sustainability projects (energy and water 
savings as well as resource recovery) instead of the YTD expenditures.  


Action: Council staff to resolve the error as stated above and for the updated document to be 
uploaded to the Councillors Intranet. 
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ii. Clr Hadchiti queried whether there are lessons to be learnt from the February 2020 floods. 
Director City Infrastructure & Environment advised that the Bureau of Meteorology had 
predicted heavy flooding of close to 1% AEP within Moorebank areas from Georges River. 
However, the actual flood levels were much lower than predicted, and closer to 1 in 20 event.  


He advised that the flood water marks were being surveyed across the LGA to determine the 
actual flood levels, which will enable Council’s own flood forecasting information and maps to 
be validated. A report will be presented once all relevant information had been collated and 
analysed. 


Director City Infrastructure & Environment also advised that Council staff were assessing 
infrastructure damages arising from these floods and a report will be submitted to Council with 
estimated costs and program for repair works.  
 


iii. Director City Infrastructure & Environment noted that six monthly reports will now be presented 
to Council on asbestos remediation works. He illustrated how the number of contaminated sites 
had rapidly grown from 21 in 2016 to 74 in September 2019, and its corresponding cost 
implications. 


He explained that the extensive asbestos contamination was due to legacy insitu asbestos and 
the LGA-wide illegal dumping. 
 


iv. Clr Hagarty queried whether the remediation works for the Crillio Sporting Facility and McGirr 
Park Tennis Courts were factored into the project timelines and budget. 


Director City Infrastructure & Environment advised that the full extent of some of the asbestos 
contamination was not known until very close to project commencement. He acknowledged 
Clr Hagarty’s advice that appropriate contingencies need to be built into these projects in view 
of legacy asbestos issues. 
 


v. Clr Hadchiti queried whether an opportunity exists to remove the dirt at Stante Reserve. 


Director City Infrastructure & Environment advised that the dirt is fill material stockpiled for 
reuse at the adjoining Cirillo Reserve redevelopment works.  
 


vi. Clr Hadchiti queried whether the Casula Powerhouse Arts Centre (CPAC) upgrade for LED 
lighting was endorsed by Council and whether it was identified in the 2019/20 budget. 


Director City Infrastructure & Environment confirmed that this was indeed the case. 


Action: Council staff to provide a detailed overview of projects for CPAC and the financial 
breakdown of upgrades for the next budget review. 
 


vii. Clr Harle expressed safety concerns with regards to narrow paved footpaths on grass verges 
within the city centre. He highlighted an example at the corner of Campbell and Bigge Streets. 


Director City Infrastructure & Environment advised that in high pedestrian zones such as the 
city centre, the footpath normally would be provided for the full width of the available nature 
strip and paved in granite or exposed aggregate. He will investigate to see if any interim paving 
treatments, such as asphalt, are required to address the immediate safety concerns. 


 
7. GENERAL BUSINESS 


6.1 Definition Sunk Costs 


Clr Rhodes queried the definition of “sunk costs”. 







  
  
 


Page 6 of 6 
 


The Chief Financial Officer clarified that this refers to the initial expenditure incurred on a project 
that requires design changes for instance and further expenditure. The initial costs are deemed as 
“sunk costs”. 
 
6.2 Industrial Estate at Stuart Road  


Clr Hadchiti advised that Western Sydney Parklands are working on a new industrial estate at 
Bringelly, Cowpasture and Stuart Roads and that there is a clear lack of kerb and guttering on site.  


Concerns were expressed that Stewart Road between Cowpasture and Bringelly Roads is lacking 
this infrastructure and Clr Hadchiti queried whether Council is able to retrieve costs from the 
developers for these works to be undertaken.  


Director City Economy & Growth took this on notice. 
 
Update: An email response was provided to all Councillors. 


The Bringelly Road Business Hub development is a State Significant Development 
Application approved by the Department of Planning (SSD 6324).  


Stuart Road is outside the development site and does not form part of the development and 
therefore is not required to be upgraded as part of the development.  


In response to community submissions a specific condition (A11) prevents vehicle access, 
other than emergency vehicles, from Stuart Road.  


The site is accessed by a new internal road off Bringelly Road. A copy of the approval and 
plans can be viewed by visiting the Department of Planning’s 
website:  https://www.planningportal.nsw.gov.au/major-projects/project/3426 


 


CLOSE 
Meeting closed at 5:39 pm. 
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4. Information technology 
Councils rely on information technology (IT) to deliver services and manage information. While IT 
delivers considerable benefits, it also presents risks that council needs to address.  


In prior years, we reported that councils need to improve IT governance and controls to manage 
key financial systems. This chapter outlines the progress made by councils in the management of 
key IT risks and controls, with an added focus on cyber security. 


Section highlights 
• We continue to report deficiencies in information technology controls, particularly 


around user access management. These controls are key to ensuring IT systems 
are protected from inappropriate access and misuse. 


• Many councils do not have IT policies and procedures and others do not identify, 
monitor or report on IT risks. 


• Cyber security management requires improvement, with some basic elements of 
governance not yet in place for many councils. 


 


4.1 High risk issues 


Our audits identified 575 issues related to information technology (2017–18: 448 issues). 
Sixty-eight per cent related to user access management (2017–18: 60 per cent). 


While the total number of IT control deficiencies reported in our management letters has increased 
compared with the prior year, the total number of high risk issues have decreased. 
 


 
Source: Interim and final management letters for 30 June 2019 and 30 June 2018 audits. 


 
  


2019


2018


74 472 29


45 364 39


Key Low Moderate High
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High risk issues were reported at the following councils which related to one or more IT processes: 


 
* The high risk issues relate to the 2017–18 audit of Bayside Council. The audit opinion for the 2018–19 audit was disclaimed, and an IT 


management letter was not issued. 
Source: Interim and final management letters for 30 June 2019 audits. 
 
 


The high-risk issues above are related to: 


• lack of key IT policies and procedures 
• lack or minimal IT risk management activities  
• user access reviews over key financial systems not performed 
• shared user accounts 
• segregation of duties not properly enforced in the key financial systems 
• privileged user access not being adequately restricted and monitored to identify suspicious 


or unauthorised activity 
• weak password configurations 
• system implementation with missing documentation, sign offs and unresolved defects. 
 


Overall IT control deficiencies identified in 30 June 2019 audits can be grouped into the following 
areas: 


• IT governance 
• IT general controls, including user access management, program change management, 


disaster recovery planning 
• cyber security management. 
 


We provide further commentary on each of these areas below. 


  


System
implementation


Privileged
user access


User access 
management


Password 
configuration


IT policies 
and 


procedures


IT risk 
management


Segregation 
of duties 
conflict


Number of 
IT high risk 


issues


Bayside Council* 4


Bellingen Shire Council 3


Blue Mountains City 
Council 1


Fairfield City Council 1


Greater Hume Shire 
Council 1


Hay Shire Council 2


Hilltops Council 1


Lake Macquarie City 
Council 4


Liverpool Plains Shire 
Council 2


Maitland City Council 2


Murrumbidgee Council 1


Newcastle City Council 1


Port Stephens Council 4


Uralla Shire Council 1


Woollahra Municipal 
Council 1
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4.2 IT governance 


IT governance provides a structure to enable councils to effectively manage their IT risks and 
ensure associated activities are aligned to achieve their objectives.  


IT policies are not formalised or kept up-to-date 


It is important that key IT policies are formalised and regularly reviewed to ensure emerging risks 
are considered and policies are reflective of changes to the IT environment. Lack of formal IT 
policies and procedures may result in inconsistent and inappropriate practices and an increased 
likelihood of inappropriate access to key systems.  


There has not been much improvement in councils formalising their IT policies and ensuring they 
are regularly reviewed. 


 
 


More councils are identifying, monitoring and reporting IT risks 


Councils should identify and communicate risks arising from the use of IT to those charged with 
governance, so they are aware of the risks and able to respond appropriately within an acceptable 
timeframe. 


More councils are identifying, monitoring and reporting on IT risks. 


 
  


of councils do not have IT 
policies over one or more 
of the following areas:
• IT security 
• IT change 


management
• IT incident and 


problem management 
• disaster recovery
• business continuity


(2017–18: 73%)


of available IT policies are 
not reviewed in line with 
the council’s scheduled 
review date to ensure 
they are up to date


(2017–18: 21%)


71% 25%


41% 22% of councils do not regularly 
communicate IT risks to 
management and those 
charged with governance


of councils do not 
have IT risk register


(2017–18: 50%)


(2017–18: 34%)
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4.3 IT general controls 


IT general controls are the procedures and activities designed to ensure confidentiality and integrity 
of systems and data. These controls underpin the integrity of financial reporting. 


Our financial audits involved the review of IT general controls relating to key financial systems 
supporting the preparation of council's financial statements, addressing: 


• user access management 
• privileged user access restriction and monitoring 
• system software acquisition, change and maintenance 
• disaster recovery planning. 
 


We did not review all council IT systems. For example, IT systems used to support service delivery 
are generally outside the scope of our financial audit. However, councils should consider the 
relevance of our findings below to these systems. 


User access management 
User access management of IT systems is improving 


Information technology is essential to how councils deliver services. While IT can improve service 
delivery, the growing dependency on technology means councils face risks of unauthorised access 
and misuse. 


Key areas of effective user access management are: 


• appropriate approvals for new access, and changes of access to IT systems 
• timely removal of access to IT systems 
• strong password controls to avoid user access being compromised 
• periodic user access review to identify any inappropriate access 
• restriction of privileged access to appropriate staff 
• monitoring of privileged access activities. 
 


The councils have improved their access management processes. However, further improvements 
are required for monitoring of privileged user account activities and periodic user access reviews. 


 
 
  


of councils without 


sufficient password controls


(2017–18: 43%)


40%


33%


43% 64% of councils do not conduct 
periodic user access reviews


(New area of focus)


of councils without adequate 
controls for adding new users


(2017–18: 47%)


of councils without 
adequate user access 
removal controls


(2017–18: 43%)


71%


38%


of councils do not monitor 
privileged user account 
activities


(2017–18: 71%)


of councils do not restrict privileged 
user access 


(2017–18: 43%)
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Program change management 
Controls over IT system changes need to improve 


Changes to IT programs and related infrastructure components need to be authorised prior to 
implementation. This ensures changes are appropriate and in line with business requirements. 


Weak system change controls expose councils to the risk of: 


• unauthorised and/or inaccurate changes to systems or programs 
• issues with data accuracy and integrity 
• unintended changes to how programs process or report information 
• errors in financial reporting. 
 


Councils have not improved their change management controls over IT systems compared with the 
prior year. 


 
 


Disaster recovery planning 
Disaster recovery planning and testing need to improve 


Disaster recovery planning (DRP) helps councils to minimise the disruption to operations in the 
event of a major systems outage or other disaster. Without detailed analysis and planning, councils 
may not be able to predict the impact of disruption, identify maximum tolerable outages, or 
successfully recover critical systems in the event of a disaster.  


Some councils do not have an adequate and current DRP. 


 
  


36% of councils do not have segregation of 
duties between the developer and the 
implementer of the change


(2017–18: 36%)


of councils are implementing changes to 
systems without appropriate approval


(2017–18: 23%)


33%


of councils with formal DRP have not 
recently reviewed it


of councils have not formalised and 
approved the DRP


of councils with formal DRP 
have not tested the plan with 
sufficient regularity


31%


28%


55%
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4.4 Cyber security management 


Council’s response to cyber security risks can improve 


At a State Government level, the NSW Cyber Security Policy states that 'strong cyber security is an 
important component of the NSW Digital Government Strategy. The term cyber security covers all 
measures used to protect systems and information processed, stored or communicated on these 
systems from compromise of confidentiality, integrity and availability’. While there is currently no 
requirement for councils to comply with the State Government’s cyber security policy, councils may 
find it useful to refer to the policy for further guidance.  


Recommendation 
The Office of Local Government within the Department of Planning, Industry and 
Environment should develop a cyber security policy by 30 June 2021 to ensure a 
consistent response to cyber security risks across councils. 


 


Poor management of cyber security can expose councils to a broad range of risks, including 
financial loss, reputational damage and data breaches. The potential impacts may include: 


• theft of corporate and financial information and intellectual property 
• theft of money 
• denial of service 
• destruction of data 
• costs of repairing affected systems, networks and devices 
• legal fees and/or legal action from losses arising from denial-of-service attacks causing 


system downtime in critical systems 
• third-party losses when personal information stored on government systems is used for 


criminal purposes. 
 


We performed a high-level assessment to determine whether councils have the basic governance 
and internal controls to manage cyber security. 
 


 
 


Councils’ cyber security management requires improvement, as most councils are yet to implement 
the basic elements of governance, such as a cyber security policy or framework. This will continue 
to be an area of focus, with an upcoming performance audit planned on cyber security post 
30 June 2020. 


of councils have not delivered cyber 
security training to all of their staffs


of councils do not have formal 
cyber security policy/framework


of councils have not included 
risk of cyber-attack in their 
risk register


of councils do not maintain 
a centralised register of 
cyber incident


of councils have not recently 
performed penetrations testing 
(cyber-attack simulation)


of councils do not have 
separate cyber security budget


of councils do not 
have cyber security 
insurance policy


80%


46%78%


76%


67%48%


84%
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Enquiries: Debra Sitati 
Telephone: 1800 472 679 


Our reference: IPC20/AU000080 
 


Mr David Maguire 


Internal Ombudsman  


Liverpool City Council 


 


By email: MaguireD@liverpool.nsw.gov.au 


Dear Mr Maguire 


 


Privacy Management Plan for Liverpool City Council 


Thank you for the Privacy Management Plan for Liverpool City Council which we received on 21 


November 2019. 


The Privacy Management Plan is an integral part of your organisation’s corporate governance. It will 


assist in guiding not only operations but also your compliance monitoring regime. 


The Privacy Commissioner’s role includes promoting privacy as well as preparing reports 


recommending legislative, administrative or other action in the interests of privacy. The Commissioner 


provides independent reports on the functioning of the privacy legislation to parliament. 


The Information and Privacy Commission (IPC) provides assistance to organisations in preparing and 


implementing privacy management plans. To assist you with your privacy management plan, a copy 


of the Privacy Management Plan checklist is enclosed with comments. This was developed for 


organisations to enable our feedback to be delivered in a systematic way. 


My office has reviewed your privacy management plan and attached checklist with minor 


recommended amendments for your consideration. If the amendments are adopted it would be 


appreciated if you could please forward a copy of the amended plan to the IPC as soon as 


practicable. 


If your officers have any queries, please contact me on 1800 472 679. Please quote our reference 


number at the top of this page. 


 


I would appreciate any feedback you may have regarding the implementation of your Privacy 


Management Plan or any other privacy-related matters for your organisation. 


Yours sincerely 


 


 
Karen Ford 


Manager, Investigation & Review 


19 February 2020 
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Privacy Management Plan 


Assessment checklist for agencies  
 


Checklist 


June 2014 


Section 33 of the Privacy and Personal Information Protection Act 1998 (PIPP Act) requires agencies to have a privacy management 
plan (plan). A plan sets out an agency’s commitment to respecting the privacy rights of clients, employees and members of the public. 
It should also explain an agency’s practices and procedures in handling personal information under the PIPP Act and health 
information under the Health Records and Information Privacy Act 2002 (HRIP Act).  
 
This checklist does not prescribe the structure and format a plan should follow. Rather, it is a useful tool for an agency to assess the 
content of its plan once it has already been prepared. The NSW Privacy Commissioner also uses this checklist to assess the quality of 
agency plans it receives. 


For practical information on how to write a plan, please refer to the Guide to Making Privacy Management Plans.   


 Review questions Status  Comments 


General 


1 Does the plan mention the agency’s 
requirement to have a plan? 


 


Yes     


Part   
 


 


No      


The Agency has referred to section 33 of the PPIP Act 
and requirement for agencies to prepare a Plan. 


 


2 Does the plan describe the main kinds of 
personal and health information managed by 
the agency? 


 
Tip: think about this question in context of the 
functions and activities of the agency. 


 


Yes     


Part   
 


 


No      


The PMP at clause 2.18 describes the type of personal 
information held by the council. 


Information Protection Principles (Part 2, Division 1 of the PPIP Act) 


3 Does the plan explain how the personal 
information the agency collects is related to the 
agency’s functions and activities (IPP 1)? 


 
eg enquiries, complaints handling, core 
business, human resources, recruitment 


  


Yes     


Part   
 


 


No      


The PMP would benefit from including some description of 
the ways in which information is collected for example by 
email, webform, it would also benefit from providing some 
explanation that deals with direct collection and the lawful 
collection.  


4 Does the plan indicate when the agency 
collects personal information from the person 
and when it is collected from third parties  


(IPP 2)? 


 


Yes     


Part   
 


 


No      


Recommends Council reference privacy information 
statement on Council’s website. 


 


 


 


5 Does the plan explain how and when a person 
is notified that his/her personal information is 
being collected (IPP 3)? 


Yes     


Council has referred to the legislative provision at section 
10 PPIP Act and has attached at a Privacy Notification 
form Appendix 2. 
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 Part   
 


 


No      


The PMP would benefit from addressing the distinction 
between the collection requirements for personal and 
health information. 


6 Does the plan explain how the agency ensures 
that the collection of personal information is 
relevant, not excessive and is not an 
unreasonable intrusion (IPP 4)? 


 


Yes     


Part   
 


 


No      


 


PMP text reads, council will ensure no personal 
information is collected which is not directly relevant to its 
proper functions” however, PPIP Act reads that 
information collected should also not be excessive and 
should be accurate. Recommends Council change 
wording to more accurately reflect legislation.  


 


7 Does the plan generally explain how the 
agency stores, protects and disposes of 
personal information (IPP 5)? 


 


Yes     


Part   
 
No      


Recommends the Council refer to the steps Council takes 
to protect and dispose of personal information according 
to the difference levels of sensitivity required for relevant 
documents. 


 


8 Does the plan explain how the agency helps a 
person find out: 


• whether the agency holds their personal 
information 


• the nature of the information 


• the main purpose for which it is collected 


• his/her right of access (IPP 6)? 


 


Yes     


Part   
  


No      


 


Council has attached Appendix 3, which form can be used 
by individuals who wish to know whether Council holds 
information about them. 


9 Does the plan set out how a person can 
access his/her personal information (IPP 7)? 


 


Yes     


Part   
  


No      


Council has attached Appendix 4 which can be used by 
individuals who wish to access information the Council 
holds about them.  


 


10 Does the plan set out how a person can 
amend his/her personal information (IPP 8)? 


 


Yes     


Part   
  


No      


Council has attached Appendix 5 which form can be used 
by individuals who wish to seek to alter their personal 
information pursuant to section 15 of the PPIP Act. 


 


11 Does the plan explain how the agency checks 
the accuracy of personal information before 
using it (IPP 9)? 


 


Yes     


Part   
  


No      


The PMP includes a general statement that checks will 
depend on the type of information held. It does not 
address what steps the agency may take to check 
accuracy before using the information.  


12 Does the plan mention how the agency limits 
its use of personal information (IPP 10)? 


 


Yes     


Part   
 


 


No      


 


 


13 Does the plan mention how the agency limits 
disclosure of personal information (including 
other jurisdictions) (IPP 11)? 


 


Yes     


Part   
  


No      


Recommends that the council considers cross- 
jurisdictional issues. 


14 Does the plan explain how the agency deals 
with sensitive personal information (IPP 12)? 


Yes     


Part   
  


No      
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Health Privacy Principles (Schedule 1 to the HRIP Act) 


15 Does the plan explain how the health 
information the agency collects is related to the 
agency’s functions and activities  


(HPP 1)? 


 
eg enquiries, complaints handling, core 
business, human resources, recruitment 


 


Yes     


Part   
  


No      


 


16 Does the plan explain how the agency ensures 
that the collection of personal information is 
relevant, not excessive and is not an 
unreasonable intrusion (HPP 2)? 


 


Yes     


Part   
  


No      


 


17 Does the plan indicate when the agency 
collects health information from the person and 
when it is collected from third parties (HPP 3)? 


 


Yes     


Part   
  


No      


 


18 Does the plan explain how and when a person 
is notified that his/her health information is 
being collected (HPP 4)? 


 


Yes     


Part   
  


No      


 


19 Does the plan explain how the agency stores, 
protects and disposes of health information 
(HPP 5)? 


 


Yes     


Part   
  


No      


 


20 Does the plan explain how the agency helps a 
person find out: 


• whether the agency holds their health 
information 


• the nature of the information 


• the main purpose for which it is collected 


• his/her right of access (HPP 6)? 


 


Yes     


Part   
  


No      


 


21 Does the plan set out how a person can access 
his/her health information (HPP 7)? 


 


Yes     


Part   
  


No      


 


22 Does the plan set out how a person can amend 
his/her health information (HPP 8)? 


 


Yes     


Part   
  


No      


 


23 Does the plan mention how the agency checks 
the accuracy of personal information before 
using it (HPP 9)? 


 


Yes     


Part   
  


No      


 


24 Does the plan mention how the agency limits 
its use of health information (HPP 10)? 


 


Yes     


Part   
  


No      
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25 Does the plan mention how the agency limits 
disclosure of health information (HPP 11)? 


 


Yes     


Part   
  


No      


 


26 Does the plan mention whether the agency 
assigns identifiers to individuals (if applicable) 
(HPP 12)? 


 


Yes     


Part   
  


No      


N/A     


 


27 Does the plan mention whether it gives 
individuals the opportunity to remain 
anonymous (HPP 13)? 


 


Yes     


Part   
  


No      


 


28 Does the plan mention whether the agency 
discloses health information to individuals or 
bodies outside of NSW (HPP 14)? 


 


eg. Commonwealth, interstate, overseas 


 


Yes     


Part   
 


 


No      


 


29 Does the plan mention whether the agency 
includes health information in a health records 
linkage system (if applicable)  


(HPP 15)? 


 


Yes     


Part   
  


No      


N/A     


 


Exemptions 


30 Does the plan mention whether any exemptions 
in the PPIP Act or the HRIP Act are particularly 
relevant to the agency? 


 


Yes     


Part   
  


No      


The PMP has included information about applicable 
exemptions. 


31 Does the plan mention whether there are any 
particular codes of practice or public interest 
directions relevant to the agency? 


 


Yes     


Part   
  


No      


The PMP refers to the Privacy Code of Practice for Local 
Government. 


Recommends that the code be attached as an Appendix. 


32 Does the plan mention whether there is any 
relevant legislation that allows the agency not 
to comply with any of the IPPs or HPPs? 


 


Yes     


Part   
  


No      


 


33 Does the plan mention whether the agency has 
any Memorandums of Understanding or referral 
arrangements with other agencies? 


 


Yes     


Part   
  


No      


 


34 If any of the above are applicable, does the 
plan briefly explain how they actually impact on 
the agency’s handling of personal or health 
information? 


 


Yes     


Part   
  


No      


N/A     
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Public registers 


35 Does the plan advise whether the agency has 
any public registers that contain personal or 
health information? 


 


Yes     


Part   
  


No      


 


36 If so, does the plan explain whether the 
personal or health information in these public 
registers can be accessed, and how? 


 


Yes     


Part   
  


No      


N/A     


 


37 Does the plan explain how a person can apply 
for personal or health information to be 
suppressed in a public register? 


 


Yes     


Part   
  


No      


N/A     


The council has attached Appendix 6 for access under 
section 57 PPIPA. 


Internal reviews and complaints 


38 Does the plan explain a person’s right to seek 
an internal review? 


 


Yes     


Part   
  


No      


 


39 Does the plan set out the internal review 
process? 


 


eg how to apply for one, relevant timeframes, 
who makes the decision, how decisions are 
made, how the applicant is advised of the 
decision 


 


Tip: if an agency does not have its own form, it 
can use the generic form on our website. 


 


Yes     


Part   
  


No      


 


40 Does the plan explain the notification process 
and the role of the Privacy Commissioner? 


 


Yes     


Part   
  


No      


 


41 Does the plan explain a person’s right to an 
external review from the Administrative 
Decisions Tribunal if dissatisfied with the 
internal review outcome? 


 


Yes     


Part   
  


No      


 


42 Does the plan set out the agency’s alternative 
complaint process at the agency if a person 
wants to resolve an issue informally. 


 


Yes     


Part   
  


No      


PMP may benefit from the Agency setting out its 
alternative complain process if a person wants to 
resolve an issue informally 


43 Does the plan include the option to make a 
complaint to the Privacy Commissioner? 


 


Yes     


Part   
  


No      


The PMP may benefit from attaching the Internal review 
form. 


Offences 


44 Does the plan generally explain the offences in 
the PPIP Act and HRIP Act? 


Yes     
Regarding Offences, the PMP may benefit from the 
Agency generally explaining the offences in the 
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 Part   
  


No      


PPIP Act and HRIPA Act. These are contained at 
Part 8 of the PPIPA Act and HRIPA Act 
respectively. The Plan could also include strategies 
to minimize the risk of employees committing 
offences 


 


45 Does the plan set out how the agency trains 
staff to use the plan and comply with their 
privacy obligations? 


 


eg induction, periodic training, day to day work, 
what staff should do if unsure about a privacy 
issue 


 


Yes     


Part   
  


No      


 


46 Does the plan set out how the agency educates 
members of the public in the agency’s privacy 
obligations and their privacy rights? 


 


eg published on the web, mentioned on forms 
that collect personal or health information 


 


Yes     


Part   
  


No      


 


 


47 Does the plan cover more than one agency? 


 


Yes     


Part   
  


No      


 


48 If so, are the agencies listed individually? 


 


Yes     


Part   
 


 


No   


N/A     


 


49 Does the plan go into enough detail about the 
functions and the personal and health 
information managed by each agency covered? 


 


Yes     


Part   
  


N/A     


 


Privacy-related policies and procedures 


50 Does the plan describe how the agency 
devises its policies and practices to comply with 
the PPIP Act and the HRIP Act? 


 


Yes     


Part   
  


No      


 


51 Does the plan specify whether there are other 
policies and procedures relevant to the plan? 


 


Yes     


Part   
  


No      


 


52 If so, does the plan mention how the agency 
makes these documents available to staff and 
members of the public? 


 


Tip: website links can be useful here 


Yes     


Part   
  


No      


N/A     
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Accuracy 


53 Is there an adoption/version date on the plan? 


 


Yes     


Part   
  


No      


Adopted on the 20 November 2019. 
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54 Is there a review date on the plan?  


 


Yes     


Part   
  


No      


 


55 Are any references to legislation in the plan 
current? 


Yes     


Part   
  


No      


 


56 If applicable, do the website links in the plan 
work? 


Yes     


Part   
  


No      


N/A     


 


Readability 


57 Is the structure of the plan logical? 


 


Yes     


Part   
  


No      


 


58 Does the plan have a table of contents? 


 


Yes     


Part   
  


No      


 


59 Is the level of detail and length of the plan 
appropriate? 


 


Yes     


Part   
  


No      


 


60 Is the plan written in plain English? 


 


Tip: show your draft plan to a new staff member 
or a member of the public and ask whether they 
can understand it. 


 


Yes     


Part   
  


No      


 


61 Is the plan helpful to members of the public and 
staff? 


 


Yes     


Part   
  


No      


 


Contact details 


62 Does the plan include current contact details for 
the Privacy Contact Officer or relevant privacy 
section at the agency for privacy-related 
enquiries? 


 


Yes     


Part   
  


No      


 


63 Does the plan include current contact details for 
the Office of the Privacy Commissioner? 


 


Yes     


Part   
  


No      


 


64 Does the plan include current contact details for 
the Administrative Decisions Tribunal? 


Yes     
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 Part   
  


No      


Accessibility 


65 Does the plan explain how the agency makes 
it available to staff and members of the public 
(eg website, over the counter, mailed out on 
request)? 


 


Yes     


Part   
  


No      


Regarding the Accessibility, the Agency may wish to 
detail how the PMP is made available to the public 


66 Will the plan be on the agency’s website and 
easy to find? 


 


Note: the plan is a policy document (open 
access information) under the Government 
Information (Public Access) Act 2009 


 


Yes     


Part   
  


No      


 


General comments 


67  


 


 


 


 


 


 


 


 


 


 


For more information 


Contact the Information and Privacy Commission NSW: 


freecall:       1800 472 679 
email:        ipcinfo@ipc.nsw.gov.au 
website:      www.ipc.nsw.gov.au 
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1. LEGISLATIVE REQUIREMENTS 
 
Government information (Public Access) Act 2009  
Health Records and Information Privacy Act 2002 
Local Government Act 1993  
Privacy and Personal Information Protection Act 1998 
State Records Act 1993 


 
 
2. PURPOSE/ OBJECTIVES 


 
2.1 The Privacy and Personal Information Protection Act 1998 (the “PPIPA”) requires all 


councils to prepare a privacy management plan outlining their policies and practices 
to ensure compliance with the requirements of that Act and the Health Records and 
Information Privacy Act 2002 (the HRIPA). 


 
2.2  In particular, the objects of this policy are to inform: 
 


a) The community about how their personal information will be used, stored and 
accessed after it is collected by Council; and 


b) Members of Council staff of their obligations in relation to handling personal 
information and when they can and cannot disclose, use or collect it. 


 
2.3  Section 33 of the PPIPA requires all councils to prepare a privacy management plan 


to deal with: 
 


a) The devising of policies and practices to ensure compliance by Council with the 
requirements of the PPIPA and the Health Records and Information Privacy Act 
2002 (“HRIPA”); 


b) The dissemination of those policies and practices to persons within Council; 
c) The procedures that the Council proposes for internal review of privacy 


complaints; 
d) Such other matters as are considered relevant by Council in relation to privacy 


and the protection of personal information held by it. 
 


2.4  This Privacy Policy has been prepared for the purpose of section 33 of the PPIPA. 
 
2.5  PPIPA provides for the protection of personal information by means of 12 


Information Protection Principles. 
 


Those principles are listed below: 
 


a) Principle 1 - Collection of personal information for lawful purposes; 
b) Principle 2 - Collection of personal information directly from individuals; 
c) Principle 3 - Requirements when collecting personal information; 
d) Principle 4 - Other requirements relating to collection of personal information; 
e) Principle 5 - Retention and security of personal information; 
f) Principle 6 - Information about personal information held by agencies; 
g) Principle 7 - Access to personal information held by agencies; 
h) Principle 8 - Alteration of personal information; 
i) Principle 9 - Agency must check accuracy of personal information before use; 
j) Principle 10 - Limits on use of personal information; 
k) Principle 11 - Limits on disclosure of personal information; 
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l) Principle 12 - Special restrictions on disclosure of personal information. 
 


2.6  Those principles are modified by the Privacy Code of Practice for Local Government 
(“the Code”) made by the Attorney General. The Privacy Code has been developed 
to enable Local Government to fulfil its statutory duties and functions under the Local 
Government Act 1993 (the “the Act”) in a manner that seeks to comply with the 
PPIPA. 


 
2.7  This policy sets out how Council will incorporate the 12 Information Protection 


Principles into its everyday functions. 
 
2.8  This policy should be read in conjunction with the Code of Practice for Local 


Government. 
 
2.9  Nothing in this policy is to: 
 


a) Affect any matter of interpretation of the Codes or the Information Protection 
Principles and the HPPs as they apply to Council; 


b) Affect any obligation at law cast upon Council by way of representation or holding 
out in any manner whatsoever; 


c) Create, extend or lessen any obligation at law which Council may have. 
 


2.10  This policy is designed to introduce policies and procedures to maximise compliance 
with the PPIPA and the HRIPA. 


 
2.11  Where Council has the benefit of an exemption, it will nevertheless describe 


procedures for compliance in this policy. By doing so, it is not to be bound in a 
manner other than that prescribed by the Codes. 


 
2.12  Council collects stores and uses a broad range of information. A significant part of 


that information is personal information. This policy applies to that part of Council’s 
information that is personal information. 


 
2.13  It may mean in practice that any information that is not personal information will 


receive treatment of a higher standard; namely, treatment accorded to personal 
information where the information cannot be meaningfully or practicably separated. 


 
2.14 What is “personal information” 
 
2.14.1  “Personal information” is defined in section 4 of the PPIPA as follows: 
 
2.14.2  “Personal information” is defined to mean information or an opinion about an 


individual whose identity is apparent or can reasonably be ascertained from the 
information or opinion. This information can be on a database and does not 
necessarily have to be recorded in a material form. 


 
2.15 What is not “personal information” 
 
2.15.1  “Personal information” does not include “information about an individual that is 


contained in a publicly available publication”. Personal information, once it is 
contained in a publicly available publication, ceases to be covered by the PPIPA. 


 
2.15.2 Section 4A of the PPIPA also specifically excludes “health information”, as defined 
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by section 6 of the HRIPA, from the definition of “personal information”, but includes 
health information” in the PPIPA’s consideration of public registers (discussed 
below). “Health information” is considered in Part 4 of this Policy. 


 
2.15.3 Where Council is requested to provide access or make a disclosure and that 


information has already been published, then Council will rely on the provisions of 
the relevant Act that authorises Council to hold that information and not the PPIPA 
(for example, section 8 of the Government Information (Public Access) Act 2009 
(GIPA Act). 


 
2.15.4 Council considers the following to be publicly available publications: 
 


a) An advertisement containing personal information in a local, city or national 
newspaper; 


b) Personal information on the Internet; 
c) Books or magazines that are printed and distributed broadly to the general public; 
d) Council business papers or that part that is available to the general public; 
e) Personal information that may be a part of a public display on view to the general 


public. 
 


2.15.5 Information published in this way ceases to be covered by the PPIPA. Council’s 
decision to publish in this way must be in accordance with PPIPA. 


 
2.16 Policy on Electoral Rolls 


 
2.16.1  The Electoral Roll is a publicly available publication. Council will provide open 


access to the Electoral Roll in Council’s library. Council will refer any requests for 
copies of the Electoral Roll to the State Electoral Commissioner. 


 
2.17 Application of this Policy 


 
2.17.1 The PPIPA, the HRIPA and this policy apply, wherever practicable, to: 
 


a) Councillors; 
b) Members of Council/ Staff; 
c) Consultants and contractors of Council; 
d) Council owned businesses; and 
e) Council committees (including community members of those committees which 


may be established under section 355 of the Act). 
 


2.17.2 Council will ensure that all such parties are made aware that they must comply with 
the PPIPA, the HRIPA, any other applicable Privacy Code of Practice and this policy. 


 
2.18 Personal Information held by Council 
 
2.18.1 Council holds personal information concerning Councillors, such as: 
 


a) Personal contact information; 
b) Complaints and disciplinary matters; 
c) Pecuniary interest returns; and 
d) Entitlements to fees, expenses and facilities. 
 


2.18.2 Council holds personal information concerning its customers, ratepayers and 
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residents, such as: 
 


a) Rates records; and 
b) DA applications and objections;  
c) Various types of health information (see page 37 for detailed examples); 
d) Recorded customer telephone calls and CCTV footage (for a period of 30 days). 
 


2.18.3 Council holds personal information concerning its employees, such as: 
 


a) Recruitment material; 
b) Leave and payroll data; 
c) Personal contact information; 
d) Performance management plans; 
e) Disciplinary matters; 
f) Pecuniary interest returns; 
g) Wage and salary entitlements; Health information (such as medical certificates 


and workers compensation claims); and 
h) Recorded customer telephone calls and CCTV footage (for a period of 30 days). 
 


2.19 Applications for suppression in relation to general information (not public registers) 
 
2.19.1 Under section 739 of the Local Government Act 1993 (“the Act”) a person can make 


an application to suppress certain material that is available for public inspection in 
circumstances where the material discloses or would disclose the person’s place of 
living if the person considers that the disclosure would place the personal safety of 
the person or their family at risk. 


 
2.19.2 Section 739 of the Act relates to publicly available material other than public 


registers. As such, it limits disclosure in those circumstances where an application 
for suppression is successful. An application for suppression must be verified by 
statutory declaration and otherwise meet the requirements of section 739. When in 
doubt, Council will err in favour of suppression. 


 
2.19.3 For more information regarding disclosure of information (other than public registers) 


see the discussion of IPPs 11 and 12 in Part 3 of this policy. For information 
regarding suppression of information on public registers, see Part 2 of this policy. 


 
2.20 Caution as to unsolicited information 
 
2.20.1 Where an individual, a group or committee, not established by Council, gives Council 


unsolicited personal or health information, then that information should be still 
treated in accordance with this Policy, the Codes, the HRIPA and the PPIPA for the 
purposes of IPPs 5-12 and HPPs 5-15 which relate to storage, access, use and 
disclosure of information. 


 
2.20.2 For the purposes of section 10 of the HRIPA, Council is not considered to have 


“collected” health information if the receipt of the information by Council is 
unsolicited. 


 
2.20.3 Section 4(5) of the PPIPA also provides that personal information is not “collected” 


by Council if it is unsolicited. 
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3.  PUBLIC REGISTERS  
 
3.1  Public Registers and Council  
 
3.1.1 A public register is defined in section 3 of the PPIPA: 


“Public register means a register of personal information that is required by law to 
be, or is made, publicly available or open to public inspection (whether or not on 
payment of a fee).” 
 


3.1.2 A distinction needs to be drawn between “public registers” within the meaning of 
Part 6 of the PPIPA and “non public registers”. A “non public register” is a register 
but it is not a “public register” for the purposes of the PPIPA. For example, the 
register might not be publicly available or it may not contain personal information. 


 
3.1.3 Disclosure in relation to public registers must comply with Part 6 of the PPIPA and 


the Privacy Code. Personal information cannot be accessed by a person about 
another person unless the personal information is contained in a public register. 
Where personal information is contained in a public register, then Part 6 of the 
PPIPA applies to determine whether access to that information will be given to 
another person. 


 
3.1.4 Disclosure in relation to all other personal information must comply with the 


Information Protection Principles as outlined in Part 2 of this policy and the Privacy 
Code of Practice for Local Government, where it includes personal information that 
is not published. 


 
3.1.5 Council holds the following public registers under the Act: *** 
 


a) Section 53 - Land Register; 
b) Section 113 - Records of Approvals; 
c) Section 449 - 450A - Register of Pecuniary Interests; 
d) Section 602 - Rates Record. 
 
*** Note: This is purely indicative. Council may, by virtue of its own practice, hold 
other Public Registers, to which the PPIPA applies. 
 


3.1.6 Council holds the following public registers under the Environmental Planning and 
Assessment Act 1979: 


 
a) Section 100 4.58 – Register of consents and certificates. approvals 


Section 149G – Record of building certificates. 
 


3.1.7 Council holds the following public registers under the Protection of the Environment 
(Operations) Act 1997: 


 
a) Section 308 – Public register of licences held. 


 
3.1.8 Council holds the following public registers under the Impounding Act 1993: 
 


a) Sections 30 and 31 – Record of impounding. 
 


3.1.9 Members of the public may enquire only in accordance with the primary purpose of 
any of these registers. The primary purpose for each of these public registers is set 
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out in the clauses that follow. 
 
3.2 Public registers, the PPIPA and the HRIPA 
 
3.2.1 A public register generally confers specific rights or privileges, a benefit, or status, 


which would not otherwise exist. It may be required by law to be made publicly 
available or open to public inspection, or it is simply made publicly available or open 
to public inspection (whether or not payment is required). 


 
3.2.2 Despite the exclusion of “health information” from the definition of “personal 


information” under section 4A of the PPIPA, section 56A of the PPIPA includes as 
“personal information”, “health information” on public registers. 


 
3.2.3 Section 57 of the PPIPA requires very stringent controls over the disclosure of 


personal information contained in a public register. It provides broadly that where 
Council is responsible for keeping a public register, it will not disclose any personal 
information kept in that register unless it is satisfied that the information is to be used 
for a purpose relating to the purpose of the register or the Act under which the 
register is kept. 


 
3.2.4 Section 57(2) provides that in order to ensure compliance with section 57(1), a 


Council may require any person who applies to inspect personal information 
contained in the public register to give particulars in the form of a statutory 
declaration as to the proposed use of that information. (Form at Appendix 1 may be 
used a guide). 


 
3.2.5 Council also needs to consider the Privacy Code of Practice for Local Government 


which has the effect of modifying the application of Part 6 of the PPIPA (the “public 
register” provisions). 


 
3.2.6 If the stated purpose of the applicant does not conform with the purpose for which 


the public register is kept, access to the information sought will not be given. 
 
3.2.7 Where personal information is contained in a publicly available publication, that 


information will not be regarded as personal information covered by the PPIPA or as 
health information for the purposes of part 6 of the PPIPA. 


 
3.3 Effect on section 6 of the GIPA Act 
 
3.3.1 Section 57 of the PPIPA prevails over clause 1(3) of Schedule 1 of the Government 


Information (Public Access) Regulation 2009 (GIPA Regulation) to the extent of any 
inconsistency. Therefore: 


 
a) If a register is listed in Schedule 1 of the GIPA Regulation, access must not be 


given except in accordance with section 57(1) of the PPIPA. 
b) If a register is not listed in Schedule 1 of the GIPA Regulation, access must not 


be given except: 
c) If it is allowed under section 57(1) of the PPIPA; and 
d) There is no overriding public interest against disclosure of the information under 


section 6 of the GIPA Act. 
 
Note: Both 1 and 2 are amended with regard to specific public registers in the Privacy 
Code of Practice for Local Government. 
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3.4  Where some information in the public register has been published 
 
3.4.1 That part of a public register that is not published in a publicly available publication 


will be treated as a “public register” and the following procedure for disclosure will 
apply. For example, the Register of Consents and Certificates Approvals held by 
Council under section 100 of the Environmental Planning and Assessment Act 1979 
requires Council to advertise or publish applications for development consent. 


 
3.4.2 When Council publishes the address of the property, it may identify the owner. The 


personal information that has not been published and any applications not 
advertised or that have been rejected or withdrawn (and hence also not published) 
will be treated as a public register under PPIPA. 


 
3.4.3 Council may hold a register under the Contaminated Land Management Act 1997on 


behalf of the Environment Protection Authority. This is not to be considered a public 
register of Council as the statute does not place any obligations on Council to make 
this register publicly available as a register of contaminated land. Furthermore, the 
legislation foreshadows that the Environment Protection Authority may indeed post 
this list or register on the internet. This may constitute a publication of the information 
and therefore the PPIPA will not apply. 


 
3.4.4 Registers should not be published on the Council internet. 
 
3.5 Disclosure of personal information contained in the public registers 
 
3.5.1 A person seeking a disclosure concerning someone else’s personal information from 


a public register must satisfy Council that the intended use of the information is for 
a purpose relating to the purpose of the register or the Act under which the register 
is kept. 


 
3.5.2 In the following section, by way of guidance only, what might be called the “primary” 


purpose (or “the purpose of the register”) has been specified for each identified 
register. In some cases a “secondary purpose” has also been specified, by way of 
guidance as to what might constitute “a purpose relating to the purpose of the 
register”. 


 
3.6 Purposes of public registers 
 
3.6.1 Purposes of public registers under the Local Government Act 1993: 
 


a) Section 53 - Land Register: The primary purpose is to identify all land vested in 
Council, or under its control. The secondary purpose includes a consideration of 
public accountability as to the land held by Council. Third party access is 
therefore a secondary purpose. 


b) Section 113 - Records of Approvals: The primary purpose is to identify all 
approvals granted under the Act. 


c) Section 450A - Register of Pecuniary Interests: The primary purpose of this 
register is to determine whether or not a Councillor or a member of a council 
committee has a pecuniary interest in any matter with which Council is likely to  
be concerned. There is a corresponding public accountability purpose and third 
party access is a secondary purpose. 


d) Section 602 - Rates Record: The primary purpose is to record the value of a 
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parcel of land and record rate liability in respect of that land. The secondary 
purpose includes recording the owner or lessee of each parcel of land. For 
example, a disclosure on a rating certificate under section 603 of the Act that a 
previous owner is a pensioner is considered to be allowed, because the 
secondary purpose is “a purpose relating to the purpose of the register”. 


 
3.6.2 Purposes of public registers under the Environmental Planning and Assessment Act 


1979: 
 


a) Section 100 – Register of consents and approvals: The primary purpose is to 
identify applications for development consent and other approvals, confirm 
determinations on appeal and identify applications for complying development 
certificates. 


b) Section 149G – Record of building certificates: The primary purpose is to identify 
all building certificates. 


 
3.6.3 Purpose of public registers under the Protection of the Environment Operations Act 


1997: 
 


a) Section 308 – Public register of licences held: The primary purpose is to identify 
all licences granted under the Act; 


 
3.6.4 Purpose of the public register under the Impounding Act 1993: 
 


a) Section 30 and 31 – Record of impounding: The primary purpose is to identify 
any impounding action by Council. 


 
3.6.5 Secondary purpose of all Public Registers 
 


Due to the general emphasis (to be found in the Act and elsewhere) on local 
government processes and information being open and accountable, it is considered 
that a secondary purpose for which all public registers are held by Council includes 
the provision of access to members of the public. Therefore disclosure of specific 
records from public registers would normally be considered to be allowable under 
section 57 of the PPIPA. 
 
However, requests for access, copying or the sale of the whole or a substantial part 
of a Public Register held by Council will not necessarily fit within this purpose. 
Council should be guided by the Privacy Code of Practice for Local Government in 
this respect. Where Council staff members have doubt as to the intended use of the 
information, an applicant may be requested to provide a statutory declaration so that 
Council may satisfy itself as to the intended use of the information. 
 
Council will make its assessment as to the minimum amount of personal information 
that is required to be disclosed with regard to any request. 
 


3.6.6 Other Purposes 
 


Persons or organisations who apply to Council to access to information contained in 
any public register for a purpose not related to the purpose of the register, may be 
given access at the discretion of Council but only in accordance with the Privacy 
Code of Practice for Local Government concerning Public Registers. 
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Occasionally, persons or organisations request from Council adjoining ownership 
details of a neighbouring property for the purpose of serving a notice upon their 
neighbour to seek a contribution to fencing costs along a common boundary line 
under section 11 of the Dividing Fences Act 2002. Because the information sought 
is personal information and it can only be obtained from Council’s Rates Register, 
Council requires that the person requesting this information must complete a 
statutory declaration to access this information in accordance with section 57(2) of 
the Privacy and Personal information Protection Act 1998 (See Appendix 7). 
 


3.7 Applications for access to own records on a public register 
 
3.7.1 A person wishing to have access to a public register to confirm their own details 


needs only to prove their identity to Council before having access to their own 
personal information. 


 
3.8 Applications for suppression in relation to a public register 
 
3.8.1 An application for suppression in relation to a public register will be dealt with under 


PPIPA, rather than section 739 of the Act. 
 
3.8.2 A person about whom personal information is contained (or proposed to be 


contained) in a public register, may request Council under section 58 of the PPIPA 
to have the information removed from, or not placed on the register. 


 
3.8.3 If Council is satisfied that the safety or well-being of any person would be affected 


by not suppressing the personal information as requested, Council will suppress the 
information in accordance with the request unless Council is of the opinion that the 
public interest in maintaining public access to the information outweighs any 
individual any interest in suppressing the information, in accordance with section 
58(2) of the PPIPA. (Note: “Well-being” is defined in the Macquarie Dictionary as 
“the good or satisfactory condition of existence; welfare”.) When in doubt, Council 
will err in favour of suppression. 


 
3.8.4 Any information that is removed from, or not placed on, that aspect of a public 


register to be made public may be kept on the register for other purposes. That is, 
the information may still be used for Council functions, but it cannot be disclosed to 
other parties. 


 
3.8.5 An application for suppression should be made in writing addressed to the Chief 


Executive Officer (the CEO) and must outline the reasons for the request. Council 
may require supporting documentation where appropriate. 


 
3.9 Other registers 
 
3.9.1  Council may have other registers that are not public registers. The Information 


Protection Principles, this Policy, any applicable Codes and the PPIPA apply to 
those registers or databases. 
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4.  THE INFORMATION PROTECTION PRINCIPLES (IPPs) 
 
4.1 IPP1: Section 8 
 
4.1.1 Section 8: Collection of personal information for lawful purposes 
 


1) A public sector agency must not collect personal information unless: 
 


a) the information is collected for a lawful purpose that is directly related to a 
function or activity of the agency, and 


b) the collection of the information is reasonably necessary for that purpose. 
 


2) A public sector agency must not collect personal information by any unlawful 
means. 


 
4.1.2 The Privacy Code of Practice for Local Government 
 


The Code makes no provision to depart from the requirements of this principle. 
 
4.1.3 Council Policy 
 


Council will only collect personal information for a lawful purpose as part of its proper 
functions. The Act governs Council’s major obligations and functions. 
 
Section 22 of the Act provides other functions under other Acts. Some of those Acts 
are as follows: 
 


 Community Land Development Act 1989 


 Companion Animals Act 1998** 


 Contaminated Land Management Act 1997 


 Conveyancing Act 1919 


 Environmental Planning and Assessment Act 1979 


 Food Act 1989 


 Impounding Act 1993 


 Library Act 1939 


 Local Government Act 1993 


 Protection of the Environment Operations Act 1997 


 Public Health Act 2010 


 Roads Act 1993 


 State Emergency Service Act 1989 


 Strata Schemes (Freehold Development ) Act 1973 


 Strata Schemes (Leasehold Development ) Act 1986 


 Swimming Pools Act 1992. 
 
The circumstances under which Council may collect information, including personal 
information, including letters, emails, photos, text messages videos and webform. 
are varied and numerous. Council will not collect any more personal information than 
is reasonably necessary for it to fulfil its proper functions. Council will only collect 
information directly, lawfully and that is reasonably necessary to fulfil its functions. 
 
Anyone engaged by Council as a private contractor or consultant whose activities 
involve the collection of personal information must agree to be bound not to collect 
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personal information by any unlawful means. This will include debt recovery actions 
by or undertaken on behalf of Council by commercial agents. 
 


4.1.4 Companion Animals Act 1998 
 


Collection of information under the Companion Animals Act 1998 and Council’s use 
of the Companion Animals Register should be guided by the Director General’s 
guidelines, which have been developed with the PPIPA in mind. 
 


4.1.5 Role of the Privacy Contact Officer 
In order to ensure compliance with IPP1, internet contact forms, rates notices, 
application forms of whatsoever nature, or written requests by which personal 
information is collected by Council, will be referred to the Privacy Contact Officer 
prior to adoption or use. The Privacy Contact Officer will also provide advice as to: 
 
a) Whether the personal information is collected for a lawful purpose; 
b) If that lawful purpose is directly related to a function of Council; and 
c) Whether or not the collection of that personal information is reasonably 


necessary for the specified purpose. 
 


4.2 IPP2: Direct Collection 
 
4.2.1 Section 9: Collection of personal information directly from individual 
 


A public sector agency must, in collecting personal information, collect the 
information directly from the individual to whom the information relates unless: 
 
a) The individual has authorised collection of the information from someone else, 


or 
b) In the case of information relating to a person who is under the age of 16 years, 


the information has been provided by a parent or guardian of the person. 
 


4.2.2 The Privacy Code of Practice for Local Government 
 


The Code makes provision for Council to depart from this principle where indirect 
collection of personal information is reasonably necessary when an award, prize, 
benefit or similar form of personal recognition is intended to be conferred upon the 
person to whom the information relates. 
 


4.2.3 Council Policy 
 


The compilation or referral of registers and rolls are the major means by which 
Council collects personal information. For example, the information Council receives 
from NSW Land Registry Services would fit within section 9(a) above. Other means 
include forms that customers may complete and lodge with Council for development 
consent, companion animal registrations, applications for specific inspections or 
certifications or applications for tree preservation orders. 
 
In relation to petitions, Council will treat the personal information contained in 
petitions in accordance with PPIPA. 
 
Where Council or a Councillor requests or requires information from individuals or 
groups, that information will be treated in accordance with PPIPA. 
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Council regards all information concerning its customers as information protected by 
PPIPA. Council will therefore collect all personal information directly from its 
customers, except as provided in section 9 or under other statutory exemptions or 
Privacy Codes of Practice for Local Government. Council may collect personal 
information from other public sector agencies in respect of specific statutory 
obligations where it is authorised by law to do so. 
 
Where Council anticipates that it may otherwise need to collect personal information 
indirectly, it will first obtain the authorisation of each individual under section 9(a) of 
the PPIPA. 
 
Council has a Privacy Information Statement on its website setting out how it 
collects, stores, uses and dispose of personal information. 
 


4.2.4 External and related bodies 
 


Each of the following will be required to comply with this policy, any applicable 
Privacy Code of Practice, and the PPIPA: 
 
a) Council owned businesses; 
b) Council consultants; 
c) Private contractors; 
d) Council committees. 


 
Council will seek to bind by contract each of these bodies or persons to comply with 
the PPIPA. Where any of the above collects personal information on behalf of 
Council, or in relation to the performance of their activities, that body or person will 
be required to: 
 
a) Obtain a written authorisation and consent to that collection; and 
b) Notify those persons in accordance with IPP3 as to the intended recipients and 


other matters required by that principle. 
 


Council owned businesses, committees and private contractors or consultants must 
abide by this policy, the Code and the PPIPA under the terms of their incorporation 
by Council or by contract. 
 


4.2.5 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
Direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP2. 
 


4.2.6 Existing statutory exemptions under the Act 
 


Compliance with IPP2 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in very obvious and limited circumstances and legal advice should 
normally be obtained. 


 
The relevant statutory exemptions follow: 
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a) Section 23(2) of the PPIPA permits non-compliance with IPP2 if the information 
concerned is collected in connection with proceedings (whether or not actually 
commenced) before any court or tribunal. 


b) Section 24(4) of the PPIPA extends the operation of section 24(1) to councils 
and permits non-compliance with IPP2 if Council is: 


 
1) Investigating or otherwise handling a complaint or other matter that could be 


referred or made to, or has been referred from or made by, an investigative 
agency; and 


2) If compliance might detrimentally affect (or prevent the exercise of) the 
Council’s complaint handling or investigative functions. Section 25(a) of the 
PPIPA permits non-compliance with IPP2 where the agency is lawfully 
authorised or required not to comply with the principle. 


3) Section 25(b) of the PPIPA permits non-compliance with IPP2 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any 
Act or law. 
 


c) Section 26(1) of the PPIPA permits non-compliance with IPP2, if compliance 
would prejudice the interests of the individual concerned. 


 
4.2.7 Further explanation regarding IPP 2 
   


Where Council cannot collect personal information directly from the person, it will 
ensure one of the following: 


 
a) Council has obtained authority from the person under section 9(a) of the PPIPA; 
b) The collection of personal information from a third party is permitted under any 


Act or law, (for example, the indirect collection from the Land Titles Office.); 
c) The collection of personal information from a parent or guardian is permitted 


provided the person is less than 16 years of age; 
d) The collection of personal information indirectly where one of the above 


exemptions applies; 
e) The collection of personal information indirectly is permitted under the Privacy 


Code of Practice for Local Government or the Investigative Code of Practice; 
 


The only other exception to the above is in the case where Council is given 
unsolicited information. 
 


4.3 IPP3: Requirements when collecting personal information 
 
4.3.1 Section 10 Requirements when collecting personal information: 
 


If a public sector agency collects personal information from an individual, the agency 
must take such steps as are reasonable in the circumstances to ensure that, before 
the information is collected or as soon as practicable after collection, the individual 
to whom the information relates is made aware of the following: 


 
a) the fact that the information is being collected; 
b) the purposes for which the information is being collected; 
c) the intended recipients of the information; 
d) whether the supply of the information by the individual is required by law or is 


voluntary, and any consequences for the individual if the information (or any part 
of it) is not provided; 
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e) the existence of any right of access to, and correction of, the information; and 
f) the name and address of the agency that is collecting the information and the 


agency that is to hold the information. 
 


4.3.2 The Privacy Code of Practice for Local Government 
 


The Code makes provision for Council to depart from this principle where personal 
information is collected about an individual for the purpose of conferring upon that 
person, an award, prize, benefit or similar form of personal recognition without prior 
or subsequent notification. 


 
4.3.3  Council Policy 
 


Where Council proposes to collect personal information directly from the person, it 
will inform that person that the personal information is being collected, what is done 
with that information and who the intended recipients will be. 


 
Council will inform persons if the information is required by law or is voluntarily given. 
Council will also inform individuals which department or section within Council holds 
their personal information, and of the right to access and correct that information. 
Council will adapt the general section 10 pre-collection Privacy Notification form as 
appropriate (See Appendix 2). 


 
The following are examples of application procedures that will require a Privacy 
Notification Form in accordance with section 10: 
 
a) Lodging development applications; 
b) Lodging objections to development applications; 
c) Lodging applications for approval under the Local Government Act 1993; 
d) Any stamps or printed slips that contain the appropriate wording for notification 


under section 10 (see Appendix 2); and 
e) When collecting an impounded item. 


 
In relation to the privacy notification form that may be attached to a Development 
Application provided to objectors, us if they so choose. However, should they need 
to substantiate their objections, anonymous objections may be given less weight (or 
no weight) in the overall consideration of the application. 
 


4.3.4 Post - collection 
 


Where Council collects personal information indirectly from another public sector 
agency in respect of any one of its statutory functions, it will advise those individuals 
that it has collected their personal information by including a privacy notification form 
in the next issue of their rates notice, or otherwise by letter. A common example of 
the collection of information from another public sector agency is the Land and 
Property Information Office. Council receives information as to new ownership 
changes when property is transferred from one owner to the next. Appendix 3 
contains a sample Privacy Notification Form that could be used for post-collection. 
 


4.3.5 External and related bodies 
 


Each of the following must comply with IPP3: 
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a) Council owned businesses; 
b) Council consultants; 
c) Private contractors; 
d) Council committees. 
 
Council will seek to bind by contract each of these bodies or persons to comply with 
the IPP3. 
 
Where any of the above collects personal information on behalf of Council or in 
relation to the performance of their activities, that body or person will be required to 
notify those persons in accordance with IPP3 as to the intended recipients and other 
matters required by that principle. 
 


4.3.6 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
Direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP3. 
 


4.3.7 Existing statutory exemptions under the Act 
 


Compliance with IPP3 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in limited circumstances and legal advice should normally be 
obtained. 
 
The relevant statutory exemptions follow: 
 
a) Section 23(3) permits non-compliance with IPP3 where information is collected 


for law enforcement purposes. Law enforcement means a breach of the criminal 
law and criminal law enforcement. This section does not remove the rights of an 
accused person; 


b) Section 24(4) of the PPIPA extends the operation of section 24(1) to councils 
and permits non-compliance with IPP3 if a council is: 
 
1) Investigating or otherwise handling a complaint or other matter that could be 


referred or made to, or has been referred from or made by, an investigative 
agency; and 


2) If compliance might detrimentally affect (or prevent the exercise of) the 
Council’s complaint handling or investigative functions; 
 


c) Section 25(a) of the PPIPA permits non-compliance with IPP3 where the agency 
is lawfully authorised or required not to comply with the principle; 


d) Section 25(b) of the PPIPA permits non-compliance with IPP3 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any Act 
or law; 


e) Section 26(1) of the PPIPA permits non-compliance with IPP3 if compliance 
would prejudice the interests of the individual concerned; 


f) Section 26(2) of the PPIPA permits non-compliance where the person expressly 
consents to such non-compliance. 


 
4.3.8 Disclosure of information of research purposes 
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The disclosure of personal information for research purposes will be allowed only in 
accordance with any applicable Direction made by the Privacy Commissioner under 
section 41 of PPIPA or any Research Code of Practice made by the Attorney 
General as may be in force for the time being. 
 


4.4 IPP4: Other requirements relating to collection of personal information 
 
4.4.1 Section 11: Other requirements relating to collection of personal information 
 
 If a public sector agency collects personal information from an individual, the agency 


must take such steps as are reasonable in the circumstances (having regard to the 
purposes for which the information is collected) to ensure that: 


 
a) the information collected is relevant to that purpose, is not excessive, and is 


accurate, up to date and complete; and 
b) the collection of the information does not intrude to an unreasonable extent on 


the personal affairs of the individual to whom the information relates. 
 


4.4.2 The Privacy Code of Practice for Local Government 
 


The Code makes no provision to depart from this principle. 
 
4.4.3 Council Policy 
 


Council will seek to ensure that no personal information is collected which is not 
directly relevant to its proper functions, accurate and not excessive. 
 
Council collects personal information through the various forms that customers may 
complete and lodge with Council. Before adoption of a new form, Council’s Privacy 
Contact Officer will review a draft form for compliance with IPP4 by the. Should 
Council the Privacy Contact Officer have any residual doubts, Council the Privacy 
Contact Officer Council will seek the opinion of the NSW Privacy Commissioner. 
 


4.5 IPP5: Retention and security of personal information 
 
4.5.1 Section 12: Retention and security of personal information 
 


A public sector agency that holds personal information must ensure: 
 
a) that the information is kept for no longer than is necessary for the purposes for 


which the information may lawfully be used, and 
b) that the information is disposed of securely and in accordance with any 


requirements for the retention and disposal of personal information, and 
c) that the information is protected, by taking such security safeguards as are 


reasonable in the circumstances, against loss, unauthorised access, use, 
modification or disclosure, and against all other breaches, and 


d) that, if it is necessary for the information to be given to a person in connection 
with the provision of a service to the agency, everything reasonably within the 
power of the agency is done to prevent unauthorised use or disclosure of the 
information. 


 
4.5.2 The Privacy Code of Practice for Local Government 
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The Code makes no provision to depart from this principle. 
 


4.5.3 Council Policy 
 


Council may will comply with this principle in accordance with by using any or all of 
the following or similar documents: 
 
a) Council’s Code of Conduct; 
b) Council’s Records Management Policy; and 
c) General Records Disposal Schedule for Local Government. 
 


4.5.4 Disclosure of information of research purposes 
 


The disclosure of personal information for research purposes will be allowed only in 
accordance with any applicable direction made by the Privacy Commissioner under 
section 41 of PPIPA or any Research Code of Practice made by the Attorney 
General, as may be in force for the time being. 
 


4.6 IPP6: Information held by agencies 
 
4.6.1 Section 13 Information about personal information held by agencies 
 


A public sector agency that holds personal information must take such steps as are, 
in the circumstances, reasonable to enable any person to ascertain: 
 
a) whether the agency holds personal information; 
b) whether the agency holds personal information relating to that person; and 
c) if the agency holds personal information relating to that person: 


 
(i)      the nature of that information, and 
(ii)      the main purposes for which the information is used, and 
(iii) that person's entitlement to gain access to the information. 


 
4.6.2 The Privacy Code of Practice for Local Government 
 


The Code makes no provision to depart from this principle. 
 


4.6.3 Council Policy 
 


Section 13 of the PPIPA requires a council to take reasonable steps to enable a 
person to determine whether Council holds personal information about them. If 
Council holds any information about a person, upon request it will advise them the 
nature of that information, the main purposes for which it is held, and that person’s 
entitlement to access. As a matter of practicality, not every item of personal 
information, however insignificant, will be capable of ascertainment. 
 
Under section 20(5) of the PPIPA, IPP6 is subject to any applicable conditions or 
limitations contained in the Government Information (Public Access) Act 2009 
(“GIPA Act”). Council must consider the relevant provisions of the GIPA Act. 
 
Any person can make application to Council by completing the appropriate form and 
submitting it to Council. An example is at Appendix 4. 
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Where Council receives an application or request by a person as to whether Council 
holds information about them, council will undertake a search of its records to 
answer the enquiry. Council may ask the applicant to describe what dealings the 
applicant has had with council in order to assist council to conduct the search. 
 
Council will ordinarily provide a response to applications of this kind within 28 days 
of the application being made. The fee structure is commensurate to that of Council’s 
GIPA Act rates structure. 
 


4.6.4 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
Direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP6. 
 


4.6.5 Existing exemptions under the Act 
 


Compliance with IPP6 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in limited circumstances and legal advice should normally be 
obtained. 
 
Section 25(a) of the PPIPA permits non-compliance with IPP6 where Council is 
lawfully authorised or required not to comply with the principle. 
 
Section 25(b) of the PPIPA permits non-compliance with IPP6 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any Act or 
law. 
 


4.6.6 Reporting matters 
 


Council will issue a statement to be included on its web page (if it has one) and in 
its Annual Report concerning the nature of personal  information it regularly collects, 
the purpose for which the personal information is used and an individual’s right to 
access their own personal information. 
 


4.7 IPP7: Access to personal information held by agencies 
 
4.7.1 Section 14: Access to personal information held by agencies 
 


A public sector agency that holds personal information must, at the request of the 
individual to whom the information relates and without excessive delay or expense, 
provide the individual with access to the information. 


 
4.7.2 The Privacy Code of Practice for Local Government 
 


The Code makes no provision to depart from this principle. 
 


4.7.3 Council Policy 
 


Section 14 of the PPIPA requires a council, at the request of any person, to give 
access to that person to personal information held about them. 
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Compliance with IPP7 does not allow disclosure of information about other people. 
If access to information that relates to someone else is sought, the application must 
be made under the GIPA Act, unless Information Protection Principles 11 and 12 or 
the Public Register provisions apply. 
 
Where a person makes an application for access under the PPIPA and it is involved 
or complex, it may be referred, with the written consent of the applicant, as an 
application under the GIPA Act. However use of the GIPA Act is to be a last resort. 
The applicant has the right to insist on being dealt with under PPIPA. 
 
Under section 20(5) of the PPIPA, IPP7 is subject to any applicable conditions or 
limitations contained in the Government Information (Public Access) Act 2009 
(“GIPA Act”). Council must consider the relevant provisions of the GIPA Act. 
 
Customers wishing to exercise their right of access to their own personal information 
should apply in writing or direct their inquiries to the CEO, who will make a 
determination. A sample form is provided at Appendix 5. 
 
Members of Council staff wishing to exercise their right of access to their personal 
information should apply in writing on the attached form or direct their inquiries to 
the Manager People and Organisational Development who will deal with the 
application. 
 
In order to comply with the requirement to provide the requested information “without 
excessive delay or expense”, Council will ordinarily provide a response to 
applications of this kind within 28 days of the application being made. 
 


4.7.4 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP7. 
 


4.7.5 Existing exemptions under the Act 
 


Compliance with IPP7 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in limited circumstances and legal advice should normally be 
obtained. 
 
Section 25(a) of the PPIPA permits non-compliance with IPP7 where Council is 
lawfully authorised or required not to comply with the principle. 
 
Section 25(b) of the PPIPA permits non-compliance with IPP7 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any Act or 
law. 
 


4.8 IPP8: Alteration of personal information 
 
4.8.1 Section 15: Alteration of personal information 
 


(1) A public sector agency that holds personal information must, at the request of 
the individual to whom the information relates, make appropriate amendments 
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(whether by way of corrections, deletions or additions) to ensure that the 
personal information: 


 
a) is accurate; and 
b) having regard to the purpose for which the information was collected (or is to 


be used) and to any purpose that is directly related to that purpose, is 
relevant, up to date, complete and not misleading. 


 
(2) If a public sector agency is not prepared to amend personal information in 


accordance with a request by the individual to whom the information relates, the 
agency must, if so requested by the individual concerned, take such steps as are 
reasonable to attach to the information, in such a manner as is capable of being 
read with the information, any statement provided by that individual of the 
amendment sought. 


(3) If personal information is amended in accordance with this section, the individual 
to whom the information relates is entitled, if it is reasonably practicable, to have 
recipients of that information notified of the amendments made by the public 
sector agency. 


(4) This section, and any provision of the Privacy Code of Practice that relates to the 
requirements set out in this section, apply to public sector agencies despite 
section 25 of this Act and section 21 of the State Records Act 1998. 


(5) The Privacy Commissioner’s guidelines under section 36 may make provision 
for or with respect to requests under this section, including the way in which such 
a request should be made and the time within which such a request should be 
dealt with. 


(6) In this section (and in any other provision of this Act in connection with the 
operation of this section), public sector agency includes a Minister and a 
Minister’s personal staff. 


 
4.8.2 The Privacy Code of Practice for Local Government 
 


The Code makes no provision to depart from this principle. 
 


4.8.3 Council Policy 
 


Section 15 of the PPIPA allows a person to make an application to Council to amend 
(this includes by way of corrections, deletions or additions) personal information held 
about them so as to ensure the information is accurate, and, having regard to the 
purpose for which the information is collected, relevant to that purpose, up to date 
and not misleading. 
 
Council wishes to have its information current, accurate and complete. Proposed 
amendments or changes to the personal information held by Council are welcomed. 
Any person seeking correction of personal information held by Council may apply in 
writing to the Privacy Contact Officer with their request. 
 
If Council declines to amend personal information as requested, it will on request of 
the individual concerned, place an addendum on the information in accordance with 
section 15(2) of the PPIPA. 
 
Where there are complaints that are or could be the subject of a staff complaint or 
grievance, they will be referred to the Manager People and Organisational 
Development in the first instance and treated in accordance with relevant Council 
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policies and the Local Government (State) Award 2013. 
 
Any alterations that are or could be the subject of a customer complaint or grievance 
will be referred to the CEO, who will make a determination in relation to the matter. 
 


4.8.4 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP8. 
 


4.8.5 Existing exemptions under the Act 
 


Compliance with IPP8 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in limited circumstances and legal advice should normally be 
obtained. 
 
Section 25(a) of the PPIPA permits non-compliance with IPP8 where Council is 
lawfully authorised or required not to comply with the principle. 
 
Section 25(b) of the PPIPA permits non-compliance with section IPP8 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any Act or 
law. 
 


4.8.6 Procedure 
 


Where information is requested to be amended (either by way of correction, deletion 
or addition), the individual to whom the information relates, must make a request to 
the Privacy Contact Officer. That request should be accompanied by appropriate 
evidence as to the cogency of the making of the amendment, sufficient to satisfy 
Council that the proposed amendment is factually correct and appropriate. Council 
may require further documentary evidence to support certain amendments. Council 
will not charge to process an application to amend such a record. 
 
Council’s application form for alteration under IPP 8 is at Appendix 6 at the end of 
this policy. 


 
4.8.7 Where Council is not prepared to amend 
 


If Council is not prepared to amend the personal information in accordance with a 
request by the individual, Council may attach to the information in such a manner as 
is capable of being read with the information, any statement provided by that 
individual. 
 


4.8.8 Where an amendment is made 
 


If personal information is amended in accordance with this section, the individual to 
whom the information relates is entitled, if it is reasonably practicable, to have the 
recipients of that information notified of the amendments made by Council. 
 
Council will seek to notify recipients of information as soon as possible, of the making 
of any amendment, where it is reasonably practicable. 
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4.8.9 State Records Act 
 


The State Records Act 1998 does not allow for the deletion of records. However, as 
a result of section 20(4) of the PPIPA, some deletions may be allowed in accordance 
with IPP8. 
 


4.9 IPP9: Agency must check accuracy of personal information before use 
 
4.9.1 Section 16: Agency must check accuracy of personal information before use 
 


A public sector agency that holds personal information must not use the information 
without taking such steps as are reasonable in the circumstances to ensure that, 
having regard to the purpose for which the information is proposed to be used, the 
information is relevant, accurate, up to date, complete and not misleading. 
 


4.9.2 The Privacy Code of Practice for Local Government 
 


The Code makes no provision to depart from this principle. 
 
4.9.3 Council Policy 
 


The steps taken to comply with section 16 will depend on the age of the information, 
its likelihood of change and the particular function for which the information was 
collected. However, information collected by Council must adhere to the provisions 
of Council’s Records Management Policy. 
 
The more significant the information, the greater the necessity that checks to ensure 
its accuracy and currency be undertaken prior to its use. 
 
For example, each employee’s record should be updated when there is any change 
of circumstances or when the employee’s contact details change 


 
4.10 IPP10: Limits on use of personal information 
 
4.10.1 Section 17: Limits on use of personal information 
 


A public sector agency that holds personal information must not use the information 
for a purpose other than that for which it was collected unless: 
 
(a) the individual to whom the information relates has consented to the use of the 


information for that other purpose, or 
(b) the other purpose for which the information is used is directly related to the 


purpose for which the information was collected, or 
(c) the use of the information for that other purpose is necessary to prevent or lessen 


a serious and imminent threat to the life or health of the individual to whom the 
information relates or of another person. 


 
4.10.2 The Privacy Code of Practice for Local Government 
 


Council may use personal information for a purpose other than the purpose for which 
it was created in the following circumstances: 
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(a) Where the use is in pursuance of Council’s lawful and proper function(s) and 
Council is satisfied that the personal information is reasonably necessary for the 
exercise of such function(s); or 


(b) Where personal information is to be used for the purpose of conferring upon a 
particular person, an award, prize, benefit or similar form of personal recognition. 


 
4.10.3 Explanatory Note 
 


Council may use personal information obtained for one purpose for another purpose 
in pursuance of its lawful and proper functions. For example, the Rates Record that 
Council holds under section 602 of the Act may also be used to: 
 
(a) Notify neighbours of a proposed development; 
(b) Evaluate a road opening; or 
(c) Evaluate a tree preservation order. 


 
4.10.4 Council Policy 
 


Council will seek to ensure that information collected for one purpose will be used 
for that same purpose. Where Council may need to use personal information 
collected for one purpose for another purpose, it will first gain the consent of the 
individual concerned, unless an exemption applies. 
 


4.10.5 External and related bodies 
 


Each of the following will be required to comply with the IPP10: 
 


(a) Council owned businesses; 
(b) Council consultants; 
(c) Private contractors; and 
(d) Council committees. 


 
Council will seek to bind contractually each of these bodies or persons to comply. 
Where any of the above seeks to use personal information collected for one 
purpose, that body or person will be required to obtain the written consent of those 
persons in accordance with section 17(a) to the use of the information for another 
purpose. 


 
The form of consent should include the following elements: 
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I, (1) (1) insert full name 
 
of (2) (2) insert address 


 
 
 
hereby consent under section 17(a) of the Privacy and Personal (3) insert Council name 


Information Protection Act 1998 to (3): 
 
 
 
using the information collected from me by (4): (4) insert name of 


collecting body/person 
 
 
for the purpose of (5): (5) insert purpose/s info 


was collected for 
 
 
Signature 


 
 
 
Name to be printed 
 
Date signed / / 


 
 
 
 
 
4.10.6 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP10. 
 


4.10.7 Existing exemptions under the Act 
 


Compliance with IPP10 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in limited circumstances and legal advice should normally be 
obtained. 
 
Section 23(4) of the PPIPA permits Council not to comply with IPP10 where the use 
of the information for another purpose is reasonably necessary for law enforcement 
purposes or for the protection of the public revenue. 
 
Law enforcement purposes mean a breach of the criminal law and criminal law 
enforcement. This section does not remove the rights of an accused person. 
Protection of the public revenue means a fraud with respect to taxes or other 
revenue earning processes such as avoidance of stamp duty. 
 
Section 24(4) of the PPIPA extends the operation of section 24(2) to councils and 
permits non-compliance with IPP10 if Council is: 
 
(a) Investigating or otherwise handling a complaint or other matter that could be 


referred or made to, or has been referred from or made by, an investigative 
agency; and 
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(b) The use of the information concerned for a purpose other than the purpose for 
which it was collected is reasonably necessary in order to enable Council to 
exercise its complaint handling functions or any of its investigative functions. 


 
Section 25(a) of the PPIPA permits non-compliance with IPP10 where Council is 
lawfully authorised or required not to comply with the principle. 
 
Section 25(b) of the PPIPA permits non-compliance with IPP10 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any Act or 
law. 
 
Section 28(3) of the PPIPA permits non-compliance where a disclosure is to be 
made to a public sector agency under the administration of the Minister for Local 
Government (such as the Office of Local Government) or a public sector agency 
under the administration of the Premier for the purpose of informing the Minister (or 
Premier) about any matter within the Minister’s (or Premier’s) administration. 
 


4.1 IPP11: Limits on disclosure of personal information 
 
4.11.1 Section 18 - Limits on disclosure of personal information 
 


(1) A public sector agency that holds personal information must not disclose the 
information to a person (other than the individual to whom the information relates) 
or other body, whether or not such other person or body is a public sector agency, 
unless: 


 
(a) the disclosure is directly related to the purpose for which the information was 


collected, and the agency disclosing the information has no reason to believe 
that the individual concerned would object to the disclosure, or 


(b) the individual concerned is reasonably likely to have been aware, or has been 
made aware in accordance with section 10, that information of that kind is 
usually disclosed to that other person or body, or 


(c) the agency believes on reasonable grounds that the disclosure is necessary 
to prevent or lessen a serious and imminent threat to the life or health of the 
individual concerned or another person. 


 
(2) If personal information is disclosed in accordance with subsection (1) to a person 


or body that is a public sector agency, that agency must not use or disclose the 
information for a purpose other than the purpose for which the information was 
given to it. 


 
4.11.2 The Privacy Code of Practice for Local Government 
 


The Code makes provision for Council to depart from this principle in the 
circumstances described below: 
 
(a) Council may disclose personal information to public sector agencies or public 


utilities on condition that: 
 


(1) the agency or utility provider has approached Council in writing; 
(2) Council is satisfied that the information is to be used by that agency or utility 


provider for the proper and lawful function(s) of that agency or utility provider; 
and 
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(3) Council is satisfied that the personal information is reasonably necessary for 
the exercise of that agency’s or utility provider’s function(s). 


 
(b) Where personal information, which has been collected about an individual, is to 


be disclosed for the purpose of conferring upon that person, an award, prize, 
benefit or similar form of personal recognition; 


(c) Where Council is requested by a potential employer, it may verify that a current 
or former employee works or has worked for Council, the duration of that work 
their employment, and the position occupied during that time employment. This 
exception shall not permit Council to give an opinion as to that person’s suitability 
to a particular position with any potential employer unless Council is satisfied that 
the person has provided their consent for Council to provide a reference, which 
may include an opinion as to that person’s suitability for the position for which 
they have applied. 


 
4.11.3 Council Policy 
 


Council will not disclose the information to another person or other body, unless the 
disclosure is directly related to the purpose for which the information was collected 
or where Council has no reason to believe that the individual concerned would object 
to the disclosure. 


 
Council may disclose personal information to another person or other body where 
this disclosure is directly related to the purpose for which the personal information 
was collected and the individual concerned is reasonably likely to have been aware, 
(or has been made aware in accordance with section 10), of the intended recipients 
of that information. “Directly related” can mean the disclosure to another person or 
agency to deliver a service which supplements that of Council or disclosure to a 
consultant for the purpose of assessing or reviewing the delivery of a program to 
which the original collection relates. 
 
Council may disclose personal information to another person or other body where 
this disclosure is necessary to prevent or lessen a serious and imminent threat to 
the life or health of the individual concerned or another person. 
 


4.11.4 Public Registers 
 


Sections 18 and 57 of the PPIPA should be read in conjunction in regard to Public 
Registers. Public Registers are discussed further in Part 3 of this policy. 
 


4.11.5 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP11. 
 


4.11.6 Existing exemptions under the PPIPA 
 


Compliance with IPP11 is also subject to certain exemptions under the PPIPA. If 
one of those exemptions applies, Council need not comply. The statutory exemption 
will be relied upon only in limited circumstances and legal advice should normally be 
obtained. 
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Section 23(5)(a) of the PPIPA permits non-compliance with IPP11 where disclosure 
is made to a law enforcement agency in connection with proceedings for an offence 
or for law enforcement purposes. Law enforcement purposes mean a breach of the 
criminal law and criminal law enforcement.  
 
However, Council need not disclose material that it is entitled to refuse in the 
absence of a subpoena, warrant or other lawful requirement. 
 
Section 23(5)(b) of the PPIPA permits non-compliance with IPP11 where the 
disclosure is made to a law enforcement agency for the purpose of ascertaining the 
whereabouts of a person reported to be missing. However, Council need not 
disclose material that it is entitled to refuse in the absence of a subpoena, warrant 
or other lawful requirement. 
 
Section 23(5)(c) of the PPIPA permits non-compliance with IPP11 where disclosure 
is authorised by subpoena, search warrant or other statutory instrument. However 
Council need not disclose material that it is entitled to refuse in the absence of a 
subpoena, warrant or other lawful requirement. 
 
Section 23(5)(d)(i) of the PPIPA permits non-compliance with IPP11 where 
disclosure is reasonably necessary for the protection of the public revenue. 
Protection of the public revenue could mean a fraud with respect to taxes or other 
revenue earning processes such as avoidance of stamp duty. However, Council 
need not disclose material that it is entitled to refuse in the absence of a subpoena, 
warrant or other lawful requirement. 
 
Section 23(5)(d)(ii) of the PPIPA permits non-compliance with IPP11 where 
disclosure is reasonably necessary to investigate  an offence where there are 
reasonable grounds to believe an offence has been committed. 
 
Section 24(4) of the PPIPA permits non-compliance with IPP11 if: 
 
(a) investigating a complaint that could be referred or made to, or has been referred 


from or made by, an investigative agency, and 
(b) if the disclosure is to an investigative agency  
 


 (Note: “investigative agency” is defined at section3 of PPIPA.) 
 


Section 25(a) of the PPIPA permits non-compliance with IPP11 where Council is 
lawfully authorised or required not to comply with the principle. Section 25(b) of the 
PPIPA permits non-compliance with IPP11 where non-compliance is “necessarily 
implied” or “reasonably contemplated” under any Act or law. 
 
Section 26(2) of the PPIPA permits non-compliance where the person expressly 
consents to such non-compliance. 
 
Section 28(3) of the PPIPA permits non-compliance where a disclosure is to be 
made to a public sector agency under the administration of the Minister for Local 
Government (such as the Office of Local Government) or a public sector agency 
under the administration of the Premier for the purpose of informing the Minister (or 
Premier) about any matter within the Minister’s (or Premier’s) administration. 
 
It is anticipated that a disclosure of personal information for research purposes will 
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be allowed under a section 41 Direction made by the Privacy Commissioner until 
such time as a Research Code of Practice is made by the Attorney General. 
 


4.11.7 Suppression 
 


Information held by Council may be suppressed such as to disallow disclosure that 
would otherwise be allowed in the circumstances outlined above. See Part 1 of this 
Policy for more details about suppression of personal information. 
 


4.12 IPP12: Special restrictions on disclosure of personal information 
 
4.12.1 Section 19: Special restrictions on disclosure of personal information 
 


(1) A public sector agency must not disclose personal information relating to an 
individual's ethnic or racial origin, political opinions, religious or philosophical 
beliefs, trade union membership, sexual activities unless the disclosure is 
necessary to prevent a serious or imminent threat to the life or health of the 
individual concerned or another person. 


(2) A public sector agency that holds personal information must not disclose the 
information to any person or body who is in a jurisdiction outside New South 
Wales or to a Commonwealth agency unless: 


 
(a) a relevant privacy law that applies to the personal information concerned is 


in force in the that jurisdiction or applies to that Commonwealth agency, or 
(b) the disclosure is permitted under a privacy code of practice. 


 
(3) For the purposes of subsection (2), a relevant privacy law means a law that is 


determined by the Privacy Commissioner, by notice published in the Gazette, to 
be a privacy law for the jurisdiction concerned. 


(4) The Privacy Commissioner is to prepare a code relating to the disclosure of 
personal information by public sector agencies to persons or bodies outside New 
South Wales and to Commonwealth agencies. 


(5) Subsection (2) does not apply: 
 


(a) until after the first anniversary of the commencement of this section; or 
(b) until a code referred to in subsection (4) is made, whichever is the later. 


 
4.12.2 The Privacy Code of Practice for Local Government 
 


The Code makes provision for Council to depart from this principle in the 
circumstances described below: 
 
(a) For the purposes of s.19(2) only, where Council is requested by a potential 


employer outside New South Wales, it may verify that a current or former 
employee works or has worked for Council, the duration of that work their 
employment, and the position occupied during that time their employment. This 
exception shall not permit Council to give an opinion as to that person’s suitability 
for a particular position with any potential employer unless Council is satisfied 
that the person has provided their consent for Council to provide a reference, 
which may include an opinion as to that person’s suitability for the position for 
which they have applied. 


 
4.12.3 Council Policy 
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Council will not disclose personal information relating to an individual's ethnic or 
racial origin, political opinions, religious or philosophical beliefs, trade union 
membership, health or sexual activities unless the disclosure is necessary to prevent 
a serious or imminent threat to the life or health of the individual concerned or 
another person. 
 


4.12.4 Public Registers 
 


Sections 19 and 57 of the PPIPA should be read in conjunction in regard to Public 
Registers. Public Registers are discussed further in section 3 of this policy. 
 


4.12.5 Investigative Functions 
 


Where Council is conducting an investigation, it will have regard to any applicable 
Direction of the Privacy Commissioner under section 41 of the PPIPA that may affect 
the application of IPP12. 
 


4.12.6 Existing exemptions under the Act 
 


Compliance with IPP12 is also subject to certain exemptions under the Act. If one of 
those exemptions applies, Council need not comply. The statutory exemption will be 
relied upon only in limited circumstances and legal advice should normally be 
obtained. 
 
Section 23(7) of the PPIPA permits non-compliance with IPP12 where the disclosure 
is necessary to investigate an offence or where there are reasonable grounds to 
believe an offence has been or may be committed. 
 
Section 25(a) of the PPIPA permits non-compliance with IPP12 where Council is 
lawfully authorised or required not to comply with the principle. 
 
Section 25(b) of the PPIPA permits non-compliance with IPP12 where non-
compliance is “necessarily implied” or “reasonably contemplated” under any Act or 
law. 
 
Section 26(2) of the PPIPA permits non-compliance where the person expressly 
consents to such non-compliance. 
 
Section 28(2) permits non-compliance with IPP12 where, in the case of health 
information, the consent of the person cannot reasonably be obtained and the 
disclosure is made by an authorised person to another authorised person. 
“Authorised person” means a medical practitioner, health worker, or other official or 
employee providing health or community services who is employed or engaged by 
a public sector agency. 
 
Section 28(3) of the PPIPA permits non-compliance where a disclosure is to be 
made to a public sector agency under the administration of the Minister for Local 
Government (for example, the Office of Local Government) or a public sector agency 
under the administration of the Premier for the purpose of informing the Minister (or 
Premier) about any matter within the Minister’s (or Premier’s) administration. 
 
A disclosure of personal information by Council for research purposes will be 







 


PRIVACY POLICY 


 


Page 32 
 


allowed under a section 27B of the PPIPA. 
 


4.12.7 Suppression 
 


Information held by Council may be suppressed such as to disallow disclosure that 
would otherwise be allowed in the circumstances outlined above. See Part 1 of this 
Policy for more details about suppression of personal information. 


 
 
5. HEALTH PRIVACY PRINCIPLES (HPPs) 
 
5.1 Health information generally 
 
5.1.1 In 2002, most references to “health information” were taken out of the PPIPA and 


separate legislation was enacted. The HRIPA was enacted to deal with this specific 
type of personal information. On and from September 2004, various agencies and 
organisations, including local councils were expected to comply with the HRIPA in 
their collection and management of health information. 


 
5.1.2 Health information includes personal information that is information or an opinion 


about the physical or mental health or a disability of an individual. Health information 
also includes personal information that is information or an opinion about: 


 
a) A health service provided, or to be provided, to an individual; 
b) An individual’s express wishes about the future provision of health services to 


them; 
c) Other personal information collected in connection with the donation of human 


tissue; or 
d) Genetic information that is or could be predictive of the health of an individual or 


their relatives or descendants. 
 


5.1.3 Health information is defined in section 6 of the HRIPA. Local councils will often hold 
health information by reason of their role in elder care, child care and various types 
of community health support services. It is therefore very important for councils to 
be familiar with the 15 Health Protection Principles (“HPP”) set down in Schedule 1 
to the HRIPA. Each of these HPPs is considered below. 


 
5.1.4 The following is a non-exhaustive list of examples of the types of health information 


and circumstances which council may collect health information in exercising its 
functions: 


 
(a) Tree pruning/ removal applications where residents approach Council for a 


reconsideration or reassessment of a tree pruning/ removal application on 
medical grounds; 


(b) Issuing of clean up orders which may include recording information about a 
resident’s health, GP professional contact details or involvement with mental 
health services; 


(c) Volunteer programs where volunteers are asked to disclose health conditions 
which may preclude them from some types of volunteer work; 


(d) Meals on wheels programs where residents may be asked for medical or dietary 
requirements, e.g. allergies for catering purposes; 


(e) Seniors bus outings where information may be collected on special medical 
needs; 
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(f) Council may provide respite and social support services collecting information 
that is consistent with the client intake and referral record system; 


(g) Information on families for the purposes of children’s services, for example, 
history of illness, allergies, asthma, diabetes, epilepsy etc.; 


(h) Physical exercise classes; 
(i) Information may be collected through a healthy community program; 
(j) Children’s immunization records; and 
(k) Family counsellor/ youth support workers records. 


 
5.1.5 HPPs 1-4 concern the collection of health information, HPP 5 concerns the storage 


of health information, HPPs 6-9 concern the access and accuracy of health 
information, HPP 10 concerns the use of health information, HPP 11 concerns the 
disclosure of health information, HPPs 12-13 concern the identifiers and anonymity 
of the persons to which health information relate, HPPs 14-15 concern the transferral 
of health information and the linkage to health records across more than one 
organisation. 


 
5.2 HPP 1 
 
5.2.1 Purposes of collection of health information 
 


(1) An organisation must not collect health information unless: 
 


a) the information is collected for a lawful purpose that is directly related to a 
function or activity of the organisation, and 


b) the collection of the information is reasonably necessary for that purpose. 
 


(2) An organisation must not collect health information by any unlawful means. 
 


5.3 HPP 2 
 
5.3.1 Information must be relevant, not excessive, accurate and not intrusive 
 


An organisation that collects health information from an individual must take such 
steps as are reasonable in the circumstances (having regard to the purposes for 
which the information is collected) to ensure that: 
 
(a) the information is collected is relevant to that purpose, is not excessive and is 


accurate, up to date and complete, and 
(b) the collection of the information does not intrude to an unreasonable extent on 


the personal affairs of the individual to whom the information relates. 
 
5.4 HPP 3 
 
5.4.1 Collection to be from the individual concerned 
 


(a) An organisation must collect health information about an individual only from that 
individual, unless it is unreasonable or impracticable to do so; and 


(b) Health information is to be collected in accordance with any guidelines issued by 
the Privacy Commissioner for the purposes of this clause 


 
5.5  HPP 4 
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5.5.1 Individual to be made aware of certain matters 
 


(1) An organisation that collects health information about an individual from the 
individual must, at or before the time it collects the information (or if that is not 
practicable, as soon as practicable after that time), take steps that are 
reasonable in the circumstances to ensure that the individual is aware of the 
following: 


 
(a) The identity of the organisation and how to contact it; 
(b) The fact that the individual is able to request access to the information; 
(c) The purposes for which the information is collected; 
(d) The persons to whom (or the type of persons to whom) the organisation 


usually discloses information of that kind; 
(e) Any law that requires the particular information to be collected; and 
(f) The main consequences (if any) for the individual if all or part of the 


information is not provided. 
 


(2) If the organisation collects health information about an individual from someone 
else, it must take any steps that are reasonable in the  circumstances to ensure 
that the individual is generally aware of the matters listed in subclause (1) except 
to the extent that: 


 
(a) making the individual aware of the matters would impose a serious threat to 


the life or health of any individual; or 
(b) the collection is made in accordance with guidelines issued under subclause 


(3). 
 
(3) The Privacy Commissioner may issue guidelines setting out circumstances in 


which an organisation is not required to comply with subclause (2). 
 
(4) An organisation is not required to comply with a requirement of this clause if: 
 


(a) the individual to whom the information relates has expressly consented to the 
organisation not complying with it or, 


(b) the organisation is lawfully authorised or required not to comply with it, or non-
compliance is otherwise permitted (or necessarily implied or reasonably 
contemplated) under any Act or any other law including the State Records 
Act 1998), or 


(c) compliance by the organisation would, in the circumstances, prejudice the 
interests of the individual to whom the information relates, or 


(d) the information concerned is collected for law enforcement purposes or, 
(e) the organisation is an investigative agency and compliance might 


detrimentally affect (or prevent the proper exercise of) its complaint handling 
functions or any of its investigative functions. 


 
(5) If the organisation reasonably believes that the individual is incapable of 


understanding the general nature of the matters listed in subclause (1), the 
organisation must take steps that are reasonable in the circumstances, to ensure 
that any authorised representative of the individual is aware of those matters. 


(6) Subclause (4) (e) does not remove any protection provided by any other law in 
relation to the rights of accused persons or persons suspected of having 
committed an offence. 


(7) The exemption provided by subclause (4) (f) extends to any public sector agency, 
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or public sector official, who is investigating or otherwise handling a compliant or 
other matter that could be referred or made to an investigative agency, or that 
has been referred from or made by an investigative agency. 


 
5.5.2 Council Policy 
 


Council will only collect health information for a lawful purpose that is directly related 
to Council’s activities and is necessary for that purpose (HPP 1) Council will ensure 
that the health information is relevant, accurate, up to date and not excessive and 
that the collection is not unnecessarily intrusive into the personal affairs of the 
individual (HPP 2). 
 
Council will only collect health information directly from the individual that the 
information concerns, unless it is unreasonable or impractical for Council to do so. 
(HPP 3). 
 
Council will tell the person why the health information is being collected, what will be 
done with it, who else might see it and what the consequences are if the person 
decides not to provide it. Council will also tell the person how he or she can see and 
correct the health information. 
 
If Council collects health information about a person from someone else, Council will 
take reasonable steps to ensure that the subject of the information is aware of the 
above points (HPP 5). 


 
5.6  HPP 5 
 
5.6.1  Retention and Security 
 


(1) An organisation that holds health information must ensure that: 
 


a) the information is kept for no longer than is necessary for the purposes for 
which the information may lawfully be used, and 


b) the information is disposed of securely and in accordance with any 
requirements for the retention and disposal of health information, and 


c) the information  is protected, by taking such security safeguards as are 
reasonable in the circumstances  against loss, unauthorised  access, use, 
modification or disclosure, and against all other misuse, and 


d) if it is necessary for the information to be given to a person in connection with 
the provision of a service to the organisation, everything reasonably within 
the power of an organisation is done to prevent the unauthorised use or 
disclosure of the information. 


e) if it is necessary for the information to be given to a person in connection with 
the provision of a service to the organisation, everything reasonably within 
the power of an organisation is done to prevent the unauthorised use or 
disclosure of the information. 


 
 Note: Division 2 (Retention of health information) of Part 4 contains provisions 


applicable to private sector persons in connection with the matters dealt with in this 
clause. 


 
(2) An organisation is not required to comply with a requirement of this clause if: 
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(a) The organisation is lawfully authorised or required not to comply with it, or 
(b) Non-compliance is otherwise permitted (or is necessarily implied or 


reasonably contemplated) under an Act or any other law (including the State 
Records Act 1998). 


 
(3) An investigative agency is not required to comply with subclause (1)(a). 


 
5.6.2 Council Policy 
 


Council will store health information securely and protect health information from 
unauthorised access, use or disclosure. Health information will not be kept for any 
longer than is necessary and will be disposed of appropriately (HPP 5). 
 


5.7 HPP 6 
 
5.7.1 Information about health information held by organisations 
 


(1) An organisation that holds health information must take such steps as are, in 
the circumstances, reasonable, to enable any individual to ascertain: 


 
(2) 


(a) whether the organisation holds health information, and 
(b) whether the organisation holds health information relating to that individual, 


and 
(c) if the organisation holds health information relating to that individual: 


 
(i) the nature of that information 
(ii) the main purposes for which the information is used, and 
(iii) that person’s entitlement to request access to the information. 


 
(3) An organisation is not required to comply with a provision of this clause if: 
 


(a) the organisation is lawfully authorised or required not to comply with the 
provision concerned, or 


(b) (non-compliance is otherwise permitted (or is necessarily implied or 
reasonably contemplated) under any Act or any other law (including the State 
Records Act 1998). 


 
5.8 HPP 7 
 
5.8.1 Access to health information 
 


(1) An organisation that holds health information must, at the request of the 
individual to whom the information relates and without excessive delay or 
expense, provide the individual with access to the information. 


 
 Note: Division 3 (Access to health information) of Part 4 contains provisions 


applicable to private sector persons in connection with the matters dealt with in this 
clause. Access to health information held by public sector agencies may also be 
available under the Government Information (Public Access) Act 2009 or the State 
Records Act 1998.  


 
(2) An organisation is not required to comply with a provision of this clause if: 
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(a) the organisation is lawfully authorised or required not to comply with the 


provision concerned, or 
(b) non-compliance is otherwise permitted (or is necessarily implied or 


reasonably contemplated) under an Act or any other law (including the State 
Records Act 1998). 


 
5.9 HPP 8 
 
5.9.1 Amendment of health information 
 


(1) An organisation that holds health information must, at the request of the 
individual to whom the information relates, make appropriate amendments 
(whether by way of corrections, deletions or additions) to ensure that the health 
information: 


 
(a) is accurate, and 
(b) having regard to the purpose for which the information was collected (or is 


to be used) and to any purpose that is directly related to that purpose, is 
relevant, up to day, complete and not misleading. 


 
(2) If an organisation is not prepared to amend health information under subclause 


(1) in accordance with a request by the information to whom the information 
relates, the organisation must, if so requested by the individual concerned, take 
such steps as are reasonable to attach to the information, in such a manner as 
is capable of being read with the information, any statement provided by that 
individual of the amendment sought. 


 
(3) If health information is amended in accordance with this clause, the individual to 


whom the information relates is entitled, if it is reasonably practicable, to have 
recipients of that information notified of the amendments made by the 
organisation. 


 
 Note: Division 4 (Amendment of health information) of Part 4 contains provisions 


applicable to private sector persons in connection with the matters dealt with in this 
clause. Amendment of health information held by public sector agencies may also 
be able to be sought under the Privacy and Personal Information Protection Act 
1998.  


 
(4) An organisation is not required to comply with a provision of this clause if: 


 
(a) the organisation is lawfully authorised or required not to comply with the 


provision concerned, or 
(b) non-compliance is otherwise permitted (or is necessarily implied or 


reasonably contemplated) under an Act or any other law (including the State 
Records Act 1998). 


 
5.10 HPP 9 
 
5.10.1 Accuracy 


 
An organisation that holds health information must not use the information without 
taking such steps as are reasonable in the circumstances to ensure that, having 
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regard to the purpose for which the information is proposed to  be used, the 
information is relevant, accurate and up to date, complete and not misleading. 


 
5.10.2 Council Policy 
 


Council through its Privacy Contact Officer will: 
 
a) Provide details about what health information Council is holding about an 


individual and with information about why Council is storing that information and 
what rights of access the individual has (HPP 6); 


b) Allow an individual to access his or her health information without reasonable 
delay or expense (HPP 7): 


c) Allow an individual to update, correct or amend his or her health information 
where necessary (HPP 8); 


d) Ensure that the health information is relevant and accurate before using it (HPP 
9). 


 
5.11 HPP 10 
 
5.11.1    (1) An organisation that holds health information must not use the information for a  


purpose (a secondary purpose) other than the purpose (the primary purpose) for 
which it was collected unless: 


 
 (a)  Consent 


the individual to whom the information relates has consented to the use of the 
information for that secondary purpose, or 


 (b)  Direct relation 
the secondary purpose is directly related to the primary purpose and the 
individual would reasonably expect the organisation to use the information for 
the secondary purpose or, 
 


 Note: For example, if information is collected in order to provide a health service to 
the individual, the use of the information to provide a further health service to the 
individual is a secondary purpose directly related to the primary purpose. 


 
 (c)  Serious threat to health or welfare 


use of the information for the secondary purpose is reasonably believed by the 
organisation to be necessary to lessen or prevent: 


 
(i) a serious and imminent threat to the life, health or safety of the individual 


or another person, or 
(ii) a serious threat to public health and safety, or 


 
(d) Management of health services 


the use of the information for the secondary purpose is reasonably necessary 
for the funding, management, planning or evaluation of health services and: 


 
(i) either: 
(A) that purpose cannot be served by the use of information that does not 
identify the individual or from which the individual or from which the individual’s 
identity cannot reasonably be ascertained and it is impracticable for the 
organisation to seek the consent of the individual for the use, or 
(B) reasonable steps are taken to de-identify the information, and 
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(i) if the information is in a form that could reasonably be expected to identify 


individuals, the information is not published in a generally available 
publication, and 


(ii) the use of the information is in accordance with guidelines, if any, issued 
by the Privacy Commissioner for the purposes of this paragraph, or 
 


(e) Training 
the use of the information for the secondary purpose is reasonably necessary 
for the training of employees of the organisation or persons working with the 
organisation and: 


 
(i) either: 


(A) that purpose cannot be served by the use of information that does not 
identify the individual or from which the individual’s identity cannot 
reasonably be ascertained and it is impracticable for the organisation to 
seek the consent of the individual for the use, or 


(B) reasonable steps are taken to de-identify the information, and 
 


(ii) if the information could reasonably be expected to identify individuals, the  
information is not published in a generally available publication, and 


(iii) the use of the information is in accordance with guidelines, if any, issued by 
the Privacy Commissioner for the purposes of this paragraph, or 


 
(f) Research 


the use of the information for the secondary purpose is reasonably necessary for 
research, or the compilation or analysis of statistics, in the public interest and: 


 
(i) either: 


(A) that purpose cannot be served by the use of information that does not 
identify the individual or from which the individual’s identity cannot 
reasonably be ascertained and it is impracticable for the organisation to 
seek the consent of the individual for the use, or 


(B) reasonable steps are taken to de-identify the information, and 
 


(ii) if the information could reasonably be expected to identify individuals, the 
information is not published in a generally available publication, and 


(iii) the use of the information is in accordance with guidelines, if any, issued by 
the Privacy Commissioner for the purpose of this paragraph, or 


 
(g) Find missing person 


the use of the information for the secondary purpose is by a law enforcement 
agency (or such other person or organisation as may be prescribed by the 
regulations) for the purposes of ascertaining the whereabouts of an individual 
who has been reported to a police officer as a missing person, or 


 
 
(h) Suspected unlawful activity, unsatisfactory professional conduct or breach of 


discipline 
the organisation: 
 


(i) has reasonable grounds to suspect that: 
(A) unlawful activity has been or may be engaged in, or 
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(B) a person has or may have engaged in conduct that may be unsatisfactory 
professional conduct or professional misconduct under a the Health 
Practitioner Regulation National Law (NSW), or 


(C) an employee of the organisation has or may have engaged in conduct 
that may be grounds for disciplinary action, and 


 
(ii) uses the health information as a necessary part of its investigation of the 


matter or in reporting its concerns to relevant persons or authorities, or 
 


 (i)  Law enforcement 
the use of the information for the secondary purpose is reasonably necessary 
for the exercise of law  enforcement functions by law enforcement agencies in 
circumstances where there are reasonable grounds to believe that an offence 
may have been, or may be, committed, or 
 


 (j)  Investigative agencies 
the use of the information for the secondary purpose is reasonably necessary 
for the exercise of complaint handling functions or investigative functions by 
investigative agencies, or 


 
 (k)  Prescribed circumstances 


the use of the information for the secondary purpose is in the circumstances 
prescribed by the regulations for the purposes of this paragraph. 
 


(2)  An organisation is not required to comply with a provision of this clause if: 
 


(a) the organisation is lawfully authorised or required not to comply with the 
provision concerned, or 


(b) non-compliance is otherwise permitted (or is necessarily implied or 
reasonably contemplated) under an Act or any other law (including the State 
Records Act 1998). 


 
(3) The Ombudsman’s Office, Health Care Complaints Commission, Anti-


Discrimination Board and Community Services Commission are not required to 
comply with a provision of this clause in relation to their complaint handling 
functions and their investigative, review and reporting functions. 


 
(4) Nothing in this clause prevents or restricts the disclosure of health information by 


a public sector agency: 
 


(a) to another public sector agency under the administration of the same 
Minister if the disclosure is for the purposes of informing that Minister about 
any matter within that administration, or 


(b) to any public sector agency under the administration of the Premier, if the 
disclosure is for the purposes of informing the Premier about any matter. 


 
(5) The exemption provided by subclause (1) (j) extends to any public sector agency, 


or public sector official, who is investigating or otherwise handling a complaint or 
other matter that could be referred or made to an investigative agency, or that 
has been referred from or made by an investigative agency. 


 
5.11.2 Council policy 
 







 


PRIVACY POLICY 


 


Page 41 
 


Council will only use the health information for the purpose for which it was collected 
or for a directly related purpose that the individual to whom the information relates 
would expect. Otherwise, Council will obtain an individual’s consent (HPP 10). 
 


5.12 HPP 11 
 
5.12.1 (1) An organisation that holds health information must not disclose the information 


for a purpose (a secondary purpose) other than the purpose (the primary purpose) 
for which it was collected unless: 


 
(a) Consent 


the individual to whom the information relates has consented to the disclosure of 
the information for that secondary purpose, or 
 


(b) Direct relation 
the secondary purpose is directly related to the primary purpose and the 
individual would reasonably expect the organisation to disclose the information 
for the secondary purpose, or 


 
Note: For example, if information is collected in order to provide a health service 
to the individual, the disclosure of the information to provide a further health 
service to the individual is a secondary purpose directly related to the primary 
purpose. 
 


(c) Serious threat to health or welfare 
the disclosure of the information for the secondary purpose is reasonably 
believed by the organisation to be necessary to lessen or prevent: 
 


(i) a serious and imminent threat to the life, health or safety of the individual or 
another person, or 


(ii) a serious threat to public health or public safety, or 
 


(d) Management of health services 
the disclosure of the information for the secondary purpose is reasonably 
necessary for the funding, management, planning or evaluation of health 
services and: 


 
(i) either: 


(A) that purpose cannot be served by the disclosure of information that does 
not identify the individual or from which the individual’s identity cannot  
reasonably be ascertained and it is impracticable  for the organisation to 
seek the consent of the individual for the disclosure, or 


(B) reasonable steps are taken to de-identify the information, and 
 


(ii) if the information could reasonably be expected to identify individuals, the 
information is not published in a generally available publication, and 


(iii) the disclosure of the information is in accordance with guidelines, if any, 
issued by the Privacy Commissioner for the purposes of this paragraph, or 


 
(e) Training 


the disclosure of the information for the secondary purpose is reasonably 
necessary for the training of employees of the organisation or persons working 
with the organisation and: 
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(i) either: 


(A) that purpose cannot be served by the disclosure of information that does 
not identify the individual or from which the individual’s identity cannot 
reasonably be ascertained and it is impracticable for the organisation to 
seek the consent of the individual for the disclosure, or 


(B) reasonable steps are taken to de-identify the information and 
 


(ii) if the information could reasonably be expected to identify the individual, the 
information is not made publicly available, and 


(iii) the disclosure of the information is in accordance with guidelines, if any, 
issued by the Privacy Commissioner for the purposes of this paragraph, or 


 
(f) Research 


the disclosure of the information for the secondary purpose is reasonably 
necessary for research, or the compilation or analysis of statistics, in the public 
interest and: 


 
(i) either: 


(A) that purpose cannot be served by the disclosure of information that does 
not identify the individual or from which the individual’s identity cannot 
reasonably be ascertained and it is impracticable for the organisation to 
seek the consent of the individual for the disclosure, or 


(B) reasonable steps are taken to de-identify the information, and 
 


(ii) the disclosure will not be published in a form that particular individuals or 
from which an individual’s identity can reasonably be ascertained, and 
disclosure of the information is in accordance with guidelines, if any, issued 
by the Privacy Commissioner for the purposes of this paragraph, or 


(iii) the disclosure of the information is in accordance with guidelines, if any, 
issued by the Privacy Commissioner for the purposes of this paragraph, or 


 
(g) Compassionate reasons 


the disclosure of the information for the secondary purpose is to provide the 
information to an immediate family member of the individual for compassionate 
reasons and: 


 
(i) the disclosure is limited to the extent reasonable for those compassionate 


reasons, and 
(ii) the individual is incapable of giving consent to the disclosure of the 


information, and 
(iii) the disclosure is not contrary to any wish expressed by the individual (and 


not withdrawn) of which the organisation was aware or could make itself 
aware by taking reasonable steps, and 


(iv) if the immediate family member is under the age of 18  years, the 
organisation reasonably believes that the family member has sufficient 
maturity in the circumstances to receive the information, or 


 
(h) Finding missing person 


the disclosure of the information for the secondary purpose is to a law 
enforcement agency (or such other person or organisation as may be prescribed 
by the regulations) for the purposes of ascertaining the whereabouts of an 
individual who has been reported to a police officer as a missing person, or 
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(i) Suspected unlawful activity, unsatisfactory professional conduct or breach of 


discipline 


the organisation: 
 


(i) Has reasonable grounds to suspect that: 
(A) unlawful activity has been or may be engaged in, or 
(B) a person has or may have engaged in conduct that may be unsatisfactory 


professional conduct or professional misconduct under a the Health 
Practitioner Regulation National Law (NSW), or 


(C) an employee of the organisation has or may have engaged in conduct 
that may be grounds for disciplinary action, and 


 
(ii) Discloses the health information as a necessary part of its investigation of 


the matter or in reporting its concerns to relevant persons or authorities, or 
 


(j) Law enforcement 
the disclosure of the information for the secondary purpose is reasonably 
necessary for the exercise of law enforcement functions by law enforcement 
agencies in circumstances where there are reasonable grounds to believe that 
an offence may have been, or may be, committed, or 
 


(k) Investigative agencies 
the disclosure of the information for the secondary purpose is reasonably 
necessary for the exercise of complaint handling functions or investigative 
functions by investigative agencies, or 
 


(l) Prescribed circumstances 
the disclosure of the information for the secondary purpose is in the 
circumstances prescribed by the regulations for the purposes of this paragraph. 


 
(2) An organisation is not required to comply with a provision of this clause if: 


 
(a) the organisation is lawfully authorised or required not to comply with the 


provision concerned, or 
(b) non-compliance is otherwise permitted (or is necessarily implied or 


reasonably contemplated) under an Act or any other law (including the State 
Records Act 1998 ), or 


(c) the organisation is an investigative agency disclosing information to another 
investigative agency. 


 
(3) The Ombudsman’s Office, Health Care Complaints Commission, Anti-


Discrimination Board and Community Services Commission are not required to 
comply with a provision of this clause in relation to their complaint handling 
functions and their investigative, review and reporting functions. 


 


(4) Nothing in this clause prevents or restricts the disclosure of health information by 
a public sector agency: 


 
(a) to another public sector agency under the administration of the same 


Minister if the disclosure is for the purposes of informing that  Minister about 
any matter within that administration, or 


(b) to any public sector agency under  the administration of the Premier, if the 
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disclosure is for the purposes of informing the Premier about any matter. 
 
(5) If health information is disclosed in accordance with subclause (1), the person, 


body or organisation to whom it was disclosed must not use or disclose the 
information for a purpose other than the purpose for which the information was 
given to it. 


 
(6) The exemptions provided by subclauses (1) (k) and (2) extend to any public 


sector agency, or public sector official, who is investigating or otherwise handling 
a complaint or other matter that could be referred or made to an investigative 
agency, or that has been referred from or made by an investigative agency. 


 
5.12.2 Council Policy 
 


Council will only disclose health information under the following circumstances: 
 
a) With the consent of the individual to whom the information relates; or 
b) For the purpose for which the health information was collected or a directly 


related purpose that the individual to whom it relates would expect; or• 
c) If an exemption applies (HPP 11). 
 


5.13 HPP 12 
   
5.13.1 Identifiers 
 


(1) An organisation may only assign identifiers to individuals if the assignment of 
identifiers is reasonably necessary to enable the organisation to carry out any of 
its functions efficiently. 


(2) Subject to subclause (4), a private sector person may only adopt as its own 
identifier of an individual an identifier of an individual that has been assigned by 
a public sector agency (or by an agent of, or contractor to, a public sector agency 
acting in its capacity as agent or contractor) if: 


 
(a) the individual has consented to the adoption of the same identifier, or 
(b) the use or disclosure of the identifier is required or authorised by or under 


law. 
 


(3) Subject to subclause (4), a private sector person may only use or disclose an 
identifier assigned to an individual by a public sector agency (or by an agent of, 
or contractor to, a public sector agency acting in its capacity as agent or 
contractor) if: 


 
(a) the use or disclosure is required for the purpose for which it was assigned or 


for a secondary purpose referred to in one or more paragraphs of HPP 10 (1) 
(c)-(k) or 11 (1) (c)-(l), or 


(b) the individual has consented to the use or disclosure, or 
(c) the disclosure is to the public sector agency that assigned the identifier to 


enable the public sector agency to identify the individual for its own purposes. 
 


(4) If the use or disclosure of an identifier assigned to an individual by a public sector 
agency is necessary for a private sector person to fulfil its obligations to, or the 
requirements of, the public sector agency, a private sector person may either: 
(a) adopt as its own identifier of an individual an identifier of the individual that 
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has been assigned by the public sector agency, or 
(b) use or disclose an identifier of the individual that has been assigned by the 


public sector agency. 
 
5.13.2 Council Policy 
 


Council will only give an identification number to health information if it is reasonably 
necessary for Council to carry out its functions effectively (HPP 12). 
 


5.14 HPP 13 
 
5.14.1 Anonymity 
 


Wherever it is lawful and practicable, individuals must be given the opportunity to 
not identify themselves when entering into transactions with or receiving health 
services from an organisation. 


 
5.14.2 Council Policy 
 


Council will provide health services anonymously where it is lawful and practical 
(HPP 13). 


 
5.15 HPP 14 
  
5.15.1 Transborder data flows and data flow to Commonwealth agencies 


 
An organisation must not transfer health information about an individual to any 
person or body who is in a jurisdiction outside New South Wales or to a 
Commonwealth agency unless: 
 
(a) the organisation reasonably believes that the recipient of the information is 


subject to a law, binding scheme or contract that effectively upholds principles 
for fair handling of the information that are substantially similar to the HPPs, or 


(b) the individual consents to the transfer, or 
(c) the transfer is necessary for the performance of a contract between the individual 


and the organisation, or  for  the implementation of pre-contractual measures 
taken in response to the individual’s request, or 


(d) the transfer is necessary for the conclusion or performance of a contract 
concluded in the interest of the individual between the organisation and a third 
party, or 


(e) all of the following apply: 
(i) the transfer is for the benefit of the individual, 
(ii) it is impracticable to obtain the consent of the individual to that transfer, 
(iii) if it were practicable to obtain such consent, the individual would be likely to 


give it, or 
 


(f) the transfer is reasonably believed by the organisation to be necessary to lessen 
or prevent: 
(i) a serious and imminent threat to the life, health or safety of the individual or 


another person, or 
(ii) a serious threat to public health or public safety, or 
 


(g) the organisation has taken reasonable steps to ensure that the information that 
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it has transferred will not be held, used or disclosed by the recipient of the 
information inconsistently with the HPPs, or 


(h) the transfer is permitted or required by an Act (including an Act of the 
Commonwealth) or any other law. 


 
5.15.2 Council Policy 
 


Council will only transfer personal information out of New South Wales if the 
requirements of HPP 14 are met. 


 
5.16 HPP 15 
 
5.16.1 Linkage of health records 
 


(1) An organisation must not: 
 


(a) include health information about an individual in a health records linkage 
system unless the individual has expressly consented to the information 
being so included, or 


(b) disclose an identifier of an individual to any person if the purpose of the 
disclosure is to include health information about the individual in a health 
records linkage system, unless the individual has expressly consented to 
the identifier being disclosed for that purpose. 


 
(2) An organisation is not required to comply with a provision of this clause if: 
 


(a) the organisation is lawfully authorised or required not to comply with the 
provision concerned, or 


(b) non-compliance is otherwise permitted (or is necessarily implied or 
reasonably contemplated) under an Act or any other law (including the State 
Records Act 1998 ), or 


(c) the inclusion of the health information about the individual in the health 
records information system (including an inclusion for which an identifier of 
the individual is to be disclosed) is a use of the information that complies 
with HPP 10 (1) (f) or a disclosure of the information that complies with HPP 
11 (1) (f). 


 
(3) In this clause: 
 


(a) Health record means an ongoing record of health care for an individual. 
(b) Health records linkage system means a computerised system that is 


designed to link health records for an individual held by different 
organisations for the purpose of facilitating access to health records, and 
includes a system or class of systems prescribed by the regulations as being 
a health records linkage system, but does not include a system or class of 
systems prescribed by the regulations as not being a health records linkage 
system. 


 
5.16.2 Council Policy 
 


Council will only include health information in a system to link health records across 
more than one organisation if the individual to whom the health information relates 
expressly consents to the link (HPP 15). 
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6. IMPLEMENTATION OF THE PRIVACY POLICY 
 
6.1 Training Seminars/ Induction 
 
6.1.1 During induction, all members of Council staff should be made aware that the 


performance management system has the potential to include personal information 
on their individual work performance or competency. 


 
6.1.2 Councillors, all members of Council staff and members of Council committees 


should be acquainted with the general provisions of the PPIPA, the HRIPA and in 
particular, the 12 Information Protection Principles (IPPs), the 15 HPPs (HPPs), the 
Public Register provisions, the Privacy Code of Practice for Local Government, this 
Policy and any other applicable Code of Practice. 


 
6.2 Responsibilities of the Privacy Contact Officer (see also clauses 4.1.5, 4.4.3, 4.8.3, 


5.10.2, 8.6.1, 8.7.1 and 8.8.2 of this policy) 
 
6.2.1 Council’s Internal Ombudsman is Council’s Privacy Contact Officer. 
 
6.2.2 The Privacy Contact Officer will deal with complaints relating to privacy by: 
 


a) Assessment as to whether the complaint is about privacy; 
b) Informal resolution of the complaint with the consent of the complainant; 
c) Conducting an internal review in accordance with section 53 of the PPIPA; 
d) Referring the complainant to the Privacy Commissioner in accordance with 


section 45 of the PPIPA. 
 


All privacy complaints must be made in writing. 
 
6.2.3 In order to ensure compliance with PPIPA and the HRIPA, the Privacy Contact 


Officer will review all contracts and agreements with consultants and other 
contractors, rates notices, application forms of whatsoever nature, and other written 
requests by which personal information is collected by Council, to ensure that 
Council is in compliance with the PPIPA. 


 
6.2.4 Interim measures to ensure compliance with IPP 3 in particular may include the 


creation of stamps or printed slips that contain the appropriate wording (see 
Appendices 2 and 3). 


 
6.2.5 The Privacy Contact Officer will ensure Council in its public areas has special 


provisions for working with computer screens. Computer screens may require: 
 


(a) Fast screen savers; 
(b) Face the computers away from the public; or 
(c) Only allow the record system to show one record at a time. 


 
6.2.6 Council’s electronic databases should also be reviewed to ensure that they contain 


procedures and protocols to check the accuracy and currency of personal and health 
information, including CCTV footage and recorded customer telephone calls. 


 
6.2.7 The Privacy Contact Officer will also provide opinions within Council as to: 
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(a) Whether the personal or heath information is collected for a lawful purpose; 
(b) If that lawful purpose is directly related to a function of Council; and 
(c) Whether or not the collection of that personal or heath information is reasonably 


necessary for the specified purpose. 
 


6.2.8 Should Council so require, the Privacy Contact Officer may assign designated 
officers as “Privacy Resource Officers”, within Council directorates. In this manner, 
Council may ensure that the information protection principles are more broadly 
understood and that individual departments have a greater focus on the information 
protection principles and are directly applied to Council’s daily functions. 


 
6.2.9 The Privacy Contact Officer may be contacted on 1300 36 2170 or by email at 


maguired@liverpool.nsw.gov.au 
 
6.3 Distribution of information to the public 
 
6.3.1 Council may prepare its own literature such as pamphlets on the PPIPA, HRIPA or 


it may obtain and distribute copies of literature available from the Office of the 
Privacy Commissioner NSW. 


 
 
7. PRIVACY COMPLAINTS AND INTERNAL REVIEW 
 
7.1 Informal resolution of privacy complaints 
 
 If a person wishes to resolve a complaint by informal means, a person may do so by 


a written request to the Internal Ombudsman who will deal with the complaint in 
accordance with Council’s Internal Ombudsman Policy and relevant clauses of this 
policy.  


 
7.2    How does the process of Internal Review operate? 
 
7.2.1 Under section 53 of the PPIPA a person (the applicant) who is aggrieved by the 


conduct of a council is entitled to a review of that conduct. An application for internal 
review is to be made within six months of when the person first became aware of 
the conduct. The Privacy Contact Officer must also give a complainant the option of 
making a complaint directly to the Privacy Commissioner. 


 
7.2.2 The application is to be in writing and addressed to Council’s Privacy Contact 


Officer. The Privacy Contact Officer will act as Reviewing Officer to conduct the 
internal review. The Reviewing Officer must not be substantially involved in any 
matter relating to the application. 


 
7.2.3 The review must be completed as soon as is reasonably practicable in the 


circumstances. If the review is not completed within 60 days of the lodgement, the 
applicant is entitled to seek external review. 


 
7.2.4 Council must notify the Privacy Commissioner of an application as soon as 


practicable after its receipt, keep the Commissioner informed of the progress of the 
application and inform the Commissioner of the findings of the review and of the 
action it proposes to take in relation to the application. 
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7.2.5 The Privacy Commissioner is entitled to make submissions in relation to internal 
reviews and Council is required to consider any relevant material submitted by the 
Privacy Commissioner. Council must provide the Privacy Commissioner with a draft 
of Council’s internal review report to enable the Privacy Commissioner to make a 
submission. Council may provide a copy of any submission by Privacy 
Commissioner’s to the applicant. 


 
7.2.6 Council must notify the applicant of the outcome of the review within 14 days of its 


determination. A copy of the final review should also be provided to the Privacy 
Commissioner where it departs from the draft review. 


 
7.2.7 An internal review checklist has been prepared by the Office of the Privacy 


Commissioner NSW and can be accessed from its website 
http://www.ipc.nsw.gov.au. 


 
7.2.8 The Privacy Commissioner must be notified of a complaint, briefed on progress and 


notified of the outcome of an internal review under the PPIPA or HRIPA. 
 
7.3 What happens after an Internal Review? 
 


If the complainant remains unsatisfied, they may appeal to the NSW Civil and 
Administrative Tribunal which hears the matter afresh and may impose its own 
decision and can make a range of orders including an award of damages for a 
breach of an IPP or a HPP. 


 
 
8. OTHER RELEVANT MATTERS 
 
8.1 Contracts with consultants and other private contractors 
 
8.1.1 It is necessary to have specific provisions to protect Council in any dealings with 


private contractors. 
 
8.2 Confidentiality 
 
8.2.1 The obligation of confidentiality is additional to and separate from that of privacy. 


Nevertheless, a duty to withhold information lies at the heart of both concepts. 
Confidentiality attaches to information per se, personal or health information to the 
person to whom that information relates. 


 
8.2.2 An obligation of confidentiality exists for all employees whether express or implied 


as a matter of law. 
 
8.2.3 Information which may be confidential is also likely to have a separate and 


independent obligation attaching to it in the form of privacy and in that regard, a 
release for the purposes of confidentiality will not suffice for privacy purposes. Two 
separate releases will be required and, in the case of privacy, the person to whom 
the information relates will be required to provide the release. 


 
8.3 Misuse of personal or health information 
 
8.3.1 Section 62 of the PPIPA makes it an offence for anyone to disclose information 


except in accordance with that section. Whether or not a particular disclosure is 
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made with lawful excuse is a matter that requires legal opinion from case to case. 
 


Members of Council staff and Councillors must not, otherwise than in connection 
with the lawful exercise of their official functions, intentionally disclose or use 
any personal information about another person to which they have or had access in 
the exercise of their official functions (see section 62(1) of PPIPA and section 68 of 
HRIPA). 
 


8.3.2 A breach of this policy by a member of Council staff can also be dealt with in 
accordance with any relevant staff agreements, awards, industrial agreements, 
contracts and relevant Council policies, including the Code of Conduct and Code of 
Conduct Procedures. 


 
8.3.3 Any allegation of corrupt disclosure or corrupt use or corrupt supply of personal 


information by any member of Council staff will be reported to the NSW Police and 
be dealt with in accordance with Part 8 of the PPIPA or Part 8 of the HRIP. 


 
8.4 Regular review of the collection, storage and use of personal or health information 
 
8.4.1 The information practices relating to the collection, storage and use of personal or 


health information will be reviewed by Council every three years. Any new program 
initiatives will be incorporated into the review process with a view to ascertaining 
whether or not those programs comply with the PPIPA. 


 
8.5 Regular review of Privacy Policy 
 
8.5.1 When information practices are reviewed from time to time, the Privacy Policy will 


also be reviewed to ensure that the policy is up to date. This policy can be perused 
on and downloaded from the “Policies and Procedures” tab of Council’s Internet and 
Intranet. 


 
8.6  Use of metadata 
 
8.6.1 Any application to a Commonwealth department or agency for the use of metadata 


by Council staff must be reviewed by the Privacy Contact Officer. The application 
will only be approved, in special circumstances, by the Chief Executive Officer 
(CEO) in writing. 


 
8.7 Data sharing 
 
8.71. Any proposed agreement or memorandum of understanding for the sharing of data 


with other councils, government agencies or other entities must be: 
 


a) Drafted in accordance with guidelines issued by the Information and Privacy 
Commission; 


b) Reviewed by the Privacy Contact Officer and General Counsel; and 
c) Approved by the CEO in writing. 
 


8.8 Privacy Impact Assessments 
 
8.8.1 A privacy impact assessment (PIA) should be undertaken in circumstances involving 


the use and/ or proposed sharing of de-identified information by Council, the use of 
information that is linked to personal or health information retained by Council, or 
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where new technologies are being proposed to handle information. A PIA should be 
conducted as part of any procurement process for the use of new technologies by 
Council in cases where the technology being procured will interact with personal 
information. The responsible business unit manager or director is responsible for 
undertaking the PIA. 


 
8.8.2 A PIA should be: 
 


a) Prepared by reflecting the principles of the Guide to Privacy Impact Assessments 
in NSW issued by the Information and Privacy Commission; 


b) Reviewed by the Privacy Contact Officer and General Counsel; and  
c) Approved by the CEO in writing. 


 
8.9 Further information 
 
8.9.1 For assistance in understanding the processes under the PPIPA and HRIPA, please 


contact: 
 


Council’s Privacy Contact Officer 
Tel: 8711 7423 
Email: maguired@liverpool.nsw.gov.au 
 
Information and Privacy Commission 


 Phone: 1800 472 679 
Address: Level 17, 201 Elizabeth Street Sydney 2000 
Postal: GPO Box 7011, Sydney NSW 2001 
Email: ipcinfo@ipc.nsw.gov.au 
Website: www.ipc.nsw.gov.au 


 
8.9.2 The Administrative and Equal Opportunity Division of the NSW Civil and 


Administrative Tribunal (NCAT) reviews conduct by a government agency where an 
applicant alleges that there has been: 


 
a) A contravention of the Information Protection Principles under the Privacy and 


Personal Information Protection Act 1998; 
b) A contravention of the HPPs under the Health Records and Information Privacy 


Act 2002; 
c) A contravention of a Code of Practice that applies to the agency; 
d) A disclosure of personal information that is kept in a public register. 


 
NCAT cannot review any privacy complaint until Council has conducted an internal 
review of the conduct. Contact details are as follows: 
 
NCAT Administrative and Equal Opportunity Division and Occupational Division 
Level 10 John Maddison Tower 
86-90 Goulburn Street, SYDNEY NSW 2000 
Post: PO Box K1026, Haymarket NSW 1240 
Email: aeod@ncat.nsw.gov.au 
Tel: 1300 006 228 and select Option 3 
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9. APPENDICES 


Appendix 1: Privacy Notification Form - Section 10  
(Pre - collection) 


 
(Addressed to the person from whom information is about  


to be collected or has been collected.) 


 
The personal information that Liverpool City Council (Council) is collecting from you is personal 
information for the purposes of the Privacy and Personal Information Protection Act 1998 
(PPIPA). 


 


The intended recipients of the personal information are: 


 


•     members within Council staff; 
 


•     data service providers engaged by Council from time to time; 
 


•     any other agent of Council; and 
 


•                                                                        (INSERT NAME OF OTHER 


INTENDED RECIPIENTS) 
 


 
 


The supply of information by you is:             Voluntary              Not voluntary 
 


If you cannot provide, or do not wish to provide, the information sought, Council 
 


 maybe unable to process your application. 


  will be unable to process your application. 


 
Council is collecting this personal information from you in order to: 


 
 


You may make application for access or amendment to information held by Council. You may 


also make a request that Council suppress your personal information from a 
public register. Council will consider any such application in accordance with the 
PPIPA. 


 
Council is to be regarded as the agency that holds the information. However, if it is not 


Council who holds or controls the information, please state below who does: 
 
 


(INSERT NAME OF AGENCY WHO HOLDS OR CONTROLS 
THE INFORMATION) 


 
Enquiries concerning this matter can be addressed to: 


 
 
 


Signature 


 


Name to be printed 


 


Date signed                                 /         / 
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Appendix 2: Privacy Notification Form - Section 10 
(Post - collection) 


(Addressed to the person from whom information has been collected.) 


 


The personal information that Liverpool City Council (Council) has collected from you is personal 
information for the purposes of the Privacy and Personal Information Protection Act 1998 
(PPIPA). 


 


The intended recipients of the personal information are: 


 


•     members of Council staff; 
 


•     data service providers engaged by Council from time to time; 
 


•     any other agent of Council; and 
 


•                                                                      (INSERT NAME OF OTHER 


INTENDED RECIPIENTS) 
 


 
 


The supply of information by you is:             Voluntary              Not voluntary 
 


If you cannot provide, or do not wish to provide, the information sought, Council may: 
 


 
 


Council has collected this personal information from you in order to: 
 


 


You may make application for access or amendment to information held by Council. You may 


also make a request that Council suppress your personal information from a 
public register. Council will consider any such application in accordance with the 
PPIPA. 


 
Council is to be regarded as the agency that holds the information. However, if it is not 


Council who holds or controls the information, please state below who does: 
 
 
 


(INSERT NAME OF AGENCY WHO HOLDS OR CONTROLS 
THE INFORMATION) 


 
Enquiries concerning this matter can be addressed to: 


 
 
 
 


Signature 


 


Name to be printed 


 


Date signed                                 /         / 
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Appendix 3: Application under Section 13 of the  
Privacy and Personal Information Protection Act 1998: 


to determine whether Liverpool City Council 
 holds personal information about a person 


 
Personal information held by Council 


 


I, (1) (1) insert full name 
 
 


of (2)  (2) insert address 


 
hereby request Liverpool City Council to provide the following: 


 
• Does Council hold personal information about me?   Yes   No 


 


• If so, what is the nature of that information? 
 
 


 


 
 


 
• What is the main purpose for holding the information? 


 
 


 


 
 


 
• Am I entitled to access the information?   Yes   No 


 
My address for a response to this application is: 


 
 
 
 


State: Post Code:  


      Note to applicants 
 


Council will not record your address or any other contact details that you provide for any 
other purpose other than to respond to your application. 


 
As an applicant, you have a right of access to personal information concerning yourself that 
is held by Council under section 14 of the Privacy and Personal Information Protection Act 
1998 (PPIPA). There is a separate application form to gain access. 


 
Council may refuse to process this application in part or in whole if: 


 
• there is an exemption to section 13 of the PPIPA; or 


• a Code of Practice may restrict the operation of section 14. 


Enquiries concerning this matter can be addressed to: 


The Privacy Contact Officer 
Liverpool City Council 
Locked Bag 7064 
Liverpool BC 1871 
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Appendix 4: Application under section 14 of the  
Privacy and Personal Information Protection Act 1998: 


for access to applicant’s personal information 
 


Personal information held by Liverpool City Council 


 


I, (1) (1) insert full 


name 
 
 


of (2)   (2) insert address 


 
hereby request that Liverpool City Council to provide me with: 


 
  (a) access to all personal information held concerning myself;  
or 


  (b) access to the following personal information only (LIST INFORMATION REQUIRED 


BELOW): 
 
 


 
 


My address for response to this application is: 
 


State: Post Code:  


 
      Note to applicants 
 


As an applicant, you have a right of access to personal information concerning yourself that 
is held by Council under section 14 of the Privacy and Personal Information Protection Act 
1998 (PPIPA). 


 
You are entitled to have access without excessive delay or cost. 


Council may refuse to process your application in part, or in whole, if: 


• The correct amount of fees has not been paid; 


• There is an exemption to section 14 of the PPIPA; or 
• A Code of Practice may restrict disclosure.  
 


Enquiries concerning this matter can be addressed to: 
 
The Privacy Contact Officer 
Liverpool City Council 
Locked Bag 7064 
Liverpool BC 1871 
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Appendix 5: Application under section 15 of the  
Privacy and Personal Information Protection Act 1998: 


 For alteration of applicant’s personal information 
 
Personal information held by Liverpool City Council 


 


 
I, (1)                                                                                                                          
(1) insert full name 


 
 


of (2)                                                                                                                                                    
(2) insert address 


 
hereby request that Liverpool City Council alter personal information regarding myself in the 
following manner: 


 
•    I propose the following changes: 


 
 
 


•    The reasons for the changes are as follows: 
 
 


 
 


•    The documentary bases for those changes is as shown on the attached documents 
 
 


 
 


Note to applicants: 
 
You have a right to request appropriate amendments are made (whether by way of corrections, 
deletions or additions) to ensure that the personal information held by Council: 


(a)       is accurate, and 
(b)      having regard to the purpose for which the information was collected (or is to be used) 


and to any purpose that is directly related to that purpose, is relevant, up-to- date, 
complete and not misleading. 


 
If Council is not prepared to amend the personal information in accordance with a request by 
you, Council must take such steps as are reasonable to attach to the information in such a 
manner as is capable of being read with the information, any statement provided by you. 


 


If your personal information is amended, you are entitled under the Privacy and Personal 
Information Protection Act 1998 (PPIPA), if it is reasonably practicable, to the have recipients of 
that information notified of the amendments made by Council. 


 
Council may refuse to process your application in part, or in whole, if: 


 
• there is an exemption to section 15 of the PPIPA; or 
• a Code of Practice may restrict alteration.  


 
Enquiries concerning this matter can be addressed to: 
 


The Privacy Contact Officer 
Liverpool City Council 
Locked Bag 7064 
Liverpool BC 1871 
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Appendix 6: Statutory declaration for access under Section 57 of the 
Privacy and Personal Information Protection Act 1998  


to Liverpool City Council Rates Register 
for adjoining owner details for fencing purposes 


 


Statutory Declaration 
Oaths Act, 1900, Ninth Schedule 


 
I, the undersigned 
(1)  


…………………………………………………………………………………………………………………
………………. (1) insert full name 


 
       
      of 
(2)………………………………………………………………………………………………………………………
…………                       
 
                                                                                                                                                                                                    
 (2) insert applicant’s  
      address 
 


in the State of New South Wales, do solemnly and sincerely declare that: 
 


1. I am the owner or joint owner of the above property. 
 
       
2. I seek to find out from Council the name and address of the owner of an adjoining property  
       from Council’s Rates Register. The address of the adjoining property for which I seek this  


              information is (3) 


 


(3) insert address of property: 


              


……………………………………………………………………………………………………………………………      


 
3. The purpose for which I seek this information is solely to serve a notice upon the owner  


of an adjoining property under section 11of the Dividing Fences Act 1991, requiring the  
adjoining owner to contribute to the cost of fencing work along our common boundary 
line and for no other purpose whatsoever.   


 
And I make this solemn declaration conscientiously believing the same to be true and 
by virtue of the Oaths Act 1900. 


 


 


Signature of Applicant 
 


Declared at: 


 


in the said State this day of 20 
 


before me 
 


Signature of Justice of the Peace/ Solicitor 
 
 


Name of Justice of the Peace/ Solicitor to be printed 
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Privacy Code of Practice for Local Government 
 
1.      Overview 
 
1.1      This Privacy Code of Practice (the “Code”) is made under Part 3 Division 1 of the Privacy and 


Personal Information Protection Act 1998 (the “PPIP Act”). 
 
1.2       The effect of this Code is to modify: 
 
1) the information Protection Principles contained in Part 2, Division 1 of the PPIP Act, and 
 
2) the provisions of Part 6 of the PPIP Act, as they relate to Local Government. 
 
1.3 This Code replaces the Privacy Code of Practice for Local Government (gazetted on 1 July 2000). 
 
1.4 This Code does not affect the operation of any exemption provided under Part 2, Division 3 of the 


PPIP Act. This is consistent with section 29(6) of the PPIP Act. 
 
2.      Interpretation 
 
2.1       For the purpose of this Code: 
 


Code means the Privacy Code of Practice for Local Government 
 


Council refers to “councils”, “county councils” and “joint organisations” as defined under the Local 
Government Act 1993 


 
Information Protection Principles (“IPPs”) means those principles contained in Part 2 Division 1 
of the PPIP Act 


 
Personal Information has the same meaning as in section 4 of the PPIP Act 


 
PPIP Act means the Privacy and Personal Information Protection Act 1998 (NSW) 


 
Privacy Management Plan means the Council’s Privacy Management Plan Public Sector Agency 
has the same meaning as in section 3 of the PPIP Act Public Sector Official has the same meaning 


as in section 3 of the PPIP Act and includes an officer of a Council 
 


Section refers to a section of the PPIP Act unless otherwise indicated 
 


Utility Provider refers to a private sector organisation, state owned corporation or public sector 
agency that provides utility services to the public, including but not limited to gas, electricity, 
telecommunications or water. 


 
3.      Application 
 
3.1 This Code applies to all Councils, County Councils and Joint Organisations. 


 
3.2 This Code applies to that part of the information collected or held by Council that is personal 


information 
 
4.      Modification of the Information Privacy Principles 
 
4.1      The application of the Information Protection Principles (IPPs) under Part 2, Division 1 of the PPIP 


Act is modified to the extent described below. 
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(IPP 1) Section 8: Collection of personal information for lawful purposes 
 
4.2      There is no intention to depart from this principle. 
 


(IPP 2) Section 9: Collection of personal information directly from individual 
 
4.3 Council is not required to comply with this principle where indirect collection of personal information 


is reasonably necessary when an award, prize, benefit or similar form of personal recognition is 
intended to be, or may be, conferred upon the person to whom the information relates. 


 
(IPP 3) Section 10: Requirements when collecting personal information 


 
4.4 Council may depart from this principle where indirect collection of personal information is reasonably 


necessary when an award, prize, benefit or similar form of personal recognition is intended to be, or 
may be, conferred upon the person to whom the information relates. 


 
(IPP 4) Section 11: Other requirements relating to collection of personal information 


 
4.5      There is no intention to depart from this principle. 
 


(IPP 5) Section 12: Retention and security of personal information 
 
4.6      There is no intention to depart from this principle. 
 


(IPP 6) Section 13: Information about personal information held by agencies 
 
4.7      There is no intention to depart from this principle. 
 


(IPP 7) Section 14: Access to personal information held by agencies 
 
4.8      There is no intention to depart from this principle. 
 


(IPP 8) Section 15: Alteration of personal information 
 
4.9      There is no intention to depart from this principle. 
 


(IPP 9) Section 16: Agency must check accuracy of personal information before use 
 
4.10    There is no intention to depart from this principle. 
 


(IPP 10) Section 17: Limits on use of personal information 
 
4.11 Council may use personal information for a purpose other than the purpose for which it was collected 


in the following circumstances: 
 


1) where the use is for the purpose of undertaking Council’s lawful and proper function/s and 
Council is satisfied that the personal information is reasonably necessary for the exercise of such 
function/s, or 


 
2) where personal information is to be used for the purpose of conferring upon a particular person, 


an award, prize, benefit or similar form of personal recognition. 
 


(IPP 11) Section 18: Limits on disclosure of personal information 
 
4.12 There is no intention to depart from this principle except in the circumstances described below: 


 
(1) Council may disclose personal information to public sector agencies or utility providers on 


condition that: 
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(i)         the agency or utility provider has approached Council in writing 
 
(ii)        Council is satisfied that the information is to be used by that agency or utility provider for the 


proper and lawful function/s of that agency or utility provider, and 
 
(iii)        Council is satisfied that the personal information is reasonably necessary for the exercise of 


that agency or utility provider’s function/s. 
 


(2) Where personal information about an individual collected or held by Council is to be disclosed 
for the purpose of conferring upon that person, an award, prize, benefit or similar form of personal 
recognition. 


 
(3) Where Council is requested by a potential employer, it may verify: 
 
(i)         that a current or former employee works or has worked for Council 
 
(ii)        the duration of their employment, and 
 
(iii)        the position occupied during their employment. 
 
This exception shall not permit Council to give an opinion as to that person’s suitability to a particular 
position with any potential employer unless Council is satisfied that the person has provided their 
consent for Council to provide a reference, which may include an opinion as to that person’s 
suitability for the position for which he/she has applied. 


 
(IPP 12) Section 19: Special restrictions on disclosure of personal information 


 
4.12 There is no intention to depart from this principle except in the circumstances described below: 


 
(1) For the purposes of section 19(2), where Council is requested by a potential employer outside 


New South Wales, it may verify that: 
 
(i)         a current or former employee works or has worked for Council 
 
(ii)        the duration of their employment, and 
 
(iii)        the position occupied during their employment. 


 
This exception shall not permit Council to give an opinion as to that person’s suitability for a particular 
position with any potential employer unless Council is satisfied that the person has provided their 
consent for Council to provide a reference, which may include an opinion as to that person’s 
suitability for the position for which he/she has applied. 
 


5.      Modifications to Part 6 (Public Registers) 
 
5.1      The application of section 57 is modified to the extent that Council may allow any person to: 
 


(1) inspect a publicly available copy of a public register in council premises, and 
 
(2) copy a single entry or a page of the register 


 
without requiring the person to provide a reason for accessing the register and without determining 
that the proposed use of the register is consistent with the purpose of the register or the Act under 
which the register is kept. 


 
5.2      The application of section 57 is modified to the extent that: 
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(1) Council should not require any person to provide a reason for inspecting the council’s pecuniary 
interest register or any register on which the council records returns of interests made by 
councillors or designated persons under Part 4 of the Model Code of Conduct for Local Councils 
in NSW. 


 
(2) Council should not require the making of a statutory declaration as to the intended use of any 


information obtained from an inspection the council’s pecuniary interest register or any register 
on which the council records returns of interests made by councillors or designated persons 
under Part4 of the Model Code of Conduct for Local Councils in NSW. Council must ensure that 
the provisions of section 6 of the Government Information (Public Access) Act 2009 and sections 
4.58 and 6.26 of the Environmental Planning and Assessment Act 1979 are complied with, where 
applicable. 


 
6.      Compliance 
 
6.1      This Code will be made by an order published in the Government Gazette. This Code takes effect 


once the order making this Code is published (or such later date as may be specified in the order). 
 
6.2      Any Council to which this Code applies must comply with its provisions. 
 
6.3      The Council’s Privacy Management Plan should include provisions to comply with the obligations 


imposed by the PPIP Act and the provisions of this Code. 
 
7.      Review 
 
7.1      This Code will be reviewed within three years from the date of its gazettal. 
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Introduction


Assesses of the potential existing capacity for housing 
across the LGA under current planning controls


Strategic context


Outlines the planning and current context around housing 
in the Liverpool LGA.


Housing context


Outlines the current housing supply, demographics and 
housing market characteristics of the Liverpool LGA


Capacity analysis


Outlines the purpose and structure of the study.


5


Models likely future demand for housing in the Liverpool 
LGA under different scenarios


Demand analysis
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Analyses which parts of the LGA are most appropriate for 
medium and higher density housing if planning controls 
were to change.


Housing futures


Assesses current housing supply against projected 
demand


Housing character


Provides an overview of the housing character of each 
District in the LGA


Opportunities and constraints


9


10


Key findings and policy options


Appendix A


Summarises key findings of the analysis and provides a 
summary of potential policies the Council could pursue in 
their local housing strategy


Analysis of the implications of the Medium Density Housing 
Code.


11 Appendix B


Additional housing character mapping for each district in the 
LGA.
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Liverpool Council (Council) is writing their Local Strategic Planning Statement and reviewing their Local 
Environmental Plan for the Liverpool Local Government Area (LGA).


Council has commissioned SGS Economics and Planning to prepare a Local Housing Study (LHS) for the LGA. 
The Study will provide an evidence base for planning for how housing growth is to be managed, identify the 
right locations for additional housing supply and inform updates to the LEPs. This study will inform Council’s 
Local Housing Strategy.


This report is structured as follows:
- Section 1 Introduction


- Section 2 Strategy Context


- Section 3 Housing Context


- Section 4 Capacity Analysis


- Section 5 Demand Analysis


- Section 6 Gap Analysis


- Section 7 Opportunities and Constraints


- Section 8 Housing Character


- Section 9 Key Findings and policy options


- Appendix A: Medium density code


- Appendix B: Additional housing character mapping


Introduction


6
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The analysis in this report 
is structured around 
Liverpool Council’s 
planning districts. The 
LGA is split into six 
districts, the boundaries 
of which are shown on 
the right. In some cases 
in this study, suburbs 
within the Liverpool LGA 
are also referred to.


Introduction


7
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In 2016, Greater Sydney was home to approximately 4.7 million people. The NSW Department of 
Planning and Environment projects the population to increase to around 6.4 million by 2036. This is an 
increase of over 1.7 million people or approximately 37% on current population levels. Between 1996 
and 2016, Greater Sydney grew by around 1.1 million people. The forecast growth over the next 20 years 
of 1.7 million people is much higher than this. 


Planning for this increased rate of growth while maintaining the liveability of Sydney’s suburbs will be 
challenging. It will require consideration of how to best accommodate more population in established 
areas as well as at Sydney’s fringes. Each part of the Greater Sydney Region is currently proposed to 
house more people and dwellings, including the Liverpool LGA.


Based on Forecast.id projections, the Liverpool LGA is forecast to grow from 212,232 people in 2016 to 
358,871 people by 2036. This is an additional 146,639 people (69% increase or 2.7% annual growth rate). 
Forecast.id projects an additional 54,449 dwellings in the LGA between 2016 and 2036. 


Greater Sydney’s housing challenge







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Historically most population growth in Greater Sydney has been accommodated in four main ways:


▪ The development and conversion of rural and agricultural land at Sydney’s fringes - this is how most growth in the 
Liverpool LGA has historically been accommodated, 


▪ The consolidation of established residential neighbourhoods, including policies which allow development of dual 
occupancy dwellings as well as medium-density forms such as villa housing (e.g. Lurnea),


▪ The construction of higher-density apartment housing around existing centres and public transport (e.g. Liverpool City 
Centre), and


▪ The redevelopment of former industrial sites for high-density apartment complexes (e.g. the Shepherd Street 
Precinct).


It is likely that each of these kinds of development will have a role in housing Sydney’s growing population in the future. 


Planning for Liverpool’s future must consider what kinds of housing:


▪ Will most appropriately accommodate the needs of the local community,


▪ Will be most suitable in the context of climate change and environmental challenges,


▪ Will aid the amenity, vibrancy and economy of the Liverpool LGA, and


▪ Will complement planning for the Western Sydney Airport – Badgerys Creek Aerotropolis.


To preserve some of the rural land in the Liverpool LGA and the Sydney Basin more generally, dwellings must continue to be 
accommodated in existing suburbs. Dwellings built in existing suburbs near public transport are generally better located 
than similar dwellings built on the urban fringe, often far away from public transport, job and services. 


Greater Sydney’s housing challenge
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NSW Government strategies outline the most appropriate locations for new dwellings, including for high-
density redevelopment and for the replacement of existing houses with villas and townhouses. The most 
appropriate locations are those which:


▪ Are accessible to jobs and services,


▪ Are near railway lines and other public transport services,


▪ Are pleasant to walk around, with services and shops within a reasonable walking distance,


▪ Are near significant infrastructure investment which creates opportunities for housing redevelopment, or


▪ Contain concentrations of social housing which could benefit from redevelopment to provide newer housing close to 
transport and jobs.


Future housing needs to meet the needs of the changing population. An increasing diversity in household 
types is likely to continue and means that a diversity of dwelling types must be available to provide a 
choice of dwelling size and location. Housing which is accessible and adaptable will be required to meet 
the needs of the increased number of older people in the future. 


Drivers for housing location and needs


11
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Strategic planning framework


Housing policy is driven by strategic plans from the NSW 
Government as well as Council’s local policies. In the 
Liverpool LGA transformational infrastructure 
investment and development is also proposed under 
the Western Sydney City Deal, a collaborative 
agreement between the Australian Government, NSW 
Government and Councils.


The local housing strategy will inform a review of the 
local environmental plan in Liverpool and can inform 
Council planning policies and advocacy to the NSW 
Government.


The diagram on the following page shows the policy and 
statutory framework which influences housing 
outcomes. Both NSW and Council planning controls 
have a significant impact on built form outcomes, 
particularly in land-release precincts


Glossary


▪ Local Strategic Planning Statement (LSPS): A 
20-year strategic plan for the land uses and 
infrastructure in a Council area prepared by 
the Council.


▪ Local Environment Plans (LEPs): Statutory 
planning instruments which apply to most of 
the land within a Council area.


▪ Community Strategic Plans: Strategic Plans 
which set Council’s vision and objectives 
across all operations and activities.


▪ State Environmental Planning Policies 
(SEPPs): Statutory planning instruments 
which the NSW Government are responsible 
for.


▪ Development Control Plans (DCPs): 
Documents containing planning controls and 
design guidelines governing the design of 
development.
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Strategic planning framework


Commonwealth, State and Local Government


Western Sydney City Deal (2018) 


Greater Sydney 


Region Plan
TfNSW Future 


Transport 2056


Western City 


District Plan


RMS Western Sydney 


Infrastructure Plan 


(2018)


Strategic Planning Documents Statutory Planning Instruments
Australian, NSW 
and local 
governments 


NSW Government


Liverpool 
Council


SEPP (Sydney Region 


Growth Centres) 2006


Liverpool Growth 


Centre Precincts DCP


SEPP (Exempt and 


Complying Development 


Codes)  2008
Section 117(2) 


Directions


Other SEPPS and 


Planning Practice 


Notes


Liverpool Local 


Environmental Plan


Liverpool Development 


Control Plan


Liverpool Local 


Strategic Planning 


Statement


Liverpool 


Community 


Strategic Plan


Liverpool Housing 


Strategy


Liverpool 


Housing Study


Western Sydney 


Airport LUIIP Stage 1


Other Local 


Strategic Plans


Liverpool Development 


Contribution Plans
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The Western Sydney City Deal is an agreement between the 
Australian Government, NSW Government and Councils in the 
Western City District. The City Deal aims to leverage the construction 
of the Western Sydney Airport to create an Aerotropolis and improve 
the productivity, sustainability and liveability of the Western Parkland 
City. The Western Sydney City Deal contains several commitments 
which are relevant to the future of housing in Liverpool.
Rapid bus services are to run from Penrith, Liverpool and 
Campbelltown to the Western Sydney Airport before it opens in 2026. 
These services would create opportunities for housing intensification 
and transit oriented development along their routes.
Major economic development initiatives are identified, including for 
Liverpool City Centre. The Aerotropolis will provide a catalyst for 
growth for Liverpool, including the land surrounding Western Sydney 
Airport and to the Liverpool City Centre. Increased job accessibility 
and improved infrastructure availability would increase the viability of 
medium and high-density housing types in multiple places in the 
Liverpool LGA.
Funding is committed for amenity improvements in Western Sydney. 
Increased amenity, liveability and social infrastructure is important for 
increasing housing intensity.


14Liverpool Strategic Context Analysis


Western Sydney City Deal
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The Greater Sydney Region Plan is the NSW Government 
strategic plan for the Greater Sydney Region.


The Liverpool LGA is part of the Western Parkland City, which is 
to one of three cities of Greater Sydney. The Western Parkland 
City is centred around the Metropolitan Cluster of Western 
Sydney Airport – Badgerys Creek Aerotropolis, Liverpool, Penrith 
and Campbelltown-Macarthur. The Metropolitan Cluster is to 
initially focus on the existing centres of Liverpool, Penrith and 
Campbelltown-Macarthur.


Liverpool is also identified as a Collaboration area and a Health 
and Education Precinct. 


The GSRP aims to create a 30-minute city would require both 
better public transport to existing dwellings and ensuring that 
new dwellings are built in places with good access to public 
transport. 


15Liverpool Strategic Context Analysis


Greater Sydney Region Plan
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This document provides priorities and actions for the Western City 
District. The plan gives effect to the objectives established in A 
Metropolis of Three Cities.


The Plan identifies a housing supply target of an additional 
184,500 homes which will be required by the District in 2036. 


Directions which are relevant to future planning for housing 
include:


• Housing is to become more diverse and affordable


• Housing intensification should be concentrated in appropriate 
locations


• Industrial lands should be reviewed to ensure they are not 
needed for employment purposes before being redeveloped for 
housing


• The metropolitan rural area should be preserved


16Liverpool Strategic Context Analysis


Western City District Plan
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The GSC’s Western City District Plan includes 0-5 year housing targets 
for LGAs and 20-year housing targets for the District identified in the 
Greater Sydney Region Plan. Under the Plan, Councils are expected to 
develop 6-10 year housing targets through the process of developing 
their housing strategy.


There is a target for an additional 184,500 dwellings by 2036 across 
the Western City District. The Liverpool housing supply target for 
2016-2021 is for 8,250 additional dwellings.


The Liverpool target represents 21 per cent of the 39,850 dwelling 
target for the Western City District over this timeframe. The target is 
4.4% of the Greater Sydney 0-5 year housing supply target, while in 
2016 Liverpool LGA contained 3.9% of the dwellings in Greater 
Sydney.


Housing targets
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The LUIIP is a preliminary planning framework for the 
Western Sydney Aerotropolis around the Western 
Sydney Airport. The Aerotropolis is expected to generate 
200,000 jobs for Western Sydney residents, which would 
drive demand for new housing in the area which is 
accessible to these new jobs.


The plan aims to connect Liverpool to the Aerotropolis 
through rapid bus connections. This could catalyse 
housing developments along the route. 8,500 homes are 
anticipated to be delivered in the Aerotropolis Area at 
full capacity, although this would not be expected to 
occur until well after the opening of the Airport in 2026. 


The plan has a vision to create a liveable, compact and 
connected Western Sydney. Central to this notion is 
delivering a diversity of jobs and housing. The plan 
identifies the need to ensure that housing is located 
within 10 minutes of centres and five minutes from parks 
and open spaces.


Western Sydney Aerotropolis Land Use & Infrastructure Plan 
(LUIIP)
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Future Transport 2056 is the NSW Government’s long-term 
transport strategy. The Plan provides transport infrastructure 
priorities and aims to achieve the aspiration of a 30-minute city 
set out in the GSRP. New and upgraded transport connections 
are identified for this purpose.


The future transport infrastructure projects in Liverpool LGA are: 


• Initiatives for investigation (0-10 years)


• Infrastructure to support Rapid Bus Connections and 
Improved Bus Connections between Western Sydney 
Airport – Badgerys Creek Aerotropolis and Penrith, 
Liverpool, Blacktown and Campbelltown – Macarthur


• Initiatives for investigation (20+ years)


• Sydney Metro City and Southwest Extension to 
Liverpool


• M5 motorway extension from Liverpool to Outer 
Sydney Orbital


19Liverpool Strategic Context Analysis


Future Transport 2056
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The Liverpool Collaboration Area Strategy provides a planning framework developed in 


collaboration with diverse stakeholders for the future planning of the Liverpool Collaboration 


Area. 


Liverpool’s role as a strategic centre is discussed, including the provision of capacity for 


additional housing in the following areas: 


• South of the Liverpool City Centre is identified for High Density Residential 


development.


• Hargrave Park is identified for Diverse Residential Housing. 


• Georges River South is identified for Mixed Use Development. 


• The plan seeks to encourage a diverse range of housing to support people at all life


stages. 


Priority 4  of the strategy is to Create and Renew Great Places, this is guided by two actions 


that have implications for housing: 


1. Deliver great places by prioritising a people-friendly public realm and open spaces; 


providing fine grain and diverse urban form; a diverse land use and housing mix, 


high amenity and walkability; and recognising and celebrating the character of 


the place and its people.


2. Investigate the potential for master planned precincts (such as NSW Land and 


Housing Corporation properties in Warwick Farm and rezoned land) to improve 


and increase social and affordable housing above the targets set out in A 


Metropolis of Three Cities.


20Liverpool Strategic Context Analysis


Liverpool Collaboration Area Place Strategy
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Liverpool Council’s Community Strategic Plan is the whole of local 
government strategic plan for the Liverpool LGA. It informs local 
policies and strategies.


The vision for Liverpool is as follows: 


“Rich in nature, 


rich in opportunity


Creating community; 


our place to share and grow”


Directions in the plan are for:


1. Creating Connection 


2. Strengthening and Protecting our Environment


3. Generating Opportunity


4. Leading through Collaboration 


21Liverpool Strategic Context Analysis


Our Home, Liverpool 2027
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Land Zoning


Land in the Liverpool LGA is 
zoned under the Liverpool Local 
Environmental Plan 2008 
(Liverpool LEP), State 
Environmental Planning Policy 
(Sydney Region Growth Centres) 
2006 and State Environmental 
Planning Policy (State Significant 
Precincts) 2005 (referred to as 
SEPPs). Land zones in which 
residential development is 
permitted are shown on the 
right.
In the established parts of 
Liverpool land zoning currently 
follows a centres-based 
framework. There is a large 
amount of land zoned R4 – High 
Density Residential and R3 –
Medium Density Residential 
around the centres of Liverpool,  
Moorebank, Holsworthy, Casula, 
Miller, Green Valley, Warwick 
Farm, Chipping Norton and 
Ashcroft.
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Major growth precincts


Current major development 
precincts in the Liverpool LGA 
comprise greenfield 
development precincts zoned 
under SEPPs and the Liverpool 
LEP:
• Middleton Grange
• Edmondson Park
• Austral and Leppington 


North
• East Leppington
The Liverpool City Centre is 
also a major centre of growth, 
and is zoned under the 
Liverpool LEP.
There are several smaller 
growth precincts which are 
near completion or which 
have smaller dwelling 
capacities.
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▪ Housing policy seeks to continue high rates of growth in the Liverpool LGA, including in 
greenfield development areas and in established areas.


▪ Housing policy encourages housing to be located near local centres, high-frequency public 
transport, jobs and services and open space.


▪ The Liverpool City Centre is expected to continue to host high-density housing 
development, with its strategic centre role encouraged to continue evolving through the 
Collaboration Area process and Place Strategy.


▪ Significant infrastructure investment is planned for Liverpool, although the transformative 
Sydney Metro South West Bankstown to Liverpool train link has a 20+ year timeframe.


▪ The Badgerys Creek Aerotropolis is the centrepiece of economic development planning and 
metropolitan land use planning for Western Sydney. Associated economic development in 
Liverpool could increase demand for high-density housing.


▪ The proposed rapid transit link from Liverpool to the Western Sydney Airport could create 
opportunities for higher-density transit oriented developments.


Key findings


24
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HOUSING 
CONTEXT


LIVERPOOL HOUSING STUDY


Current housing profile and recent 


development
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Dwelling 
types


This report uses the 
Australian Bureau of 
Statistics categorisation 
of housing:


• Separate houses


• Semi-detached, row 
and terrace houses 
(attached dwellings)


• Flats or apartments


• Other dwellings


26


Separate house means a dwelling which is not attached to any 
other dwelling. In planning instruments these are called 
dwelling houses.


Attached dwellings are attached on one or more walls, such as 
semi-detached, terraced and villa-style housing. In planning 
instruments these are called dual occupancies, semi-detached 
dwellings, attached dwellings and multi-dwelling housing.


Flats or apartments can be two or more storeys, with dwellings 
sharing vertical as well as horizontal walls. In planning 
instruments these are called shop-top housing and residential 
flat buildings.


Other includes:


• Caravans and cabins


• Improvised dwellings


• Houseboats


• Flats attached to shops







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Dwelling 
types


Dwelling type is often used to describe dwelling size and density, with 
the understanding that:


• Separate houses are largest and the lowest density


• Attached dwellings are smaller and higher density,


• Apartments are the smallest and highest density


Especially in greenfield areas, this assumption can break down. In 
these areas, attached dwellings are typically quite large. While 
separate houses are also large on average, decreasing lot sizes means 
that the smallest lots for detached dwellings are similar in size to lots 
for attached dwellings. 


Greater differentiation of dwelling types and associated lot sizes 
would discourage detached dwellings on very small lots, which leads 
to unsustainable design outcomes.


27
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Dwelling types 
Liverpool LGA


Separate houses are the most common 
dwelling type in the Liverpool LGA (74%), 
followed by flats and apartments (15%) and 
attached dwellings (11%)


The Liverpool LGA has a relatively high 
proportion of separate houses when 
compared against Greater Sydney (54%)


Apartments are  significantly more 
prevalent than the Western City District 
average (8%), but much less common than 
in Greater Sydney as a whole (31%).


Attached dwellings in Liverpool are similarly 
prevalent to the Western City District, but 
less common than in Greater Sydney as a 
whole.


28
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While Liverpool LGA as a whole has some 
dwelling diversity, most areas have 
homogenous dwelling types.


Flats and apartments are highly concentrated 
in the Liverpool City Centre, which also has the 
highest density. 


Attached dwellings are clustered in Liverpool, 
Lurnea, Casula and Holsworthy with some 
others elsewhere.


Much of the LGA has a suburban character, 
containing only separate houses with 
relatively uniform sizes. 


A lack of dwelling diversity at the small area 
level risks not providing accommodation for 
diverse household types or allowing people to 
stay in the same area as their household 
circumstances change. 


Distribution of  dwelling types 
(2016)
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Period Separate 
house


Flat or 
Apartment


Attached 
Dwelling


Other Total


2001-
2006


Change 4,695 767 1,494 84 7,040


% of dwelling 
development


67% 11% 21% 1%


2006-
2011


Change 1,378 1,109 1,377 107 3,757


% of dwelling 
development


36% 29% 36% 0%


2011-
2016


Change 5,081 1,495 56 87 6,719


% of dwelling 
development


76% 22% 1% 1%


2001-
2016


Change 11,154 3,371 2,928 64 17,516


% of dwelling 
development


64% 19% 17% 0% 100%


Average yearly 
change


744 225 195 4 1,168


Dwelling development rates were fastest in 2001-
2006 followed by 2011-2016, with a significantly 
lower rate of construction in 2006-2011 coinciding 
with the GFC.


Most dwellings constructed between 2011-2016 
and in 2001-2006 and 2011-2016 were separate 
houses. Flat and apartment and attached dwelling 
construction rates did not decrease from 2001-
2006 to 2006-2011, while separate house 
completions declined.


Attached dwelling completions flatlined between 
2011-2016, although appear to have recovered 
somewhat.


Dwellings built in Liverpool between 2001-2016 in 
Liverpool LGA are more diverse than the overall 
dwelling mixture in 2016, so diversity is increasing 
over time (see the following page). However, the 
low levels of attached dwelling construction 
between 2011-2016 suggest the need for planning 
to facilitate attached dwelling development.


Dwelling development by type in the Liverpool LGA
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Dwelling approval and completion data is released 
by the NSW Government and provides a picture of 
development on a smaller time-scale than the 5-
yearly census. 


Dwelling approvals were consistently low in the 
Liverpool LGA between 2002/03-2011/12, before 
reaching a peak in 2016/17. Between 2008/09-
2012/13, multi-unit developments made up a very 
small proportion of completions. This is reflected in 
the small number of attached dwellings built 
between 2011-2016.


Since 2013/14, approvals have increased and 
multi-unit dwellings have made up a reasonable 
proportion of both approvals and completions. 
Between July 2016-September 2018, 1,656 multi-
unit dwellings have been completed. In this time, 
Council records show that 1,051 apartments have 
been completed and so approximately 600 
attached dwellings have been completed. This 
represents a recovery of attached dwelling 
development to rates close to those seen in 2006-
11.


Dwelling approvals and completions
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Progress against housing targets
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Detached Multi Unit Housing target


8,250


Liverpool LGA is on track to exceed its 2016-2021 
housing target set in the Western City District Plan.


Between August 2016-September 2018, there were 
4,212 dwellings completed in the Liverpool LGA, of 
which 61% were separate houses and 39% were 
multi-unit. Only 3,438 would have been required to 
be on track to meet the target. 


Recent dwelling approvals in the Liverpool LGA have 
been relatively high when compared against historical 
levels. This indicates there is a pipeline of development 
in progress and that completions are unlikely to drop 
below the levels required to meet the housing target. 


Council development tracking also shows a large 
dwelling pipeline in greenfield areas and the Liverpool 
City Centre.
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The places in the Liverpool LGA in which the 
most dwellings were constructed between 
2011-2016 are greenfield development areas, 
in which most new dwellings are separate 
houses. There were some attached dwellings 
built in 2011-2016 in particular greenfield 
precincts, but very few overall.


There were large increases in the number of 
apartments in the Liverpool City Centre, with 
some built elsewhere in Casula and the 2168 
precinct. Some of this change may be due to 
issues with the ABS categorisations, as 
townhouse developments and 2 storey 
apartments are sometimes confused for each 
other.


New attached dwellings were distributed 
throughout several suburbs, but there was a 
relatively small number of these compared to 
growth in the City Centre and greenfield 
precincts.


Change in dwellings (2011-2016)
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Secondary dwellings
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No statistics are available regarding the number of secondary 
dwellings in the Liverpool LGA. Approval data from Council shows 
that secondary dwelling approvals in the Liverpool LGA increased 
markedly over the last ten years. This is likely to be related to 
several causes including:


▪ The creation of the State Environmental Planning Policy 
(Affordable Rental Housing) 2009, which allows secondary 
dwellings to be approved as complying development.


▪ The increasing number of multi-family households and 
children staying at their parent’s homes for longer.


▪ The property market boom between in that time period, 
which contributed to rises in rental prices as well as increased 
investment in housing.


Large increases in secondary dwelling approvals have also occurred 
in other LGAs, particularly in Canterbury-Bankstown in which 31.4% 
of new dwellings built between 2006-16 were secondary dwellings. 
The development contexts are similar in the Eastern parts of 
Liverpool, and western part of the Canterbury-Bankstown LGA in 
which the most secondary dwelling approval has occurred. In each 
of these areas, the predominant dwelling type are smaller detached 
houses on larger blocks, with a diverse demographic likely to host 
multi-family households.
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Functions of secondary dwellings


35


The City Futures Research Centre has conducted research into the affordability and functions of secondary dwellings in 
the SSROC area south and south-west of Sydney*. Similar outcomes may be observed in Liverpool, although the data to 
test this is not available.


The research found that:


▪ Secondary dwellings generally have slightly higher rents than other dwellings with the same number of bedrooms 
in the same LGA.


▪ Only 24% of secondary dwellings have a bond lodged as part of a private rental agreement. While some informal 
rental arrangements may occur, most secondary dwellings are likely to be not entering the private rental market.


▪ In most places secondary dwellings constitute only a small part of the private rental market.


These results indicate that most secondary dwellings are providing flexible housing options rather than long-term rental 
housing. Even if secondary dwellings enter the rental market, their rents are likely to be slightly higher than older 
comparable dwellings. Many secondary dwellings are likely accommodating people related or known to the occupants of 
the primary dwelling. In this case, secondary dwelling development may be occurring instead of extensions to the 
primary dwelling, but secondary dwellings are often not performing the role of an entirely separate dwelling.


This does not mean that secondary dwellings do not perform an important function. In an LGA like Liverpool with an 
ethnically diverse population and large household sizes, secondary dwellings facilitate extended families living together 
while keeping some separation between different parts of the household. Increasing the number of secondary dwellings 
in Liverpool’s established suburbs will increase dwelling diversity and the availability of small dwellings for rent, even if a 
small proportion of the secondary dwellings enter the rental market. The function of a secondary dwelling may change 
with the life cycle of the primary dwelling’s occupants, increasing the flexibility of Liverpool’s housing for the changing 
needs of its community.


* - City Futures Research Centre 2018, State Environmental Planning Policy (Affordable Rental Housing) 2009 and affordable housing in 
Central and Southern Sydney
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Dwelling size – Number of bedrooms


Dwelling size varies greatly across the Liverpool LGA as a 
result of when and how development occurred. The Liverpool 
LGA has a low proportion of 1-3 bedroom dwellings 
compared to Greater Sydney, with an especially low 
proportion of 1 bedroom dwellings.


Almost all dwellings in the New Release District have 4 
bedrooms and almost all dwellings in the City Centre District 
(these are almost exclusively apartments) have two 
bedrooms. 


The low number of one and two bedroom dwellings in the 
2168, Eastern, Established and New Release districts could 
prevent new households from moving to these areas and 
prevent people from downsizing if they want or need to.


The most common size of dwelling built between 2006-2016 
had four bedrooms. Almost all separate houses built had four 
or five bedrooms, almost all apartments built had two 
bedrooms, while attached dwellings built mostly had three 
bedrooms. 


Between 2011-2016, nearly no attached dwellings were built 
and so there was a gap in new dwelling provision of three 
bedroom dwellings. Some three-bedroom houses were 
removed between 2011-2016 to make way for medium and 
higher density redevelopment.
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Dwelling size – average number of bedrooms


Liverpool LGA has a similar average dwelling size 
to the GSC Western City District, and a larger size 
than Greater Sydney. As with the distribution of 
dwelling sizes, the average number of bedrooms 
varies across the LGA.


The largest average dwelling size is in the New 
Release District in which almost all dwellings are 
separate houses with 4 or 5 bedrooms.


The City Centre region has a low average 
dwelling size, with almost all dwellings being two 
bedroom apartments.


Attached dwellings are relatively large on 
average in the New Release and 2168 districts.


The Established and Eastern districts have on 
average smaller separate houses than the New 
Release District, but they are still larger than 
those in the GSC Western City District and 
Greater Sydney.


Cells are coloured depending upon their Values. Cells are more red if the average number 
of bedrooms is higher, and more green if it is lower.


Area Separate 
house


Attached 
Dwelling


Flat or 
Apartment


Other Overall


2168 District
3.5 3.0 1.7 3.4


City Centre District
2.9 2.0 2.1 2.0 2.1


Eastern District
3.7 2.8 2.1 3.4 3.5


Established District
3.6 2.5 1.8 3.3


New Release District
3.9 3.1 1.8 1.8 3.8


Rural District
3.7 3.7


Liverpool LGA
3.7 2.7 2.0 2.5 3.3


Western City District
3.5 2.7 2.0 2.3 3.3


Greater Sydney
3.6 2.8 1.9 2.2 3.0
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▪ The Liverpool LGA as a whole has some dwelling diversity, with a mix of separate houses, attached dwellings 
and flats and apartments.


▪ Dwelling diversity in the Liverpool LGA does not extend to smaller parts of the LGA, with apartments highly 
concentrated around the Liverpool City Centre and most areas containing almost exclusively separate houses.


▪ Recent dwelling development has been dominated by two-bedroom apartments in the Liverpool City Centre 
and four or five bedroom houses in greenfield developments on the edge of the non-rural parts of the LGA.


▪ Dwellings in the Liverpool LGA are much larger than the Greater Sydney average, reflecting the high number of 
large houses in greenfield development areas.


▪ Dwelling diversity is increasing over time, but almost no attached dwellings were built between 2011-2016. 
Attached dwelling development rates appear to have recovered somewhat since 2016.


▪ Dwelling development rates decreased sharply in 2006-2011, and between 2001-2006 and 2011-2016 were 
below the levels required to meet Liverpool’s 2016-2021 dwelling target and likely future targets.


▪ Secondary dwelling approvals have increased sharply recently. These dwellings increase local dwelling diversity 
and are most likely to house large extended families and people known to the occupants of the primary 
dwellings.


▪ Dwelling approvals and completions have been at record highs recently, and Liverpool is more than on-track to 
meet its 2016-2021 dwelling target.


Key findings
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House prices – Liverpool LGA and surrounds


40


House price data across Greater 
Sydney is available at the postcode 
level, which provides an illustration 
of how the housing market varies 
across the metropolitan area.


House prices in Liverpool are 
generally lower than those closer 
to the Sydney CBD, although they 
are slightly higher than in parts of 
the Penrith and Campbelltown 
LGAs. Prices increased less in and 
around Liverpool between 2013-
2018 than in places closer to the 
Sydney CBD.


There is significant price variation 
within the relatively large 
postcodes of the Liverpool LGA. 
Prices for more specific kinds of 
dwellings will be examined in more 
detail below.
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Dwelling prices in the Liverpool LGA 
followed a similar trajectory to the 
Western City District from 2001-2018. 
Prices increased dramatically from 2013-
2017 as the property market boomed. 
Dwelling prices decreased from 2017-18, 
and this decline has continued since then.


Liverpool’s separate houses have slightly 
higher prices on average than those in the 
Western City District.


Strata dwellings are significantly more 
affordable in both Liverpool and the 
Western City District than separate 
houses. As with separate houses, the 
average strata dwelling in Liverpool has a 
slightly higher price than the average 
strata dwelling in the Western City 
District.


Median dwelling prices
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The period of 2008-2018 covers the recent 
boom in house prices. 


House prices increased between 80-120% 
between 2008-2018 in the districts of the 
Liverpool LGA. They increased the least in 
the New Release District. Strata dwelling 
prices increased generally between 100-
120% in most of Liverpool, but increased 
much less in the New Release District.


Dwelling prices are highest in the Rural 
District followed by the New Release District 
and Eastern District. The 2168 District and 
the City Centre District have the lowest 
house prices.


Strata dwelling prices are lowest in the 
Liverpool City Centre as most strata 
dwellings there are apartments, while in 
other Districts they are townhouses. 


Median prices in each Region in Liverpool
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Dwelling prices for vacant residential 
allotments (less than 1,000sqm) in 
the Liverpool LGA increased from 
2012-2017 but were relatively stable 
from 2003-2012. The increase in 
prices coincided with broader 
movements in the property market at 
that time. This underlies the 
connection between the greenfield 
and broader dwelling market. 


The price trajectory for vacant lots is 
similar to that for dwellings across the 
Liverpool LGA and the Western City 
District.


Changes in price for greenfield land 
will reflect price movements in the 
broader housing market, and people 
are likely to view the greenfield status 
of housing as just one of the 
characteristics influencing their 
choice of what housing to buy.


Land sales – vacant residential allotments
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Land sales – vacant residential allotments
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The area of vacant residential lots 
in the Liverpool LGA has been 
decreasing steadily since 2005.


The median area has gone from 
around 500sqm in 2005 to around 
370sqm in 2018. Most vacant land 
parcels sold in 2018 were 
between 300-450 sqm.


The largest lots on the market 
have gone from over 800sqm to 
between 600-700sqm. The size of 
the smallest parcels of land 
transacted has not changed as 
much and varies from year to 
year. Vacant land parcels as small 
as 150sqm were sold in the 
Liverpool LGA in 2018. 
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The price per square metre 
for vacant residential sites 
has increased steadily since 
2008. This shows the 
increase of land prices at 
the same time as the area of 
land has been decreasing. In 
particular, the increase in 
price per square meter 
continued in 2017-18 while 
land prices decreased 
slightly.


The sale price for vacant 
land per square meter was 
relatively flat between 2005-
2008 after reaching a peak 
in 2004.


Land sales – vacant residential allotments
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Land sales – vacant residential 
allotments


46


The housing markets in greenfield areas 
and the rest of Greater Sydney are 
connected, and so the decrease in the area 
of greenfield lots has not stopped the price 
of these lots from rising in line with 
dwelling prices in the rest of Greater 
Sydney.


The decreasing size of land has not been 
caused solely by the need to make land 
more affordable. Greenfield lot areas began 
decreasing before the price of land started 
to increase, and affordability has decreased 
while land areas have dropped significantly. 


There is some sign that prices have 
stabilised between 2016-2018 but areas 
have continued to decrease.


There were relatively few separate houses 
built between 2006-2011 compared to 
other five year time periods. The low sale 
price per square metre and flat overall land 
prices may have decreased dwelling 
viability during that time.
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Size of the private rental market


47


The largest concentration 
of dwellings in the private 
rental market is in the 
Liverpool City Centre. 
There are small numbers 
of rental dwellings across 
the LGA.


The City Centre contains 
27% of private rental 
dwellings in the LGA, with 
the next largest number of 
private rental dwellings in 
the Established District 
(26%), which has a much 
larger land area than the 
City Centre, followed by 
the New Release District 
(15%).
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Affordability of the private rental market
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As well as containing the largest 
concentration of private rental 
dwellings in the Liverpool LGA, 
the City Centre District has some 
of the lowest private rents in the 
LGA. Median private rents are 
less than $350 per week for two 
bedroom apartments in those 
parts of the City Centre which 
are predominately occupied by 
walk-up apartments.


The large private rental market 
and relatively low rents in the 
City Centre combine to create 
the largest concentration of 
relatively affordable rental 
dwellings in the LGA. The 
availability of relatively low cost 
housing would be significantly 
compromised without the walk-
up apartments around the 
Liverpool City Centre.
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Rental Stress
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Households are defined as in rental stress if 
their income is in the bottom 40% and they 
pay more then 30% of their income on 
their rent.


Assessing the proportion of all households 
who pay more than 40% of their income on 
rent provides a slightly different measure of 
how affordable rents are in an area. On this 
measure, every District has between 30-
40% of renting households paying a large 
share of their income on housing. 


Median rents are low in the 2168 District 
and the City Centre District, with high 
numbers of public housing dwellings in the 
2168 District. There are also a large number 
of public housing dwellings in Warwick 
Farm within the Established District. 


Region % of renters who 
pay more than 40% 
of their income


Median rental 
category ($/week)


City Centre District 36% $325-$349


Eastern District 30% $450-$549


Established District 40% $350-$374


2168 District 35% $200-224


New Release 
District


34% $450-$549


Rural District 40% $350-$374
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Rental Affordability Index
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SGS’s rental affordability index for 
households with the average household 
income for the Liverpool LGA ($80,000 
annually) is shown on the right. This 
shows that average rental dwellings in all 
postcodes in LGA are relatively 
unaffordable for the average household, 
even if there are some more affordable 
dwellings.


Household types with lower incomes, 
such as older people and single parents, 
would have even lower rental 
affordability.


In this context, it is important that existing 
low-cost rental dwellings are maintained. 
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▪ Dwelling prices vary widely across the Liverpool LGA and are generally higher 
than the Western City District average but lower than those closer to the 
Sydney CBD.


▪ Prices throughout the LGA have increased recently in line with the property 
boom in Greater Sydney, including prices for greenfield land and dwellings.


▪ The area of greenfield housing allotments has decreased steadily since 2005, 
but this has not maintained affordability for new dwellings.


▪ Most rental housing in the Liverpool LGA is unaffordable for people on 
average incomes for the LGA, and the situation is likely to be worse for 
people with lower incomes.


▪ Rental stress rates are between 30%-40% in each of Liverpool’s districts.
▪ Walk-up apartments around the Liverpool CBD contain the largest 


concentration of relatively affordable rental dwellings in the LGA.


Key findings
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Recent years have seen strong population growth and demand for housing in Liverpool. Substantial 
amounts of apartment development in the Liverpool City Centre and significant greenfield housing 
development in other parts of the LGA have occurred.


Housing demand is driven by a variety of factors including continued population growth, particularly 
from migration and the movement of households from closer to Sydney to the Liverpool LGA. The kinds 
of dwellings which experience high levels of demand are influenced by household types, housing 
preferences, household sizes, housing type availability and affordability. This section explores these 
factors.


The population of the Liverpool LGA has increased from 169,868 in 2006 to 211,983 in 2016, amounting 
to growth of 42,115 people.  This represents a growth rate of around 2.2% per year, which exceeds the 
growth rate in Greater Sydney (1.6% per year).


Housing market: demand drivers


53


Geography 2006 2011 2016 Growth
Annual growth rate 


(%)


Greater Sydney 3,821,233 4,079,432 4,496,184 674,951 (17.7%) 1.6%


Liverpool LGA 164,602 180,142 204,326 39,724 (24.1%) 2.2%
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Household Types


Liverpool LGA  has a relatively high proportion of couples with 
children and a low proportion of lone person households and 
group households.


The City Centre District has the most diversity in household 
types.


Despite its preponderance of two-bedroom apartments, the 
City Centre District has a diversity of household types, including 
34% of households being couple families with children.


Most households in the New Release District are families with 
children, but there are still some other household types 
including lone persons and couples with no children. While the 
availability of large separate houses may be viewed as an 
attraction of this area for some people, the lack of dwelling 
diversity means that smaller household types have no other 
possible housing choices.
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Change in households 2011-2016


The largest increase in household numbers between 2011-
2016 was couple families with children, in line with the large 
increase in four or five bedroom houses over the same time 
period.


The largest increase in number of households was the New 
Release District. Most of the households moving to this area 
were couple families with children, although some small 
households also moved to this area. The increase in the 
number of households in the New Release District was 
around the same size as the increases in every other district 
combined. 


There was a high level of diversity in households moving to 
the City Centre District, including couples with children.


The increase in household types in the Eastern District had a 
similar demographic breakdown to the New Release District 
as this increase is primarily composed of greenfield 
development in Moorebank and New Brighton.
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Dwelling preferences for different kinds of households


The next two pages illustrate expressed dwelling preferences in the Liverpool LGA in 2011 and 2016. These 
are constrained preferences shown by what kinds of dwellings each kind of household lived in.


Couples with children mostly lived in separate dwellings, while lone persons, group households and single 
parents had the highest rates of living in attached dwellings and apartments. Preferences changed slightly 
between 2011-2016 in each of Liverpool’s districts, but not markedly.


There was a diversity of dwelling types living in every kind of housing in Liverpool LGA. A significant 
proportion of flats and apartments and attached dwellings had couples with children living in them, so 
these small dwelling types should be designed with features making them suitable for families such as 
appropriate storage spaces, level access for prams and noise-proofing. 


A significant portion of separate houses in many of Liverpool’s districts had small household types living in 
them. This includes the New Release District, where over 60% of separate houses contained families with 
children. The remaining houses were occupied by lone persons, couples without children and single parent 
households, with very few group households. Some but not all couples without children may have children 
in the future. Regardless of this, many large separate houses were occupied by smaller household types 
which are likely to remain small in the future.


Consultation with real estate agents revealed a strong demand for smaller and more affordable kinds of 
dwellings. This was reported to be particularly true for medium density dwellings and among younger 
people having trouble affording separate houses. Strong demand was also reported for separate houses in 
greenfield areas such as Edmondson Park, with people moving to these areas attracted by open space, 
reasonable lot sizes and new houses.
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What kinds of dwellings do households live in?
This chart shows the proportion of each household type (rows 
in the charts) living in each dwelling type (shown with colours). 
This is referred to as expressed dwelling preferences.


For example, around 85% of couples with children in the 
Liverpool LGA live in a separate house, while lone persons are 
much more likely to live in an attached dwelling or apartment. 


Values from 2011 are shown in lighter colours. Between 
2011-2016 there was little change in Liverpool, but in 
Greater Sydney there were shifts away from separate 
houses for all household types, reflecting a shift in the 
overall dwelling composition with an increasing proportion 
of apartments and attached dwellings.


Percentage
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What kinds of dwellings do households live in?


These charts show expressed 
dwelling preferences for 
each district in Liverpool.


Expressed dwelling 
preferences in smaller areas 
strongly reflect the dwelling 
composition. In large parts of 
Liverpool there are few 
dwellings other than 
detached dwellings, 
constraining housing choices.


Between 2011-2016, 
separate houses became 
more common housing 
choices for many household 
types in several Districts. This 
reflects the development of 
more separate houses were 
built but not of attached 
dwellings and apartments.


Percentage







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


59


What kinds of households live in each kind of dwelling?


This chart shows the proportion of dwellings of 
different types (shown on rows) occupied by different 
household types (shown with colours).


For example, around 27% of apartments in Liverpool 
LGA in 2016 were occupied by families with children. 
This percentage was slightly lower similar in 2011.


Values from 2011 are shown in lighter colours. 
Between 2011-2016, household diversity in flats and 
apartments increased in both the Liverpool LGA and 
Greater Sydney. Lone persons and one parent families 
became more common in attached dwellings in the 
Liverpool LGA and couples with children less common, 
in contrast with Greater Sydney.


Percentage
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What kinds of households live in each kind of dwelling?


This chart shows the 
proportion of dwellings of 
different types (shown on 
rows) occupied by different 
household types (shown 
with colours) in each of 
Liverpool’s districts.


The City Centre District has 
the greatest range of 
household types despite its 
preponderance of two-
bedroom apartments. 


The New Release District is 
composed primarily of large 
separate houses, but 
around half of these are not 
occupied by couples with 
children, with similar 
percentages in 2011 and 
2016.


Percentage
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Dwelling size – Number of people per dwelling


Separate houses in Liverpool have a wide range of 
number of people living in them, from 1-6 or more 
people. This reflects the diversity of household 
types living in separate houses in the LGA, which is 
shown above.


Flats and apartments contain mostly one or two 
people, although some contain four or more 
despite likely having only two bedrooms. 


The Eastern, Established and New Release districts 
have similar proportions of each number of people 
as the Liverpool LGA overall. There is little variation 
in this demographic variable between these areas.
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Average number of people per dwelling


The number of people per dwelling in the 
Liverpool LGA is higher than in the Western 
City District or Greater Sydney. The new 
release region has particularly high average 
household sizes for both separate houses 
and attached dwellings.


Flats and apartments in the Liverpool City 
Centre have a much higher occupancy than 
in the Western City District or Greater 
Sydney, which is consistent with the diverse 
household types in this area.


The 2168 District has relatively high 
occupancies for Separate houses and 
attached dwellings.  This may be related to 
the high proportion of social housing in this 
area.


Area Separate 
house


Attached 
Dwelling


Flat or 
Apartment


Other Overall


2168 District
3.53 2.82 1.42 3.31


City Centre District
3.23 2.31 2.51 2.51


Eastern District
3.20 2.51 1.72 3.27 3.08


Established District
3.44 2.55 2.09 3.19


New Release District
3.65 2.93 1.83 1.12 3.57


Rural District
3.38 3.38


Liverpool LGA
3.48 2.74 2.30 2.21 3.23


Western City District
3.17 2.49 2.17 2.26 3.01


Greater Sydney
3.19 2.65 2.14 2.34 2.80


Cells are coloured depending upon their values. Cells are more red if the average 
household size is higher, and more green if it is lower.
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Change in average number of people per dwelling


Average household sizes in the Liverpool LGA increased in 
every kind of dwelling between 2006-2016. Increases 
were generally smaller in the Western City District, but 
larger in Greater Sydney.


The largest increases in average household sizes in the 
Liverpool LGA were for flats and apartments, followed 
closely by separate houses. This indicates that larger 
household types are moving into flats and apartments. 
People may be putting off forming new households due 
to a lack of dwelling affordability, leading to an increasing 
proportion of large households in separate houses.


The City Centre District had a large increase in the 
average household size in flats and apartments (although 
a decrease in household size in the small number of 
attached dwellings). The Eastern District had a very large 
increase in the average household size in attached 
dwellings, while the Established District had a large 
increase in household size in separate houses.


Area Separate 
house


Attached 
Dwelling


Flat or 
Apartment


Overall


2168 District
0.12 0.05 0.02 0.10


City Centre District
-0.18 0.19 0.18


Eastern District
0.07 0.28 0.04 0.05


Established District
0.20 0.01 -0.02 0.17


New Release District
0.06 0.11 0.04


Rural District
-0.02 -0.03


Liverpool LGA
0.14 0.09 0.15 0.11


Western City District
0.06 -0.01 0.13 0.04


Greater Sydney
0.13 0.22 0.21 0.11


Change 2006-2016


Cells are coloured depending upon their values. Cells are more change in average 
household size is more negative, and green if it is more positive.
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Dwelling suitability is a measure of how suitable 
the size of dwellings is for their occupants in a 
given area. It is calculated by the ABS based on 
usual residents and the number of bedrooms in 
each dwelling. It is an indication of relative 
housing affordability as well as of the availability 
of appropriately sized housing.


In the Liverpool LGA around half of four bedroom 
houses and an even higher proportion of 5+ 
bedroom houses have 2 or more bedrooms spare. 
This indicates that there may be a market for 
smaller dwellings in established parts of Liverpool 
for smaller household types who currently have 
no ability to choose a smaller and more affordable 
dwelling suitable for their needs.


There is a relatively high proportion of crowded 
dwellings in the City Centre District and 2168 
District, in which additional bedrooms are needed 
to house all occupants. 


Dwelling suitability
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Dwelling tenure
Most dwellings in Liverpool are owned with a 
mortgage. This proportion is higher than the 
equivalent proportion in the Western City District or 
Greater Sydney. 


Greenfield developments have a particularly high 
proportion of people who own dwellings either 
outright or with a mortgage, shown by the very low 
proportions of dwellings which are rented in the New 
Release District. The rental market also makes up a 
small proportion of all dwellings in the Eastern, 
Established and Rural districts.


A much higher proportion of flats and apartments 
than separate houses or attached dwellings in the 
Liverpool LGA are rented. However, while flats and 
apartments are sometimes viewed as predominately 
temporary accommodation options for younger 
people, more than 60% of flats and apartments in the 
Liverpool LGA are owned by their occupants, either 
outright or with a mortgage.


By far the highest proportions of dwellings rented is in 
City Centre District. This reflects the dominance of 
apartments in this area, as well as its diverse and 
more transient population.
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Landlord type – social housing


Based on responses to the ABS census, the absolute 
amount of public housing and community housing in 
Liverpool was relatively constant between 2006-2016 at 
approximately 4,500 dwellings. Public housing 
constitutes a greater proportion of dwellings in the 
Liverpool LGA than in the Western City District or 
Greater Sydney.


The 2168 District has the highest proportion of public 
housing. There is also a reasonable proportion in the 
Established District, with clusters of public housing in 
Lurnea, Warwick Farm and Liverpool but little 
elsewhere.


The number of dwellings in Liverpool increased from 
2006-2016, so the proportion of all dwellings which are 
public housing decreased. During the same time period, 
housing prices and rents increased and housing 
affordability as a whole decreased. 
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Vacancy Rates


Vacancy rates vary greatly across the LGA, with the lowest 
rates for separate houses, followed by attached dwellings 
and then detached dwellings.


Vacancy rates are generally lower in places with high 
numbers of young families who are not very mobile, such 
as greenfield development areas. Rental dwellings spend 
more time vacant than dwellings with an owner-occupier, 
and so a small rental market in an area also decreases 
vacancy rates. As discussed above, many parts of the 
Liverpool LGA have relatively small rental markets.


In the Liverpool LGA, vacancy rates are lowest for separate 
houses in the Eastern District, Established District and 
2168 District, followed by the New Release District. 
Vacancy rates are generally lower than those in the 
Western City District or Greater Sydney, corresponding to 
the high proportions of couple families with children and 
owner-occupiers in the Liverpool LGA.


Vacancy rates in the 2168 District are probably reduced by 
the high proportion of people living in social housing who 
do not have high enough incomes to travel frequently.
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Most dwellings in the Liverpool LGA have two or more 
cars. A very small proportion of dwellings have no cars, 
even in the City Centre District. This has implications for 
the provision of parking spaces in new developments, as 
households without a dedicated car parking space will 
likely still own a car and park on the street unless a shift 
in travel behaviour occurs.


In the New Release District and Rural District a significant 
portion of dwellings have three or more cars. In these 
areas the availability of on-site parking is likely to be a 
strong determinant of demand for a style of housing, 
with many households opting for double garages or new 
houses where they can park a car in the driveway as well 
as in the garage. There is likely to be less demand for 
dwellings without multiple car spaces or where car 
parking is not convenient.


Number of cars
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Average number of cars


The average number of cars for each 
dwelling type in the Liverpool LGA is similar 
in averages in the Western City District and 
Greater Sydney.


Average car ownership is high in the New 
Release District, most parts of which have 
relatively poor public transport.


Average car ownership is relatively low in 
the City Centre District, although the 
average number of cars for flats and 
apartments is still greater than one.


Area Separate 
house


Attached 
Dwelling


Flat or 
Apartment


Other


2168 District 2.0 1.6 0.6


City Centre District 1.0 0.8 1.1 1.0


Eastern District 2.1 1.5 1.2 2.1


Established District 2.0 1.3 0.9


New Release 
District 2.3 1.8 1.4 1.0


Rural District 2.5


Liverpool LGA 2.1 1.5 1.0 1.6


Western City 
District 2.0 1.3 1.0 1.4


Greater Sydney 2.0 1.4 1.0 1.2
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▪ The Liverpool LGA has a high proportion of couples with children and a low proportion of lone-person households and group 
households.


▪ The City Centre District has the greatest diversity of household types, despite its preponderance of two bedroom apartments.


▪ The largest increase in household numbers between 2011-2016 was in couple families with children in the New Release District and
Eastern District. A more diverse mix of households, including couple families with children, moved into the City Centre district.


▪ Between 2011-2016 housing choices for most household types remained relatively constant in the Liverpool LGA, in contrast to 
Greater Sydney where expressed preferences shifted towards attached dwellings and apartments for every household type.


▪ There is a diversity of dwelling types living in every kind of housing in Liverpool LGA. A significant proportion of flats and apartments 
and attached dwellings have couples with children living in them.


▪ A significant portion of separate houses in many of Liverpool’s regions have small household types living in them, indicating a potential 
demand for more diverse housing types outside of the Liverpool City Centre.


▪ Consultation with real estate agents revealed a strong demand for smaller and more affordable kinds of dwellings.


▪ The Liverpool LGA has high and generally increasing household sizes and dwelling sizes, particularly in the New Release District.


▪ A significant proportion of dwellings with three or more bedrooms in the Liverpool LGA have 2 or more bedrooms in excess of what
would be needed to house the occupants. 


▪ There are a large and stable number of social housing dwellings in the LGA, but as development occurs the proportion of all dwellings 
which are social housing is decreasing.


▪ Households in Liverpool have a high number of cars on average and few do not have a car, meaning that appropriate ways to provide 
parking should be considered in planning for new housing.


Key findings
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Housing capacity method


STEP 4: NET CAPACITY


Existing dwellings are subtracted from potential yield 
to calculate net capacity


Housing capacity is an estimate of the quantum of housing 
that could be accommodated in an area.  It is based on 
existing planning controls and recent housing supply trends. 
It is a theoretical assessment of the maximum number of 
dwellings that could be developed, and is intended to be 
indicative rather than absolute. 


The chart opposite illustrates the 4-step process for 
determining the volume of dwelling capacity in the LGA. The 
following pages illustrate this process as applied to the 
Liverpool LGA.


This is a high-level analysis which gives a maximum 
theoretical capacity. There are likely to be site-specific 
attributes which may affect the development potential of 
some sites, but which cannot be included in an LGA-wide 
capacity analysis.


Only a small portion of available lots are likely to be 
developed in any one year and some lots are likely to be 
withheld from development. For these reasons, a greater 
housing capacity than expected demand is required to 
ensure that future development is not constrained. 
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Identification of land 
available for development
Step 1: Net land area identification


Net land refers to total land where 
residential development is permitted, minus 
the land that cannot be developed for 
residential purposes e.g. roads and 
footpaths. 


The capacity calculation is conducted on a 
lot by lot basis with only lots where 
residential development is permissible 
considered, and so parts of the public 
domain are automatically excluded. 


The result of this first step is shown 
opposite, with land parcels coloured 
according to their zoning.
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Identification of land 
available for development
Step 2: Available land assessment


Available land represents any land that has the 
potential to accommodate additional housing. 
It is derived from the net land, from which lots 
unlikely to be developed are excluded. The 
following pages list the various exclusions used.


Designation of a lot as available land does not 
mean that development is necessarily feasible 
or that property owners are ready or willing to 
develop these sites. 


Typically, only a small portion of available lots 
are likely to be developed in any one year. 







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


75


Heritage items under the 
Liverpool LEP are excluded 
from further development.


Identification of land 
available for development
Step 2: Available land assessment
Exclusion: Heritage items
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Identification of land 
available for development
Step 2: Available land assessment
Exclusion: Existing apartment and 
strata development


Existing apartment development, 
strata-subdivided properties and 
likely commercial strata 
developments are excluded.


Note that commercial 
developments are re-introduced 
later if a floor space uplift of 5:1 or 
greater is available (this only occurs 
in the City Centre under 
Amendment 52). This reflects that a 
significant uplift is likely to be 
required to convince all strata 
owners to sell their land for 
redevelopment.
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Identification of land 
available for development
Step 2: Available land assessment
Exclusion: Large commercial 
developments


Commercial developments 
where 50% or more of the 
permissible floorspace has 
been developed are 
excluded.
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Identification of land 
available for development
Step 2: Available land assessment
Exclusion: Other land uses and 
manual exclusions


Sites with land uses which are 
not likely to be redeveloped are 
excluded. These include:
• Schools
• Aged care facilities
• Places of worship
• Parks and public domain 


elements
• Infrastructure and utilities
Some other large sites have also 
been excluded based upon local 
constraints and context.
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Identification of land 
available for development
Step 2: Available land assessment
Exclusion: Small lots


Sites which are too small to 
permit redevelopment 
under existing planning 
controls and design 
standards are excluded. 
Minimum areas and 
frontages are shown under 
Step 3 below.
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Identification of land 
available for development
Step 2: Available land assessment
Exclusion: Existing greenfield 
subdivisions


Subdivided residential lots 
in greenfield areas are 
excluded from further 
development.
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Identification of land 
available for development
Step 2: Available land assessment
Exclusion: B6 zones


Areas of land zoned B6 within 
50m of classified roads are 
excluded as residential 
development is prohibited on this 
land under Clause 7.22 of the 
Liverpool LEP 2008.
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Identification of land 
available for development
Step 2: Available land assessment
All exclusions


The figure on the right 
shows all land which is 
excluded from further 
development under this 
analysis based on the 
exclusions listed above.
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Identification of land 
available for development
Step 2: Available land assessment


The figure on the right shows the 
available land, which is the 
remaining land on which 
residential development is 
permissible after all exclusions 
have been applied.


There is a large amount of 
available land in the established 
parts of the Liverpool LGA and in 
greenfield areas.
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Potential yields were calculated for the available land using a series of yield assumptions depending upon 
each lot’s zone, size, frontage, location, development standards and constraints. 


Where possible the assumptions used were developed from Liverpool planning controls or local 
development data. The following page shows the assumptions made and how potential yield was 
calculated. 


Potential yield was calculated under three scenarios reflecting different development outcomes:


• Base case


• Higher densities in greenfield developments


• No residential flat building development outside the Liverpool City Centre


Calculation of dwelling yield
Step 3: Potential yield assessment
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Site requirements Rationale Yield Rationale Notes


Established Areas


Subdivision


Area >= 1200sqm, frontage >= 15m


Subdivision for detached dwellings is only 
likely if a lot could be subdivided into at 
least three smaller lots. Lot size x 70% /minimum subdivision lot size


Minimum lot area per dwelling set by the 
Liverpool LEP cl 4.1. Assume that 30% of land will 
be developed as roads or public domain.


Attached dwellings


A site of less than 600sqm cannot be 
subdivided with a minimum subdivision lot 
size of 300sqm or greater, or a frontage of 
less than 10m.


Minimum of:
• (lot size)/(minimum subdivision lot 


size) 
• (lot frontage/5)


Minimum lot area per dwelling set by the Liverpool LEP 
cl 4.1. 


Road frontages of less than 5m per dwelling would not 
comply with the LDCP 2008 Part 3.4 requirement for 
garage doors to comprise <= 50% of the lot frontage if 
there is one single garage per dwelling and all dwellings 
face a road.


Multi-dwelling housing
Area >= 650 sqm, frontage >= 18m


Minimum lot requirements set by LDCP 
2008 Part 3.6 – 2


Lot size/minimum lot area per dwellings Minimum lot area per dwelling set by the 
Liverpool LEP cl 4.1 (4A)


Residential flat buildings


No minimum requirements
Assume lots can be amalgamated as RFBs 
are a substantial development uplift


Based upon:
• Allowable floorspace under the FSR control, 
• One dwelling per 82sqm of floor area


82sqm is the average floorspace per dwelling in 
the suburb of Liverpool from the available BASIX 
data.


In the scenario restricting apartment 
development, residential flat buildings are 
prohibited outside of the Liverpool City 
Centre.
The yield for apartment developments in the 
Edmondson Park Town Centre has been 
taken from the existing concept plan.


Shop-top housing


No minimum requirements


Assume lots can be amalgamated as shop-
top housing is a substantial development 
uplift.


Based upon:
• Allowable floorspace under the FSR control, with a 


notional commercia FSR of 0.5:1 and other 
floorspace residential, 


• One dwelling per 82sqm of residential floor area


82sqm is the average floorspace per dwelling in 
the suburb of Liverpool from the available BASIX 
data. 


A commercial FSR of 0.5:1 would allow for ground 
floor retail and some other commercial uses.


Where Amendment 52 applies, assume that 
opportunity site status can be reached 
through site amalgamations in all cases, and 
that strata sites can be redeveloped as the 
uplift is very large.
Development yield has been restricted in B6 
zones depending upon how much floorspace 
can be accommodated more than 50m from 
a major road.


Greenfield areas


Subdivision – with dwelling 
density controls


Area >= 1000sqm
If area < 1000sqm the site is unlikely to be 
further subdivided.


Area / dwelling density control


In the increased greenfield density scenario, 
dwelling density controls are increased by 5 
dwelling/ha.


Subdivision – without 
dwelling density controls


Area x 70% / minimum subdivision lot size
Assume that 30% of land will be developed as 
roads or public domain.


Calculation of dwelling yield
Step 3: Potential yield assessment - Assumptions
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The theoretical capacity analysis suggests that if all 
available residential precincts, shop-top housing in 
centres, infill developments and greenfield 
subdivisions were to be fully developed, Liverpool 
could accommodate 84,366 dwellings.


There is a substantial amount of housing capacity in 
each of Liverpool’s districts and for each housing 
type.


The highest capacities are for apartments and shop-
top housing in the Liverpool City Centre under 
Amendment 52, and for greenfield housing. 


The capacity in the B4 zone in the City Centre District 
is substantially higher than the likely capacity 
modelled during the development of Amendment 52. 
This capacity is a theoretical maximum rather than a 
likely realisation, and it has been assumed that all 
relevant sites can be amalgamated to receive FSR 
bonuses. The actual take-up is likely to be much less. 
Nonetheless, regardless of these assumptions there 
is a substantial amount of capacity for apartments in 
the City Centre District.


There is also a large amount of capacity for 
residential flat buildings outside of the Liverpool City 
Centre, and for attached dwellings and multi-dwelling 
housing in the 2168, Established and Eastern districts.


Capacity results
Step 4: Net capacity – Base case 
scenario District Zone


Attached 


dwelling 


Greenfield 


subdivision 


Greenfield 


subdivision 


(low density) 


Multi-dwelling 


housing 


Non-


greenfield 


subdivision 


Residential 


flat building 


Shop top 


housing 
Subtotal 


2168 District B1 204 204


B2 370 370


R2 3,207 10 3,217


R3 888 399 1,287


R4 5,902 5,902


Subtotal 4,095 399 10 5,902 574 10,979


City Centre District B1 71 71


B4 21,413 21,413


B6 59 59


R4 3,251 3,251


Subtotal 3,251 21,542 24,793


Eastern District B1 256 256


B2 713 713


R2 2,804 16 2,820


R3 1,307 2,207 223 3,738


R4 1,746 1,746


Subtotal 4,111 2,207 239 1,746 969 9,273


Established District B1 372 372


B2 376 376


B6 550 550


R2 2,525 230 2,754


R3 1,444 1,352 17 2,812


R4 4,735 4,735


Subtotal 3,968 1,352 247 4,735 1,298 11,599
New Release District B1 147 147


B2 86 1,667 1,754


B4 5,084 5,084


B6 71 71


E4 548 548


R1 2,561 0 2,561


R2 1,786 10,972 160 443 13,361


R3 157 3,620 418 4,194


Subtotal 1,943 17,238 708 418 443 6,970 27,721


Total 14,117 17,238 708 4,376 939 15,634 31,353 84,366
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The higher greenfield development scenario 
increases the expected density of greenfield 
development by 5 dwellings/ha, which is 
similar to proposed densities in recent 
development applications to Council.


There is a similar overall pattern of capacity 
under this scenario.


This scenario forms a better baseline 
assumption than the base-case scenario 
above, as it is likely that currently observed 
development densities will continue. As such, 
this scenario has been used instead of the 
base case in analysis later in this report.


Capacity results
Step 4: Net capacity – Higher greenfield 
development scenario


District Zone
Attached 


dwelling 


Greenfield 


subdivision 


Greenfield 


subdivision 


(low density) 


Multi-dwelling 


housing 


Non-


greenfield 


subdivision 


Residential 


flat building 


Shop top 


housing 
Subtotal 


2168 District B1 204 204


B2 370 370


R2 3,207 10 3,217


R3 888 399 1,287


R4 5,902 5,902


Subtotal 4,095 399 10 5,902 574 10,979


City Centre District B1 71 71


B4 21,413 21,413


B6 59 59


R4 3,251 3,251


Subtotal 3,251 21,542 24,793


Eastern District B1 256 256


B2 713 713


R2 2,804 16 2,820


R3 1,307 2,207 223 3,738


R4 1,746 1,746


Subtotal 4,111 2,207 239 1,746 969 9,273


Established District B1 372 372


B2 376 376


B6 550 550


R2 2,525 230 2,754


R3 1,444 1,352 17 2,812


R4 4,735 4,735


Subtotal 3,968 1,352 247 4,735 1,298 11,599
New Release District B1 147 147


B2 102 1,667 1,769


B4 5,084 5,084


B6 71 71


E4 548 548


R1 3,393 0 3,393


R2 1,786 14,666 160 443 17,055


R3 157 4,365 418 4,940


Subtotal 1,943 22,525 708 418 443 6,970 33,008


Total 14,117 22,525 708 4,376 939 15,634 31,353 89,652
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District Rule
Attached 
dwelling


Greenfield 
subdivision


Greenfield 
subdivision 
(low density)


Multi-
dwelling 
housing


Non-
greenfield 
subdivision


Residential 
flat building


Shop top 
housing


Subtotal


New Release 
District


B2 +15 +15


R1 +832 +832


R2 +3,694 +3,694


R3 +745 +746


Subtotal +5,287 +5,287


Total 5,287 +5,287


This scenario increases total dwelling capacity 
by 5,287 dwellings. This is a large enough 
number to substantially increase the burden 
on local infrastructure in greenfield areas.


Density increases on top of anticipated yields 
in excess of 5 dwellings/ha would increase this 
number still further. If these densities were to 
be achieved, impacts on local infrastructure 
would need to be considered.


Capacity results
Step 4: Net capacity – Higher greenfield 
development scenario
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District Rule
Attached 
dwelling


Greenfield 
subdivision


Greenfield 
subdivision 
(low density)


Multi-
dwelling 
housing


Non-
greenfield 
subdivision


Residential 
flat building


Shop top 
housing


Subtotal


2168 District B2 0 0 0 0 0 0 0 0


B6 0 0 0 0 0 0 0 0


R2 0 0 0 0 0 0 0 0


R3 0 0 0 0 0 0 0 0


R4 0 0 0 163 0 -5,902 0 -5,740


Subtotal 0 0 0 163 0 -5,902 0 -5,740


Eastern 
District


B2 0 0 0 0 0 0 0 0


B6 0 0 0 0 0 0 0 0


R2 0 0 0 0 0 0 0 0


R3 0 0 0 0 0 0 0 0


R4 2 0 0 318 0 -1,663 0 -1,343


Subtotal 2 0 0 318 0 -1,663 0 -1,344


Established 
District


B2 0 0 0 0 0 0 0 0


B4 0 0 0 0 0 0 0 0


B6 0 0 0 0 0 0 0 0


R2 0 0 0 0 0 0 0 0


R3 0 0 0 0 0 0 0 0


R4 3 0 0 616 0 -5,796 0 -5,176


Subtotal 4 0 0 616 0 -5,796 0 -5,176


Total 6 0 0 1,097 0 -13,363 0 -12,260


In this scenario, residential flat buildings are prohibited 
outside of the Liverpool City Centre. 


In this case, land zoned R4 outside of the Liverpool City 
Centre would be developed for multi-dwelling housing and 
attached dwellings as if the R3 zone applied. This illustrates 
a relatively extreme policy scenario in which apartment 
development is restricted to the Liverpool City Centre. It 
also provides a sensitivity test regarding what the capacity 
in the LGA would be if apartment development outside the 
City Centre was unfeasible, which appears to be broadly the 
case.


This scenario decreases total housing capacity by 12,260 
dwellings.


The number of multi-dwelling housing units developable 
under Scenario 3 increases by 1,097 while the number of 
apartments developable decreases by 13,363.


This reduction would not be as large if substantial 
amalgamation was assumed for sites to allow multi-
dwelling housing to be developed.


The reduction is of a similar size in the 2068 and Established 
districts, with a small reduction in the Eastern District 
around Moorebank.


Capacity results
Step 4: Net capacity – Restricting 
apartment development scenario
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The above analysis suggests that there is considerable existing capacity under the current planning 
controls in the LGA. However, not all of the lots identified will be able to be developed for a range of 
reasons, including the development cost and feasibility.


Building on the capacity analysis, SGS has undertaken high level feasibility analysis to help to 
understand the feasibility of different types of dwellings in locations throughout the Liverpool LGA.


This is a high-level analysis which uses bulk data-sets. For this reason it provides a strategic overview 
of where development may or may not be feasible across the Liverpool LGA, but cannot determine if 
an individual development will be feasible. Feasibility is based on current market conditions. If market 
conditions change in the future, feasibility may change.


Development feasibility
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Development feasibility for each developable lot 
was determined with a residual land value (RLV) 
model.


RLV is development return minus the development 
cost, measuring the maximum amount a rational 
developer will pay for a site for redevelopment. RLV 
must be greater than the site value under its 
existing use for a development to be feasible, with a 
margin between the RLV and existing value allowing 
developers to pay a premium for development sites 
and providing a price buffer if land values increase 
in the future. 


Feasibility findings are expressed as a ratio of 
RLV/current land value. An RLV ratio of around 1.25 
or greater means the development is notionally 
feasible. In this case, selling a lot for redevelopment 
would make the landowner a 25 per cent windfall. 
In some cases they may be willing to sell for a lower 
margin.


Development feasibility – high level method
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The development costs in this model include:


▪ Building costs


▪ A construction contingency


▪ Professional fees


▪ Finance costs


▪ A margin for profit and risk


▪ Development contributions and taxes


▪ Finance and marketing costs.


As this has been done at a high level, there are some limitations to this analysis:


▪ It is based on standard high-level development cost and revenue assumptions.


▪ Costs and revenue may vary in different contexts, and site specific factors may also change development 
costs and revenues.


▪ It is a point in time analysis. It measures current feasibility based on current market conditions and this 
will change in the future.
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Feasibility was tested for only the residential portion of development. Development cost assumptions 
include:


▪ Construction and demolition costs given by the Rawlinson’s Construction Handbook 2015


▪ Professional fees of 9.2 per cent, based upon various sources using industry standards


▪ Marketing and land sale costs of 4 per cent of construction cost


▪ A profit margin of 20 per cent and construction contingency of 10 per cent.


Land acquisition costs assumed for each site assessed has been based on:


▪ Prices paid for the site in the last 15 years


▪ Prices paid for nearby sites in the last 15 years


▪ Median property prices in the suburb


▪ The underlying land value as reported by the Valuer General of NSW.


Development feasibility – assumptions
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The likely sale prices for developments has been determined by the following:


▪ For apartments, the median price paid for new apartments in the suburb in 2018, or the median price for 
all apartments in the suburb if there were no new apartments sold in 2018, or the median price for new 
apartments in the LGA adjusted to reflect local house prices if there were no recent apartment sales in 
the suburb.


▪ For townhouses and multi-dwelling housing, median prices paid for all new townhouses in 2018 in the 
suburb, or the median price for all townhouses if there were no new townhouses sold in 2018, or the 
median price for new apartments in the LGA adjusted to reflect local house prices if there were no recent 
apartment sales in the suburb.


▪ For dual occupancies and semi-detached dwellings, the median price paid for dual occupancies in the 
suburb in 2018.


▪ For separate dwellings developed after subdivision, median prices for dwellings on similar sized lots in 
each suburb in 2018.


Development feasibility – assumptions
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2168 District
City Centre 


District
Eastern 
District


Established 
District


New Release 
District


Attached (dual 


occupancies)
16% 7% 40% 6%


Multi dwelling 


housing
73% 97% 85% 95%


Residential Flat 


Buildings
0% 69% 26% 7%


Shop top housing 


(B6)
92% 0%


Shop-top housing 


(other zones)
11% 64% 32% 3% 4%


At a high level:


▪ Apartment development is mostly unfeasible outside of 
the Liverpool City Centre. 


▪ Apartment development is feasible in the Liverpool City 
Centre. Given the amount of development occurring, it 
is possible that the conservative cost estimates used in 
this high-level feasibility have underestimated the 
proportion of development which is feasible.


▪ Housing development in the B6 zone is generally 
unfeasible. While it is shown to be feasible in the City 
Centre District, this represents only a small amount of 
overall capacity


▪ Apartment development and most attached dwelling 
development in the 2168 District, including the Miller 
Town Centre, is likely to be unfeasible.


▪ Multi-dwelling housing feasibility is high, with some 
feasible development capacity in most districts. 
Feasibility is lowest in the 2168 District.


▪ Dual occupancies (approved as attached dwellings) are 
generally unfeasible, although they are more feasible in 
the Established District than elsewhere.


▪ Subdivision of large lots is not shown, but is feasible 
across the LGA.


Feasible capacity in the LGA currently is 49,804 dwellings. 
There is a reasonable amount of feasible capacity of detached, 
medium density and higher density dwellings.


Percentage of yield feasible or marginally feasible


Development Type Feasible
Marginally 


Feasible
Total


Attached (dual occupancies) 2,315 1,109 3,423


Multi dwelling housing 3,741 1,199 4,940


Residential Flat Buildings 2,532 607 3,138


Shop top housing (B6) 55 0 55


Shop-top housing (other zones) 13,417 687 14,103


Subdivision 24,032 113 24,145


Total 46,091 3,714 49,804


Feasible housing capacity
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Development feasibility for medium and higher-density dwelling types is likely to increase 
over time in established areas as more infrastructure is provided, house prices rise and 
amenity increases. However, it is not possible to definitively say when or if a particular 
kind of development in a particular area will become feasible.


More detail about policy mechanisms to improve feasibility will be given later in the 
report. Broadly, development feasibility may be increased in the following ways:


▪ By increasing the demand for medium and higher density dwellings, which would 
increase the likely sale price. This would require the amenity and vibrancy of the 
local area to be increased through development of retail and public domain works, 
or would require infrastructure investment and transport accessibility to be 
improved. In particular, improved public transport access to major centres would be 
likely to increase demand for higher density dwellings. 


▪ By increasing the allowable development yields, most likely through reviewing design 
controls and increasing floor-space ratios where appropriate.


▪ By reducing the amount of basement car-parking that is required to be built. 
Basement car parking is very expensive and generally reduces development 
feasibility. Outside of the Liverpool City Centre (and possibly inside the City Centre), 
developments without car parking are unlikely to be saleable. However, allowing 
some parking to be delivered in ways other than in a basement could increase 
development feasibility.


Potential policy responses
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▪ The above analysis suggests that there is existing capacity under the current planning 
controls for 84,366 additional dwellings in the LGA.


▪ This capacity is comprised of 17,947 dwellings in greenfield subdivisions, 46,987 
apartments and 19,432 attached in other infill developments.


▪ If residential densities currently being observed in greenfield developments (5 dwellings/ha 
higher than the minimum density) continue, capacity would be increased by 5,287 to 
89,652.


▪ If all of the land zoned R4 outside of the Liverpool City Centre was rezoned to R3, the 
capacity would decrease by 12,260 dwellings. This would leave considerable dwelling 
capacity remaining.


▪ Most residential flat building development outside of the Liverpool City Centre is currently 
likely to be unfeasible but multi-dwelling housing development in the Eastern and 
Established districts is mostly likely to be feasible.


▪ Much development in the 2168 district is mostly likely to be unfeasible due to currently low 
dwelling prices.


▪ There is feasible capacity for 49,804 dwellings across the LGA, including dwellings of a 
variety of types.


Key findings
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▪ To determine the likely future demand for housing in the Liverpool LGA, SGS has considered the 
following:


- Housing demand – a baseline forecast of demand for housing based on projected and 
demographic population trends.


- Adjusted demand – an alternative demand scenario based on a mix of household and dwelling 
types similar to other LGAs with higher density.


- Housing demand assistance model – a forecast of the need for social and affordable housing in 
the LGA.


Housing demand approach
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SGS’s dwelling demand model estimates underlying 
dwelling demand based on population projections for 
the region and analysis of trends in demographics and 
housing preferences from recent censuses. Trade-offs 
made by households between dwelling location, size and 
type are captured in historical trends and demographic 
propensities. 


Population projections are converted to projections of 
number of households of each type, and then to the 
number of dwellings of each type required to house 
population growth. This conversion uses trends in 
household types, household sizes and in which dwellings 
different household types lived in over the last 20 years. 
This is a similar approach to that used by the 
Department of Planning and Environment in their 
implied dwelling requirement projections, but SGS uses 
more local demographic trends.


As this analysis is trend based it does not consider what 
would happen if policy or preferences changed in the 
future beyond what recent trends would indicate. The 
adjusted demand scenario below provides an illustration 
of what this could look like.
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Growth is forecast by the Department of 
Planning and Environment (DPE) and by 
Forecast.id for every age band during 2016-
2036. The DPE projection is based off analysis 
of the 2011 census and earlier censuses, but 
the Forecast.id projection is more recent. 


These projections are relatively similar 
between 2016-2026, but Forecast.id projects a 
slightly higher population after that. 


The Forecast.id population projection forms 
the basis for the housing demand modelling in 
this section. Household type and dwelling 
type results will be determined from this 
projection.


The DPE and Forecast.id forecasts of numbers 
of households and numbers of dwellings will  
also used to provide a range of likely housing 
demand in the Liverpool LGA.


Population projections
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While the DPE and Forecast.id projections are 
similar in absolute population numbers, they differ 
in the projected age distribution of the population.


Forecast.id project a much larger number of 
children and young people. This is a result of their 
forecast methodology, which considers local likely 
development outcomes. A high number of children 
would reflect a greenfield development dynamic 
with large number of families, while the predicted 
large increase in people aged 25-40 reflects 
expectations around high levels of apartment 
development in the Liverpool City Centre.


In either case the greatest proportional increase in 
population is in older age brackets, with the 
number of people aged 65 or older projected to 
increase by 122% and 141% by Forecast.id and DPE 
respectively. This will create a need for smaller and 
diverse housing types to accommodate downsizing 
and changing household circumstances.


Aging population
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Comparison of different housing forecasts
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Population 2011 2016 2021 2026 2031 2036


Census 180,142 204,326 


ERP 188,088 211,983 


DPE 188,100 214,100 241,900 274,800 301,100 331,000 


Forecast ID 212,232 242,817 276,970 319,304 358,871 


Household Size 2011 2016 2021 2026 2031 2036


Census 3.19 3.25


DPE 3.1 3.04 3 2.97 2.95 2.92


Forecast ID 3.26 3.18 3.12 3.1 3.07


SGS 3.28 3.29 3.32 3.36 3.38


Households 2011 2016 2021 2026 2031 2036


Census 56,470 62,926 


DPE 60,100 69,550 79,550 91,150 100,700 111,500 


Forecast ID 64,407 75,523 87,792 101,921 115,791 


SGS 64,677 73,788 83,318 95,129 106,162


Dwellings 2011 2016 2021 2026 2031 2036


Census 58,834 65,888 


DPE 62,600 72,500 82,900 95,000 104,900 116,150 


Forecast ID 66,363 78,129 91,294 106,303 120,812 


SGS 64,677 73,788 83,318 95,129 106,162


SGS – Including 
vacancies 67,738 77,279 87,261 99,632 111,190 


In order to convert population projections to dwelling 
projections, projections of the number and type of 
households first have to be produced. The methods of SGS, 
DPE and Forecast.id produce different results for household 
size, and so imply different requirements for numbers of 
dwellings.


The methods differ in the following way:


▪ SGS’s method is based on the continuation of recent 
demographic trends in the Liverpool LGA.


▪ DPE’s forecast is based off the 2011 census, and is 
based on the application of recent demographic 
trends from a larger area. This does not reflect the 
Liverpool context but does make comparison easier 
with forecasts from other LGAs, facilitating 
metropolitan-wide planning.


▪ Forecast.id makes demographic projections based on 
the expected number of births and deaths as well as 
expected migration into and out of the LGA. 
Migration is influenced by housing type availability, so 
the Forecast.id projection of decreasing household 
size reflects the assumed construction of a large 
number of apartments in the LGA.
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Comparison of forecasts – household size
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Household Type 1996 2001 2006 2011 2016 Change


Couples with no 
children 4.06 4.10 4.11 4.15 4.18 0.13


Couples with no 
children 2.17 2.19 2.23 2.32 2.37 0.20


One parent 
families 2.95 2.98 2.93 3.02 3.06 0.11


Other family 2.18 2.20 2.18 2.23 1.99 -0.20


Lone person 1.00 1.00 1.01 1.00 1.00 0.00


Group 
Household 2.21 2.18 1.99 2.09 2.18 -0.03


Total 3.12 3.18 3.16 3.20 3.27 0.14
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Recent censuses show that the average size of every 
kind of household except other families and group 
households increased in the Liverpool LGA between 
1996-2016. This trend is not likely to reverse 
immediately, meaning that Forecast.id and the DPE 
projection are likely to overstate the demand for 
dwellings. 


The DPE forecast is particularly inaccurate with 
regards to trends in household size for two reasons:


▪ It is based on demographic trends a larger area 
than the Liverpool LGA and so does not reflect 
local demographics, and


▪ It is based off the 2011 census and does not 
take account of the recent rebound in 
population sizes in Greater Sydney, which 
decreased until 2006 but increased between 
2006-2016. 


The recent increase in household sizes is likely to have 
a variety of causes, including people putting off 
forming a new household due to lack of affordability. 
The household size could decrease in the future if 
affordability improves or demographic trends change. 
For this reason, the SGS housing demand model may 
underestimate dwelling demand. The SGS model also 
does not consider that there may be a limit to how far 
household sizes will grow, and so projecting the 
recent trend forward into time may be inaccurate 
over a long time period.


Average household sizes in the Liverpool LGA
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Comparison of forecasts – number of households by type
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Total housing demand
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2016 2021 2026 2031 2036
Demand 


2016-2026


Demand 


2026-2036


DPE & SGS Housing 


demand model 67,738 77,313 87,121 94,940 103,907 19,383 16,786 


DPE implied dwelling 


requirements 72,500 82,900 95,000 104,900 116,150 22,500 21,150 


Forecast.id & SGS 


housing demand model 67,738 77,279 87,261 99,632 111,190 19,523 23,929 


Forecast.id dwelling 


projection 66,363 78,129 91,294 106,303 120,812 24,931 29,518 


Comparing the dwelling projections of DPE and Forecast.id with the dwelling requirements 
determined using the DPE and Forecast.id population projections and the SGS housing demand 
model gives several scenarios for total dwelling demand. This gives a range of values for medium 
and long-term housing targets:


▪ 2016-2026: 19,400-22,500


▪ 2026-2036: 16,800-23,900


▪ Total (2016-2036): 36,200-46,400


The following pages explore further the results of the SGS housing demand model using 
Forecast.id population projections.
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Housing demand model results


107


2016 2021 2026 2031 2036
Change 2016-


36


Average 
annual growth 


rate


Couple with children
124,380 141,231 160,545 184,954 207,191 82,811 2.58%


Couple without children
24,842 29,076 33,580 38,842 43,753 18,912 2.87%


One parent family
27,557 31,979 36,505 42,050 47,434 19,878 2.75%


Other family
3,653 3,761 4,273 4,867 5,449 1,796 2.02%


Group household
2,286 2,471 2,815 3,228 3,616 1,330 2.32%


Lone person household
9,291 10,707 11,832 13,330 14,956 5,665 2.41%


Other household
19,975 23,592 27,420 32,033 36,473 16,497 3.06%


Total Population
211,983 242,817 276,969 319,305 358,872 146,889 2.67%


Future population by household 
type using Forecast.id population 
projections and the SGS housing 
demand model is shown on the 
right. The largest increase in 
population by household type is 
expected to be in couple families 
with children. 


The number of people in couples 
without children, one parent 
families and other households will 
also increase substantially. Smaller 
increases are expected in the 
number of people in group 
households and other families.


Population by household type
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LGA NAME 2016 2021 2026 2031 2036
Change 2016-
36


Annual 
growth rate


Couple family 
with children


29,721 33,522 37,826 43,259 48,108 18,388 2.44%


Couple family 
with no 
children


10,499 12,045 13,613 15,417 17,010 6,510 2.44%


One parent 
family


9,000 10,419 11,791 13,466 15,061 6,061 2.61%


Other family 824 854 963 1,088 1,208 384 1.93%


Group 
household


1,049 1,184 1,358 1,569 1,770 720 2.65%


Lone person 
household


9,309 10,705 11,832 13,330 14,956 5,647 2.40%


Other Hhold 4,275 5,059 5,936 7,001 8,049 3,775 3.21%


Total 
Households


64,677 73,788 83,318 95,129 106,162 41,485 2.51%


The projected number of households by type in the 
future in the Liverpool LGA is shown on the right.


There is a more even distribution of expected 
number of households in the future than expected 
future population by household type (shown on the 
previous slide). This is due to the large household 
size of couples with children, which means that 
while they make up only 44% of the increase in 
number of households expected between 2016-
2036, they make up 56% of the increase in 
population.


In 2036, the most common household type is 
expected to remain couples with children, the 
number of which will grow at a similar rate to other 
household types.


The fastest growing household types will be other 
households, group households and one parent 
families. Despite the ageing population, growth in 
the number of lone person households is not 
expected to outpace growth in other categories. 
This reflects recent trends in which older people 
often do not live by themselves. This may indicate a 
need for dwellings appropriate for multi-family 
households to accommodate the aging population, 
as more older people live with their extended 
families.


Housing demand model results
Number of households by household type
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LGA NAME 2016 2021 2026 2031 2036
Change 


2016-36
Annual 


growth rate


Separate 
house


49,923 56,790 63,745 72,333 80,146 30,222 2.4%


Attached 
dwelling


7,227 9,597 11,564 14,027 16,592 9,364 4.2%


Flat, unit or 
apartment


9,953 10,222 11,250 12,529 13,680 3,727 1.6%


Other 
dwelling


635 670 702 743 773 138 1.0%


Total Private 
Dwellings


67,738 77,279 87,261 99,632 111,190 43,452 2.51%
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The number of dwellings by type needed to house 
the population in the future is shown on the right. 


Under this unadjusted housing demand model, the 
greatest increase in demand between 2016-2036 
will be for separate houses. There will also be a 
significant demand for some semi-detached 
dwellings and flats and apartments. While the 
greatest demand in 2036 when measured by 
number of dwellings would be for separate houses, 
this model shows the highest growth rate being for 
attached dwellings.


This model output reflects past trends and so 
provides a base-case housing demand which does 
not capture recent changes in the housing market 
and the development context of Liverpool. The 
adjusted housing demand model below seeks to 
address this and provide both a more accurate and a 
more aspirational housing scenario.


Housing demand model results
Number of dwellings by type
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SGS has projected housing demand for the Liverpool LGA using an alternative scenario 
with different assumptions regarding the share of households residing in each kind of 
dwellings. This is intended to illustrate the amount of demand that could be generated 
with the same number and kinds of households if housing preferences shift.


Future dwelling choice assumptions assumptions have been adjusted so that the share 
of households and dwelling types in the different categories in 2036 lie between SGS 
housing demand model outputs and the current expressed preferences of the GSC 
Central City District. Expected housing preferences have been tailored to the 
demographic context of the Liverpool LGA.


The Central City District includes the Parramatta LGA, in which a large amount of 
development has occurred recently, and which has better transport accessibility to the 
Sydney CBD than Liverpool. The Central City District contains a higher housing density 
than the Liverpool LGA and provides an illustration of what the housing in the Liverpool 
LGA could look like in the future as densities continue to increase. As Liverpool 
becomes more centrally placed within the Western Parkland City, its context could 
more closely resemble that of some LGAs in the Central City District (for example the 
Parramatta LGA). Additional infrastructure investment in the Liverpool LGA and job 
accessibility from the LGA would be required to generate this demand for higher 
density housing.


Adjusted housing demand model
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Household Type Dwelling Type Liverpool 


2016


Liverpool 


2036 - SGS 


Model 


Output


Central City 


District


Liverpool 


Adjusted 


scenario -


2036
Couple with children Separate house 85% 81% 72% 75%


Attached 8% 6% 15% 15%


Apartment 8% 12% 13% 10%


Other 0% 0% 0% 0%


Couple without children Separate house 77% 73% 65% 65%


Attached 10% 12% 14% 15%


Apartment 13% 14% 21% 20%


Other 0% 1% 0% 0%


Lone person Separate house 53% 55% 50% 42%


Attached 17% 20% 18% 26%


Apartment 30% 24% 31% 32%


Other 1% 2% 1% 0%


One parent Family Separate House 72% 74% 68% 67%


Attached Dwelling 14% 9% 17% 17%


Apartments 14% 16% 15% 16%


Other 0% 0% 0% 0%


Group Separate House 56% 56% 46% 50%


Attached Dwelling 13% 28% 15% 26%


Apartments 30% 16% 39% 24%


Other 0% 0% 1% 0%


Other Separate House 50% 50% 50% 50%


Attached Dwelling 13% 35% 15% 35%


Apartments 36% 14% 33% 14%


Other 1% 2% 1% 1%


Other family Separate House 74% 76% 60% 65%


Attached Dwelling 10% 12% 13% 18%


Apartments 17% 11% 26% 17%


Other 0% 0% 0% 0%


Adjusted housing demand model


The table on the right shows:


▪ Current expressed housing preferences in the Liverpool 
LGA


▪ Projected housing preferences in 2036 based on the 
unadjusted SGS housing demand model


▪ Current expressed housing preferences in the GSC 
Central City District


▪ Adjusted housing preference assumptions for the 
Liverpool LGA in 2036 


Under the adjusted housing scenario shown in the last 
column on the right, all household types would shift to some 
degree towards higher density dwelling types. However, the 
majority of all household types except lone person 
households would continue to be housed in separate houses.


This adjustment would increase the number of attached 
dwellings which would be required and substantially increase 
the number of apartments required.
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The adjusted demand scenario sees a much stronger growth in demand for additional apartments, 
of around 8,800 between 2016-2036. By comparison, the unadjusted model showed a demand for 
3,272 additional apartments in the same period. 


Under the adjusted scenario, demand for semi-detached dwellings would be around 12,970 
additional dwellings between 2016-2036, and for separated houses around 22,320 additional 
dwellings. This is a significant shift from the base case scenario.


Adjusted housing demand model
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Dwelling type 2016 2021 2026 2031 2036 Change 2016-36


Base case demand


Separate house 49,923 56,790 63,745 72,333 80,146 30,222


Semi-detached dwelling 7,227 9,597 11,564 14,027 16,592 9,364


Apartment 9,953 10,222 11,250 12,529 13,680 3,727


Adjusted demand


Separate house 49,923 55,198 60,469 66,922 72,243 22,319


Semi-detached dwelling 7,227 9,704 12,570 16,206 20,197 12,969


Apartment 9,953 11,836 13,821 16,284 18,771 8,818
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The adjusted demand scenario sees a much stronger growth in demand 
for additional apartments, of around 8,800 dwellings between 2016-
2036. This would require an average of 2,204 apartments to be 
completed in each five year period. This is a greater rate of apartment 
development than seen in the Liverpool LGA between 2006-2011 or 
2011-2016, but is very similar to the rate of development seen between 
September 2016-December 2018.


Under the adjusted demand scenario, an average of 5,580 separate 
houses would need to be completed in each five year period between 
2016-2036. This is similar to the development rates seen between 2011-
2016 and September 2016 – December 2018, although greater than the 
rate between 2006-2011. 


As discussed earlier in this report, very few attached dwellings were built 
between 2011-2016 although the development rate has recovered 
somewhat since 2016. This development rate would need to increase in 
order for the 12,969 attached dwellings required between 2016-2036 
under the adjusted housing demand model to be delivered.


The property market performed very well during the period September 
2016 – December 2018 and in the short term development is likely to 
slow from peaks seen during that time. However, the adjusted demand 
scenario assumes that the continued increase of importance of Liverpool 
as a strategic centre and the development of apartments in locations like 
Edmondson Park will cause the rate of apartment development to mirror 
recent peak development rates.


Adjusted housing demand model


113


2006-2011 2011-2016
September 2016 -
December 2018


Apartments Completed 1,109 1,495
1,101 (equivalent to 
2,202 per 5 years)


Separate houses 
completed


1,378 5,085
2,726 (equivalent to 
5,452 per 5 years)


Pre-DA
Under 


assessment
Approved


Under 
construction


Total


Apartment 
pipeline
(Dec-18)


2,378 1,161 1,528 1,933 7,000


Greenfield 
pipeline 
(Dec-18)


5,533 3,521 2,426 1,647 12,927


Recent development rates


Development pipelines


Total Change 2016-2036 Change per five year period


Separate houses 22,319 5,580 


Attached dwellings 12,969 3,242 


Apartments 8,818 2,204 


Adjusted demand scenario
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Key findings


114


▪ Different population projections and demographic assumptions indicate a housing demand 
in the Liverpool LGA of between 19,400-22,500 additional dwellings between 2016-2026 
and between 16,800-23,900 additional dwellings between 2026-2036.


▪ SGS analysis of Forecast.id population forecasts and recent demographic trends suggest 
demand for an additional 43,452 dwellings from 2016-2036. 


▪ These estimates suggest the average demand for additional dwellings could be in the 
range of 2,100 – 2,200 per annum. This is higher than recent development rates, although 
the LGA is on track to meet its 0-5 year dwelling targets.


▪ Under the unadjusted housing demand scenario, most housing demand between 2016-
2036 would be for separate houses (30,222 additional dwellings), followed by attached 
dwellings (9,364 additional dwellings) with limited demand for flats and apartments (3,727 
additional dwellings). This scenario reflects recent demographic and housing trends.


▪ Under the adjusted demand scenario, population growth translates to demand for an 
additional 22,319 Separate Houses, 12,969 attached dwellings and 8,817 apartments 
between 2016-2036. This would represent the continuation of very recent development 
rates, but would require a shift in household preferences and additional infrastructure 
investment.
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Household financial stress, which drives demand for social and affordable housing (SAH), is influenced by 
a range of factors, including the supply and location of housing stock. Households who are in need of SAH 
can be defined as either:


- Being unable to access market housing (including homeless persons), or


- Having low household incomes and spending a high proportion of those income on rent 
(experiencing rental stress).


This definition does not consider homeowners who may be experiencing mortgage stress.


SGS has applied its Housing Demand Assistance model to project the need for SAH in the Liverpool LGA. 
The model uses a combination of Census data and the NSW Affordable Housing Guidelines to identify 
income bands for very low, low and moderate income households and estimate the likely future need for 
affordable housing.


Housing demand assistance model
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Current Demand
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Homeless
Living in Social 


Housing
Severe Rental 


Stress
Moderate Rental 


Stress
Total Demand for 


SAH
Total Households


Demand % of Total 
households


Couple family with children 0 799 1,004 1,708 3,511 34,138 10%


Couple family with no children 0 628 522 735 1,884 13,062 14%


Group household 0 104 58 126 288 950 30%


Lone person household 1,058 2,064 835 513 4,470 11,058 40%


One parent family 0 1,443 939 1,038 3,421 10,300 33%


Other family 0 133 58 92 283 1,150 25%


TOTAL 1,058 5,172 3,416 4,212 13,858 70,658 19.6%


As of 2016, there was estimated to be demand for around 13,858 SAH dwellings in the LGA. The table below 
shows this demand by tenure and household type. Compared to Greater Sydney, there is greater demand for 
SAH in the Liverpool as a proportion of the population, at 19.6 per cent of households compared to 17 per cent 
for the Metropolitan Area.


Demand for SAH in Liverpool is mostly driven by the 7,268 households currently experiencing rental stress, of 
which 3,416 are experiencing severe rental stress. The current 5,172 households living in social housing also 
contributes to the higher expressed demand compared to Greater Sydney. 
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Current Supply – Social and affordable housing
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LGA Public Housing Community 
Housing


NRAS Total


Liverpool (A)
4,517 746 88 5,351


LGA 2016 2021 2026


Liverpool (A) 88 98 0


The existing supply of social and 
affordable housing in the City of 
Liverpool is primarily provided 
through public housing, 
community housing, and the 
NRAS. 


The phasing out of NRAS funding 
(it involves a 10-year subsidy on 
new housing) may result in the 
conversion from affordable to 
full market rental dwellings and 
an associated reduction in the 
supply of affordable housing. 


Current supply (2016)


NRAS dwellings projected (2016)
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Liverpool is expected to accommodate a large proportion of NSW’s population growth in the future, driving 
demand for SAH.


Demand for SAH in the LGA is projected to increase by around 9,500 households by 2036, at an average annual 
growth rate of 2.6 per cent per annum, compared to 1.5 per cent across NSW. 


‘Other family’ household types are projected to have the fastest rate and volume of growth in demand over 
this period. This is consistent with trends across NSW, being driven by the ageing of the population (increasing 
the number of multi-generational households) and more complex household compositions overall. 


Housing demand assistance model
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2016 2021 2026 2031 2036 Change AAGR


Couple family with children 3,511 3,939 4,428 4,784 5,165 1,654 1.9%


Couple family with no children 1,884 2,192 2,531 2,818 3,164 1,279 2.6%


Families (sub-total) 5,395 6,132 6,959 7,602 8,328 2,933 2.2%


One parent family 288 319 364 395 440 152 2.1%


Other family 4,470 5,312 6,351 7,347 8,497 4,027 3.3%


Group household 3,421 3,919 4,534 5,065 5,646 2,225 2.5%


Lone person household 283 308 357 394 443 160 2.3%


TOTAL 13,858 15,989 18,565 20,803 23,355 9,497 2.6%
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The modelling above reflects a ‘base case’ where the distribution of household incomes and rents 
remains constant relative to each other. In reality, the change in these variables will be influenced by a 
variety of factors (many of which are outside of Council control). 


The table on the next page shows the forecast demand for SAH under two scenarios to test the 
sensitivity of the forecasts:


- Improving affordability – household incomes grow by 1.0 per cent per annum relative to rents (i.e. 
over 20 years incomes grow by 20 per cent relative to rents)


- Worsening affordability – household rents increase by 1.0 per cent per annum relative to incomes 
(i.e. over 20 years rents grow by 20 per cent compared to incomes).


Housing demand assistance model
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Under the ‘improving affordability’ scenario, there would be demand for around 585 fewer SAH dwellings 
compared to the base forecast by 2036.


Under the ‘worsening affordability’ scenario, there would be demand for an additional 684 dwellings 
compared to the base forecast by 2036.


Housing demand assistance model
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2016 2021 2026 2031 2036 Change AAGR


Base 13,858 15,989 18,565 20,803 23,355 9,497 2.64%


Improving affordability 13,858 15,571 18,086 20,274 22,770 8,912 2.51%


Difference 0 -418 -479 -529 -585


Worsening affordability 13,858 16,484 19,131 21,424 24,039 10,181 2.79%


Difference 0 495 566 621 684
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Key findings
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▪ In 2016, demand for social and affordable housing within the Liverpool LGA was 13,858 
dwellings. The majority of this demand stems from households in rental stress or those 
currently residing in social housing.


▪ Excluding households currently residing in social housing shows there to be current 
demand for approximately 8,700 additional affordable dwellings in the LGA.


▪ Overall, demand for SAH in Liverpool is expected to grow by 9,497 dwellings between 
2016 and 2036, resulting in a total demand of 23,355 dwellings. 


▪ Sensitivity tests, which correspond to improving and worsening rental affordability, imply 
the following lower and upper bounds for growth in SAH demand:
- Improving affordability: Total SAH demand growth of 8,912 dwellings
- Worsening affordability: Total SAH demand growth of 10,181 dwellings


▪ Policy options for increasing the supply of affordable housing are discussed at the end of 
this report. The options available to Council are relatively limited, and significant 
investment by all levels of government would be needed to address increasing levels of 
demand for affordable housing.
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The above analysis has identified that the Liverpool LGA has an estimated net capacity for approximately 
89,700 dwellings (rounded to the nearest 100) under current planning controls. Housing demand modelling 
has identified future demand for an additional 36,200-54,400 dwellings by 2036.


At a high level, this suggests that the current planning controls in the LGA may be sufficient to allow for the 
projected demand for dwellings to 2036.


However, factoring in the potential feasibility of development this capacity is reduced to around 49,800 
dwellings across the LGA. This is similar to the upper end of the demand range by 2036. Development up to 
the maximum capacity is not possible across the LGA, and so additional feasible capacity would have to be 
created for this number of dwellings to be built.


It is likely that additional greenfield development land will be rezoned by 2036 and the Aerotropolis will be 
under development. This would be particularly likely if feasible capacity was constrained. On this basis, there is 
likely to be no need to rezone additional land to create dwelling capacity in the short-medium term.


Capacity and demand
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Estimated number of dwellings


Capacity under current controls 89,700


Projected additional demand to 2036 36,200-54,400


Difference (capacity – demand) 36,100 - 54,300


Feasible development capacity (feasible and marginally feasible) 49,800


Difference (capacity – demand) 2,200 - 20,400
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Comparing new demand and capacity 
figures at an LGA-wide level does not 
account for what kinds of dwellings are 
required or likely to be built.


Comparing housing demand and 
capacity by dwelling type shows that 
there are large amounts of capacity 
under current planning controls for 
apartments and for attached dwellings, 
although some of the capacity may 
currently be unfeasible.


There is likely to be insufficient 
capacity to meet demand for separate 
houses until 2036, particularly under 
the base case demand scenario 
(30,222 additional dwellings needed 
with greenfield subdivision capacity for 
23,233 dwellings). Additional 
greenfield land would need to be 
rezoned by 2036 to address this.


Capacity and demand
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Attached 


dwelling


Greenfield 


subdivision


Greenfield 


subdivision 


(low density)


Multi-


dwelling 


housing


Non-


greenfield 


subdivision


Residential 


flat building


Shop top 


housing
Subtotal


2168 District 4,095 399 10 5,902 574 10,979


City Centre 


District


3,251 21,542 24,793


Eastern 


District


4,111 2,207 239 1,746 969 9,273


Established 


District


3,968 1,352 247 4,735 1,298 11,599


New Release 


District


1,943 22,525 708 418 443 0 6,970 33,008


Total
14,117 22,525 708 4,376 939 15,634 31,353 89,652


Dwelling type 2016 2021 2026 2031 2036 Change 2016-36


Base case demand


Separate house
49,923 56,790 63,745 72,333 80,146 30,222


Semi-detached 
dwelling


7,227 9,597 11,564 14,027 16,592 9,364


Apartment
9,953 10,222 11,250 12,529 13,680 3,727


Adjusted demand


Separate house
49,923 55,198 60,469 66,922 72,243 22,319


Semi-detached 
dwelling


7,227 9,704 12,570 16,206 20,197 12,969


Apartment
9,953 11,836 13,821 16,284 18,771 8,818
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Housing scenario
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The table on the right shows a housing 
development scenario, showing where 
development would be likely to occur under the 
adjusted demand scenario and based on identified 
capacity in each district in the LGA. The following 
assumptions were used:


▪ 250 attached dwellings will be built in 
established areas per year, a small increase 
on current levels


▪ The 250 yearly attached dwellings in each of 
the 2168, Eastern and Established districts 
will be distributed proportionally to current 
capacity


▪ New separate houses will be built in 
greenfield development areas


▪ Most apartments will be built in the City 
Centre District, with 20% of demand for this 
dwelling type being met in the New Release 
District from 2021 onwards


Dwelling development between September 2016 –
December 2018 in major precincts has been 
considered in this scenario.


The results of this scenario are shown on the right. 
Most development would occur in the New 
Release District, with development of 7,400 
apartments in the City Centre District and some 
infill development in other districts.


Time period Dwelling Type
2168 
District


City Centre 
District


Eastern 
District


Established 
District


New Release 
District Total


2016-2021 Separate house -97 -141 4 5,508 6,779


Semi-detached house 290 422 358 1,407 1,743


Flat, unit or apartment 1,883 964


Subtotal 193 1,883 281 362 6,915 9,485


2021-2026 Separate house -97 -141 4 5,504 6,688


Semi-detached house 290 422 358 1,797 1,483


Flat, unit or apartment 1,587 397 1,269


Subtotal 193 1,587 281 362 7,698 9,440


2026-2031 Separate house -97 -141 -119 6,809 5,075


Semi-detached house 290 422 358 2,567 1,483


Flat, unit or apartment 1,970 493 970


Subtotal 193 1,970 281 239 9,869 7,528


2031-2036 Separate house -97 -141 -119 5,678 5,637


Semi-detached house 290 422 358 2,920 1,468


Flat, unit or apartment 1,990 497 1,102


Subtotal 193 1,990 281 239 9,095 8,207


2016-2036 Separate house -386 -562 -231 23,499 24,180


Semi-detached house 1,159 1,687 1,432 8,691 6,176


Flat, unit or apartment 7,431 1,387 4,305


Total 773 7,431 1,125 1,201 33,577 34,661







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Remaining capacity
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2168 
District


City Centre 
District


Eastern 
District


Established 
District


New Release 
District Total


2021


Separate house 0 0 0 123


22,340 38,022Semi-detached house 4,214 0 6,136 5,208


Flat, unit or apartment 6,476 22,910 2,715 6,033 6,970 45,104


Subtotal 10,690 22,910 8,851 11,364 29,311 83,126


2026


Separate house 0 0 0 0


15,039 29,528Semi-detached house 3,924 0 5,714 4,850


Flat, unit or apartment 6,476 21,323 2,715 6,033 6,574 43,120


Subtotal 10,400 21,323 8,429 10,883 21,613 72,648


2031


Separate house 0 0 0 0


5,663 19,083Semi-detached house 3,635 0 5,292 4,492


Flat, unit or apartment 6,476 19,352 2,715 6,033 6,478 41,053


Subtotal 10,110 19,352 8,007 10,525 12,141 60,136


2036


Separate house 0 0 0 0


-2,935 ConstrainedSemi-detached house 3,345 0 4,871 4,134


Flat, unit or apartment
6,476 17,362 2,715 6,033


6,473 39,059


Subtotal 9,821 17,362 7,586 10,167 Constrained Constrained


By comparing the housing 
development scenario discussed above 
with identified dwelling capacity, it is 
possible to calculate how much 
capacity would be remaining at the 
end of each five year period and to 
identify any capacity constraints in 
each district. The higher greenfield 
density capacity scenario has been 
used in this calculation.


The only capacity constraint by 2036 
would be for dwellings in greenfield 
developments. Capacity for this 
dwelling type would run out shortly 
before 2036. Only a small amount of 
the capacity for attached dwellings in 
the established parts of Liverpool or 
for apartments will need to be 
developed by 2036, and so even if 
some development is unfeasible 
capacity is unlikely to be constrained 
for these dwelling types.
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▪ Housing capacity substantially outpaces likely demand in the Liverpool LGA 
overall between 206-2036.


▪ Feasible capacity is lower than the upper estimate of housing demand. If this 
demand scenario were to occur, additional housing capacity would need to 
be found or housing development would need to become more feasible in 
the long-term.


▪ There is likely to be insufficient capacity for separate houses to meet demand 
until 2036, with supply likely to run out between 2031-36.


▪ Capacity for medium density and high-density dwellings is likely to outpace 
demand when capacity is considered across the whole LGA.


▪ As additional greenfield land release is likely to occur before 2036 and the 
Aerotropolis is likely to be under development, there is likely to be no need to 
rezone additional land to create dwelling capacity in the short-medium term.


Key findings
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Best locations for additional housing
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Housing intensification should be concentrated in 
the places that are the most accessible and 
liveable with good access to social infrastructure. 


There are many ways to measure liveability and 
accessibility. SGS has determined the suitability of 
each part of Liverpool Council for housing 
intensification based on the proximity of each area 
to certain destinations.


There are many different destinations people want 
to be located near, and how important these 
different destinations are considered will vary from 
person to person. SGS has measured the proximity 
of each part of the Liverpool LGA to the 
destinations shown on the right along the road 
and footpath network. Proximity to most of these 
things is required under NSW Government 
planning policy for land to be zoned for high-
density residential development.


Higher density housing should be near:


▪ Public transport, with train stations the 
most appropriate followed by T-Way stops 
and then other bus stops. Only bus stops 
with a bus at least every 30 minutes on 
average between 7am-7pm on a weekday 
have been considered.


▪ Retail centres, with larger centres more 
suitable for higher density housing than 
smaller centres.


▪ Open space


▪ Primary and secondary schools


▪ Libraries and community centres
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Proximity Analysis
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Opportunity Mapping Method


Each meshblock in the established parts of Liverpool LGA (excluding 
industrial and employment land) was given a score for proximity to 
each required destination based upon whether it fell within a primary 
or secondary catchment along the road network. 


By weighting and combining these attributes, an overall proximity score 
was produced showing suitability for housing intensification. A low 
weight was used for open space, despite its importance, to reflect that 
it is very accessible from most of the LGA and so does not differentiate 
well between different areas.


This proximity score measures high-level opportunities for housing 
intensification, but needs to be combined with a detailed 
understanding of local market conditions and development contexts. 
Increasing public transport accessibility or the size of a retail centre, for 
example, could dramatically change suitability for development.


Greenfield development areas and rural areas were excluded from the 
analysis as the large statistical units and developing road network in 
these areas limits the accuracy of the analysis. In general, infrastructure 
in greenfield development areas is still being developed, and so they 
have poor proximity to facilities, social infrastructure and public 
transport. 


Factors influencing ease of development, including lot size and 
environmental constraints, are also important and are considered later 
in this section.


2.5


1.75


0.5


0.75
0.5


0.25


0.25


Public Transport


Retail Centres


Open space


Primary SchoolsSecondary Schools


Libraries


Community Centres


Proximity Score Weightings


Destination
Primary catchment 


size (m)
Secondary 


catchment size (m)


Train stations 800 1200


T-way stops 800 1200


Other public 
transport stops


400 800


Retail centres 800 1200


Open space 400 800


Primary Schools 800 1200


Secondary Schools 1200 2400


Libraries 1200 2400


Community Centres 1200 2400
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Proximity to train stations


Most of the LGA is not 
within a walking catchment 
of a train station. 


The largest walking 
catchments surround the 
Liverpool and Warwick 
Farm Stations. Walking 
catchments at Casula and 
Holsworthy are smaller due 
to the layout of the road 
network and the 
topography at Casula.


The road network at 
Edmondson Park is under 
construction, and so this 
score does not give an 
accurate representation of 
accessibility to the 
Edmondson Park Railway 
Station.


Proximity Analysis Results
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Proximity to T-Way stops


Proximity Analysis Results


Opportunities for 
intensification near 
frequent public transport 
in the absence of 
accessibility to train 
stations should focus on 
the T-Way.


Parts of Liverpool, Lurnea, 
Cartwright, Miller, Busby, 
Hinchinbrook and Green 
Valley have good 
accessibility to the T-Way.


Note that areas with good 
accessibility to train 
stations have been 
excluded from this 
accessibility score.
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Proximity to Other Public 
Transport Stops


Proximity Analysis Results


Most of the remainder of 
the LGA is covered by 
other bus services, 
although these are mostly 
infrequent and indirect.


Suitability for this 
attribute has been based 
on accessibility to a bus 
stop which is visited by a 
bus at least every 30 
minutes on average 
between 7am-7pm on 
weekdays.


Indirect road networks or 
long blocks in the Eastern 
and Western parts of the 
LGA reduce accessibility to 
public transport stops.
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Proximity to retail centres


Proximity Analysis Results


The best access to retail is 
afforded by the Liverpool 
City Centre, which is 
accessible from Liverpool 
and Warwick Farm.


Other centres zoned B2 
have large catchments in 
other parts of the LGA. It 
has been assumed that 
centres will be developed in 
Holsworthy and Middleton 
Grange where land with a 
business zoning is currently 
vacant.


Large parts of the LGA are 
serviced only by local 
centres within walking 
distance, with access to 
other retail centres 
requiring people to drive.
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Proximity to primary schools


The land surrounding local 
centres is generally 
accessible to primary 
schools within 800m. The 
indirect road network in 
parts of the LGA restricts 
availability, as does the 
relatively small number of 
primary schools in the 
western part of the LGA.


There are large areas of 
housing, particularly in 
the western part of the 
LGA, which are not within 
a 1200m walk of a primary 
school.


Proximity Analysis Results
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Proximity to Secondary 
Schools


Proximity Analysis Results


A larger catchment was 
used for secondary 
schools than primary 
schools to reflect their 
larger size.


The land surrounding local 
centres is generally 
accessible to secondary 
schools within 1200m. 


Much of the LGA is not 
within a 1200m walk of a 
secondary school.
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Proximity to Libraries


Proximity Analysis Results


The location of libraries in 
Liverpool is generally well 
aligned with the location 
of local centres. 


Large parts of the LGA 
cannot access a library 
within 2400m.
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Proximity to Community 
Facilities


Proximity Analysis Results


There are a larger number 
of community facilities in 
the LGA than libraries. As 
with libraries, community 
facilities are generally 
most accessible around 
local centres.


Prestons has notably poor 
access to both libraries 
and community facilities.
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Proximity Analysis Results
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Overall suitability


The overall suitability score is shown on the following page. Suitability in this analysis is 
heavily influenced by the availability of public transport and proximity to retail centres. 
For these reasons, Liverpool City Centre, Warwick Farm and Holsworthy have the highest 
scores. The suitability of Holsworthy would depend on the development of a local centre 
with good retail provision on the vacant land zoned B2.


The land around the Casula Train Station has a moderate suitability score, but the 
topography around the Train Station has not been factored into this accessibility analysis  
and limits suitability for housing intensification.


While the T-Way provides a relatively high-quality public transport connection, there are 
few local centres or services along its route, reducing suitability for housing 
intensification.


The walking catchments of local centres such as Moorebank, Miller, Green Valley and 
Carnes Hill are the next most suitable places for residential intensification. However, the 
low public transport provision in most of those locations limits their suitability for high-
density housing. In this case, medium density redevelopment may be more appropriate. 
Poor perceptions of some areas (such as Miller) and character constraints (such as at 
Moorebank) may also limit suitability for high-density housing but have not been 
reflected in this analysis.
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Overall SuitabilityProximity Analysis Results
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Lot size


Lot sizes of greater than 600sqm 
present the greatest opportunities 
for infill development without site 
amalgamation. Lot sizes between 
450-600sqm present reduced 
opportunities for multi-dwelling 
housing development, but may be 
appropriate for dual occupancies. 
Lot sizes less than 450sqm are 
unlikely to be appropriate for infill 
development without site 
amalgamation.


There are a large number of lots 
with areas greater than 600sqm in 
Liverpool, Moorebank and Chipping 
Norton. There are fewer in Casula 
and the 2168 District, with many 
lots between 450-600sqm. 
Holsworthy and Hammondville 
contain predominately lots between 
450-600sqm.


The parts of the New Release 
District where land has been 
developed for urban purposes 
contain predominately smaller lot 
sizes. These are less suitable for infill 
redevelopment. Recent 
development of these areas is also 
likely to discourage redevelopment.
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Site coverage


Infill development is more 
feasible on lots which have 
smaller dwellings on them as 
the acquisition price is lower.


Site coverage generally 
mirrors lot size, with smaller 
lots having higher site 
coverage. However, large lots 
in Liverpool, Lurnea, Casula, 
Moorebank, Chipping Norton, 
Moorebank and the 2168 
Housing Estate have low site 
coverages, suggesting 
opportunities for infill 
development.


Relatively high site coverages 
in Hinchinbrook and Green 
Valley make infill 
development less likely, 
despite the large number of 
lots with areas of 600sqm or 
greater.
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Strata subdivision


Strata subdivision generally  
indicates that land is 
already developed for 
higher density use and is 
unlikely to be redeveloped. 
The distributed ownership 
nature of strata-subdivided 
lots also makes 
redevelopment more 
difficult.


Most strata-subdivided 
residential properties are 
located in the Liverpool City 
Centre. Development 
opportunities are also 
limited in part of Lurnea 
where there is a large 
amount of multi-dwelling 
housing.
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Flooding


Large parts of the 
Liverpool LGA are flood 
prone. In the 
established parts of 
Liverpool this is mostly 
due to flooding along 
the Georges River and 
the Cabramatta Creek 
and its tributaries.


Flood affectation, 
particularly at medium 
or high risk, limits 
development potential 
in the absence of 
expensive flood 
mitigation works.
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Opportunities 
and constraints
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The map on the right shows  properties 
which:


▪ Are greater than 450sqm in area


▪ Have site coverage of less than 
35%


▪ Are not strata-subdivided


▪ On which residential development 
is permissible


Properties have been excluded if they have 
the following environmental constraints 
which limit suitability for high density 
housing:


▪ Medium or high flood risk


▪ Sit within an odour buffer applying 
in Warwick Farm around the 
sewerage treatment facility


Properties are coloured by their suitability 
for residential intensification. 


The greatest opportunities are in Warwick 
Farm north of the Hume Highway, in the 
southern part of the Liverpool City Centre 
and immediately south of it, and around 
Miller. 


There are also opportunities for 
redevelopment, although lower housing 
densities may be more appropriate, in 
Moorebank, Holsworthy, Casula and  
around some centres in the 2168 area 
apart from Miller.
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▪ Based on this proximity analysis,  Liverpool City Centre, Warwick Farm (north of the Hume Highway 
and west of the Railway Line) and Holsworthy are the most suitable locations for additional higher 
density housing development.


▪ This analysis does not take into account site-specific development constraints or environmental 
constraints, which may limit suitability for development.


▪ While the T-Way provides a relatively high-quality public transport connection, there are few local 
centres or services along its route, limiting suitability for housing intensification.


▪ The walking catchments of local centres such as Moorebank, Miller, Green Valley and Carnes Hill are 
the next most suitable places for residential intensification, but their suitability for higher-density 
housing is limited by public transport accessibility and medium-density housing redevelopment may 
be more appropriate.


▪ Considering lot sizes, site coverage, existing development and flooding reinforces Warwick Farm 
(north of the Hume Highway and west of the Railway Line) as the most appropriate location for 
housing intensification. 


▪ Infill opportunities without site amalgamation are limited in the New Release District, the western 
part of the 2168 District, Prestons and Wattle Grove.


Key findings


147







Insert main title here 
insert main title here
Insert subheading here


HOUSING 
CHARACTER


LIVERPOOL HOUSING STUDY







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Housing Character
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Street networks
This section discusses the housing 
character of each District in the Liverpool 
LGA. Additional analysis of the street 
network, building heights, lot sizes, site 
coverage, open space and topography is 
provided in Appendix B. The Rural District 
is not considered as it has not been 
developed for urban uses and housing 
makes up only a small part of its character.


The housing character of each part of 
Liverpool charts new-release development 
practices at the time that development 
occurred. In most parts of the LGA owing 
to the relative recency of initial subdivision 
and the local housing market there has 
been little redevelopment and the housing 
character is relatively uniform.


Greenfield development practices and 
housing character are encapsulated by 
street network and subdivision design. The 
different kinds of street network in 
Liverpool are shown on the right and 
discussed on the following page.
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Housing Character
Street networks


Liverpool City Centre has a strong grid layout surveyed by 
Robert Hoddle when the town was founded.


Development outside the area now known as the 
Liverpool City Centre did not take place until after World 
War 2. The curvilinear layout of areas close to Liverpool 
was popular at the time and is relatively walkable 
although hampered by long blocks which limit 
permeability.


The Radburn Layout was only applied to the suburb of 
Cartwright. It is theoretically walkable due to the large 
number of pedestrian paths, but there is a poor 
perception of safety on both the roads and internal paths. 
Redevelopment in this area should consider its unique 
layout.


More recent development was dominated by curvy, 
indirect roads with courts leading off them. This 
establishes a strong road hierarchy, but has poor 
walkability.


The most recent road layout evident in the Liverpool LGA 
is a modified grid layout which has been planned for 
current and very recent land-release developments. 
These layouts aim to be walkable, although make more 
concessions to road hierarchies, topography and 
subdivision patterns than a completely grid-based layout.


Traditional Grid Layout
Liverpool City Centre


Curvilinear Layout
Moorebank


Radburn Layout
Cartwright


Court-based layout
Green Valley


Modified grid layout
Georges Fair
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Liverpool City Centre District
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The Liverpool City Centre is bounded by the Hume Highway 
and the Georges River. It’s commercial area and previously low 
density housing are transitioning to higher density residential 
and commercial development. 


The City Centre contains a mix of high density commercial and 
residential areas. Residential development is located around 
the periphery of the District, particularly in the south west and 
the north.


The north-western portion of the City Centre District is 
transitioning from single and double storey detached 
dwellings to residential flat buildings of eight or more storeys.


The western and southern portions of the City Centre District 
outside the immediate centre core are generally older, and  
contain a broad mix of residential typologies. Most residential 
buildings are three to four storey walk-ups. There are also 
some larger and more recently built residential flat buildings,  
as well as multi-dwelling housing developments and detached 
single storey dwellings.


The south-western part of the District around Macquarie 
Street and Terminus Street contains the highest-density 
development. Several very large residential flat buildings have 
been built or are under construction in that area. Large lot 
sizes indicate that this is likely to continue in the future.


Large residential flat buildings in the south-west part of the Liverpool 
City Centre


Walk-up development in the Liverpool City Centre
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Eastern District
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The Eastern District contains four centres, the largest of 
which is the Moorebank Centre. The surroundings of this 
local centre are predominantly low-density with single 
storey residential buildings and low site coverage, 
creating a distinctly suburban local character. However, 
some residential flat buildings have been built recently. 


The residential character of the southern part of 
Chipping Norton, Hammondville and Holsworthy is 
similar to that of Moorebank. The Northern Part of 
Chipping Norton contains larger predominately two-
storey houses. 


Wattle Grove has a leafy suburban character and a court-
based street layout. It has smaller lot sizes than older 
suburban areas, although most dwellings are one storey. 
The entry gateways to quiet residential streets are an 
important part of the local character.


The newer housing estates of Moorebank and New 
Brighton on the outer ring of the district are made up of 
predominantly smaller lots with higher site coverage. 
These smaller lots contain larger homes than those 
common in older parts of the District. 


There are some parts of this District that contain dual 
occupancy and multi dwelling terrace type housing, 
mostly concentrated near Newbridge Road and the 
Chipping Norton Lakes.


The juxtaposition between high 
and low density residential 
development around Moorebank


Low density residential housing in 
Moorebank


Larger houses in the northern part 
of Chipping Norton


Housing in Wattle Grove
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2168 District
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The 2168 District is composed of the Green 
Valley housing estate east of Banks Road and 
more recent residential development in the 
suburbs of Green Valley and Hinchinbrook.


The suburbs of Heckenberg, Busby, Miller, 
Sadlier, Cartwright, and Ashcroft comprise the 
original public housing estate and have a high 
proportion of social housing. The social 
housing stock is characterised by 3-4 storey 
walk ups around the centres and small single-
storey low density residential detached 
dwellings, many of which are of fibro 
construction. There are also many dwellings 
which were social housing but are now 
privately owned. These generally resemble 
the remaining low-density social housing in 
form, with many small detached fibro houses.


The suburbs of Green Valley and 
Hinchinbrook have larger houses and higher 
site coverage than the 2168 Estate. The road 
network is court-based.


Public housing apartments in the 
eastern part of the 216 District


A road with vehicle frontages rather 
than dwelling frontages in Cartwright


Large housing in the suburb of Green 
Valley, similar to many dwellings in the 
western half of the 2168 District


Smaller housing in the suburb of 
Miller, similar to many dwellings in the 
eastern half of the 2168 District
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Established District
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The established district is predominantly 
composed of low-density residential housing and 
also contains the Prestons Industrial area. 


The part of the suburb of Liverpool outside of 
the City Centre has a higher density and greater 
dwelling diversity than some other parts of the 
district. There are significant amounts of social 
housing in Warwick Farm.


Lurnea contains a large area occupied almost 
exclusively by villa developments. Most of the 
other housing in Lurnea is relatively small 
separate house, and of similar character to 
houses in the suburb of Liverpool outside of the 
City Centre.


Casula contains a mix of recent subdivisions, 
older suburban developments with a curvilinear 
road layout and relatively small houses, and the 
Leacocks Lane Estate, which has a distinctive 
character created by its leafy open space 
corridors and steep topography.


The residential parts of Prestons were more 
recently developed than the rest of the District, 
with larger houses, smaller lots and a court-
based road network. It contains a small local 
centre and several parcels of remnant bushland.


Public housing apartments in 
Warwick Farm


The Leacocks Estate


Infill townhouse development in 
the suburb of Liverpool


Substantial housing in the suburb 
of Prestons
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New Release District
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The new release district contains current and 
recent land release areas. The suburbs of 
Elizabeth Hills, West Hoxton, Hoxton Park and 
Horningsea Park were developed in the 1990s 
and early 2000s and have highly indirect court-
based road layouts.


The suburbs of Edmondson Park, Austral, 
Middleton Grange, Leppington and part of 
Carnes Hill are current land release areas and 
have a character which is similar to that of many 
other current land-release areas. The roads have 
a modified grid layout, lot sizes are small, site 
coverage is high and dwellings generally have 
similar designs to each other and dark coloured 
roofs, which can dominate vistas. Despite high 
site coverage, many houses are single storey.


The Western Sydney Parklands and the ridgeline 
along which it is situated provide a landscape 
character to the western part of this District. 
Views to and from this ridgeline are an 
important part of the local character.


Larger houses and traffic calming characteristic of 
the older parts of the New Release District


Recent housing developments in Carnes Hill 
characteristic of newer greenfield developments
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Key findings for the future of housing in Liverpool
This study identified that Liverpool is on track to meet its dwelling targets and that there is no need to 
rezone land for additional dwellings in the short-medium term. Greenfield dwelling capacity may run out 
shortly before 2036 (or earlier if different housing demand assumptions are made), at which time additional 
greenfield development land may be needed.


Apart from the sufficiency of dwelling capacity in the Liverpool LGA, the following key issues have emerged 
from this study:


▪ Dwelling development is dominated by detached dwellings in greenfield areas and apartments in the 
Liverpool City Centre, which may not provide appropriate housing for a broad range of household 
types.


▪ While there are a variety of dwelling types in the Liverpool LGA, many parts of the LGA do not contain 
housing diversity and some people may struggle to enter the housing market as affordability 
decreases.


▪ While there is enough dwelling capacity, but some capacity is not feasible, particularly for apartment 
development outside the Liverpool City Centre. 


▪ Housing affordability has declined and the demand for affordable housing far outstrips supply.


▪ The strategic context of the LGA is expected to evolve in the long-term with the opening of WSA and 
development of the Aerotropolis.


▪ The part of Warwick Farm north of the Hume Highway and west of the Railway Line and Holsworthy 
(assuming that the local centre is built) are the most appropriate places for higher-density housing 
development outside the Liverpool City Centre.


▪ The greatest infill development opportunities are in Moorebank, Chipping Norton, Liverpool, part of 
Lurnea and Casula and the 2168 housing estate. However, Moorebank and Chipping Norton also have 
consistent low-density suburban characters which should be considered as part of any planned 
redevelopment.
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Many areas of housing policy relating to housing demand and supply are the responsibility of 
Commonwealth and State Governments. In general the Commonwealth government has 
responsibility for matters that relate to housing demand such as migration rates, while state and 
territory governments have responsibility for housing supply, including planning policy, 
infrastructure provision and housing regulation.


Local Government’s responsibility relates to some areas of local planning and management for 
housing supply, primarily regulating private sector housing delivery. More detailed areas of 
responsibility and policies available to local government are noted in the diagram on the right.


Potential policy options for Liverpool within these categories are discussed on the following pages, 
including the pros and cons of each option and how it could apply to the Liverpool LGA. Which 
approaches are adopted as part of the local housing strategy are a policy decision that must be 
made by Liverpool Council.


Local government role in housing policy
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Potential policy options
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Advocacy
Advocacy to, and collaboration with, the NSW government regarding planning controls and housing policy .


Demonstration of best practice and design quality.


Planning 
assessment 
processes


Regulating local development and building including assessment of development applications as well as 
compliance, although regulation of major development may be by state panels.


Changes to 
planning controls


Planning for housing location, including land use zoning and density controls through Council’s Local 
Environmental Plan.


Establishment of development control standards that regulate the form and density of housing provision (i.e. 
LEP and DCPs). These may include density incentives for particular kinds of housing or for affordable housing.


Establishment of inclusionary zoning requirements for affordable housing that would add to housing supply 
for low-moderate income households.


Infrastructure 
funding and 
delivery


Local infrastructure provision which affect accessibility, amenity and liveability and may encourage denser 
forms of housing in higher-amenity and more accessible areas.


Establishing development contributions requirements or agreements that require development to contribute 
to the provision local infrastructure and facilities, which would impact on the cost of housing.


Council assets
Potential use and development of Council property assets, which may include provision of affordable 
housing. 


Development 
partnership


Partnerships with public and private land owners and developers to assemble sites for development, to 
conduct demonstration projects and to co-design sustainable development precincts.
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A housing strategy in Liverpool LGA should address the 
following issues which emerged in this study:


▪ Creating dwelling diversity in small areas across 
the LGA


▪ Addressing declining housing affordability


▪ Facilitating development feasibility where 
possible


▪ Ensuring that housing development meets 
changing community needs 


▪ Investigating housing policies which respond to 
the changing strategic context


▪ Balancing the need for greater housing diversity 
with local housing character


Note that these objectives are not mutually exclusive. 
For example, increased dwelling diversity would provide 
opportunities for older people to downsize, ensuring 
housing meets their changing needs.


The following policies are available to Liverpool Council, ranked by the degree of 
intervention in the housing market and housing development as well as the amount of 
action which would be required by Council:


These options are discussed on the following pages, although affordable housing 
mechanisms are discussed separately from others.
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The following mechanisms are available to Liverpool Council to increase the supply of affordable housing:


▪ Putting a SEPP 70 contribution in place. More detail regarding different approaches to SEPP 70 are provided 
on the following page.


▪ Negotiating the delivery of affordable housing through VPAs


▪ Providing affordable housing through development of Council-owned land


▪ Providing density incentives that would assist community housing providers development


Even if all of these mechanisms were pursued, it would likely not be possible to deliver enough affordable housing 
to meet the demand. This reflects that most housing which will exist in Liverpool in 2036 already exists. Even if 10% 
of more of new housing that was provided was affordable, it would still be a modest share of the total housing in the 
LGA. NSW and Australian government investment would be needed to address more of the identified affordable 
housing demand.


Even if the overall demand for affordable housing cannot be met, Council can use the above measures to seek to 
increase the affordable housing supply. Requiring a development contribution for affordable housing is likely to yield 
the highest number of dwellings if the contribution is broadly applied, as the private housing development market 
accounts for almost all dwelling construction in the LGA. The other mechanisms listed above can increase the supply 
further, but would not deliver a significant amount of affordable housing by themselves.


Given Liverpool Council has a constrained set of ‘levers’ to meet the demand for affordable housing, the importance 
of retaining relatively affordable rental housing in the LGA is heightened. This housing is most concentrated in the 
walk-up apartments which fringe the Liverpool City Centre. Redevelopment of these dwellings would significantly 
reduce the supply of affordable rental housing and displace current tenants, who would likely be required to move 
out of the LGA. Secondary dwellings are also a source of relatively affordable rental housing for people if there is 
otherwise a lack of available small dwellings in an area.


Housing affordability mechanisms
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SEPP 70 could be used to impose an affordable housing contribution in two different ways:


▪ A requirement for a contribution in particular sites or precincts following rezoning (this could be a percentage of the total
uplift), or


▪ A percentage of total development in a broad area to be delivered as a contribution without rezoning occurring.


The first of these approaches would seek to capture some of the value created by rezoning land. As the value of land increases 
following rezoning, a contribution can require payment of some of this increase in order to deliver affordable housing. This would 
reduce the increase in the price that a developer could pay for land, but would not impact on development feasibility if the 
contribution size is appropriate. If a SEPP70 scheme only applies to particular precincts to be rezoned for additional development 
the total affordable housing contribution may be limited, as few if any rezonings are contemplated or required in the Liverpool 
LGA in the short to medium term. 


The second approach identified above is to apply an affordable housing contribution more broadly. This is referred to as 
inclusionary zoning and considers provision of affordable housing as an important component of housing development in the 
same way that existing contributions seek to fund infrastructure upgrades made necessary as a result of development. An 
inclusionary zoning contribution would be applied even if the value of the land on which that development is to occur has not
increased as a result of rezoning. 


An inclusionary zoning contribution could take the form of a monetary contribution as a percentage of development cost or floor 
area, and could be applied to existing precincts like the Liverpool City Centre. It would probably be transitioned in over time (e.g. 
2.5 % in 2 years, 5% after 5 years) to minimise effects on existing feasibility and land value. It would likely yield a higher total 
affordable housing contribution than under a contribution with an exclusively value-capture based approach, but could impact 
on development feasibility if not appropriately managed.


Value capture and inclusionary zoning affordable housing contributions are not mutually exclusive. If an inclusionary zoning 
contribution applies in a particular precinct, it may still be possible to capture additional value if the precinct is rezoned. Existing 
contribution amounts would form one input to feasibility modelling to determine appropriate value-capturing contribution rates.


Housing affordability mechanisms
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Affordable housing mechanisms
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SEPP 70 contribution


Pros:


• Does not place a fiscal burden on 
Council in the delivery of affordable 
housing.


• If applied with a broad base, this 
approach is likely to provide the 
highest yield of affordable housing.


Cons:


• A required contribution could 
reduce feasibility if applied in areas 
in which development is unfeasible 
or of marginal feasibility.


• A contribution would ideally be 
applied from when a precinct is 
initially zoned for development. Few 
additional precincts are likely to be 
rezoned in the short-medium term.


• High density precincts including the 
Liverpool City Centre have already 
been rezoned, and so a contribution 
cannot be applied from the outset. 
Rather, a contribution would need 
to be phased in over time, which 
may limit the resulting yield.


VPA negotiation


Pros:


• Does not place a fiscal burden on 
Council in the delivery of affordable 
housing.


• Could deliver additional affordable 
housing in some developments 
beyond contribution rates as site-by-
site contributions can be negotiated.


Cons:


• May require the delivery of higher 
densities in private developments to 
incentivise the creation of affordable 
housing.


• Is likely to only yield a limited number 
of dwellings as contributions would 
need to be negotiated no a case by 
case basis and only large 
developments will be feasible enough 
to be able to make a contribution to 
affordable housing.


• VPA negotiations typically cover a 
variety of items such as additional 
infrastructure contributions, which 
could limit the scope for additional 
affordable housing contributions 


• For transparency the development of 
an affordable housing policy should be 
the bases for VPA negotiations.


Development of Council-owned land


Pros:


• Allows creation of affordable 
housing which does not depend 
upon the initiation of development 
projects by private developers.


Cons:


• A limited number of Council sites are 
likely to be redeveloped at any one 
time.


• There may be opportunity costs 
associated with the development of 
Council owned sites, and so inclusion 
of affordable housing could reduce 
monetary returns to Council or the 
delivery of infrastructure or other 
public benefits.


• Effectively a subsidy from Council for 
affordable housing.


Density incentives for community 
housing providers


Pros:


• Can incentivise development in 
locations where other commercial 
developments may not be feasible.


• Does not place a fiscal burden on 
Council in the delivery of 
affordable housing.


Cons:


• Increases in density beyond may be 
required beyond those which would 
be appropriate with regard to urban 
design considerations.


• May requirement amendment to the 
LEP for density incentives or site-
specific rezoning in partnership with 
community housing providers, 
requiring NSW Government approval.
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The zoning framework in the Liverpool LGA is set by the Liverpool Local Environmental Plan 2008, State Environmental Planning Policy (Sydney Region 
Growth Centres) 2006 and State Environmental Planning Policy (State Significant Precincts) 2005. Changes to these instruments could address some of 
the housing issues identified in this study. This could include changes to which zones are used in Liverpool, what is permissible in each zone and how 
much density and height is allowed.


The following are the main housing zones currently used in the Liverpool LGA:


▪ The R1 General Residential Zone applies to the greenfield development precincts of Edmondson Park, Middleton Grange and New Brighton. It 
permits a broad range of housing types. More detailed guidance about the form of future development is provided through development 
density controls in the Liverpool LEP and in the relevant development control plans.


▪ The R2 Low Density Residential Zone applies to much of the Liverpool LGA. Its intent is to provide for residential neighbourhoods with 
predominately separate houses and some semi-detached dwellings. 


▪ The R3 Medium Density Residential Zone applies to large areas around Liverpool’s local centres. Its intent is to facilitate medium density 
development including villa style developments and terraces, referred to as multi-dwelling housing in planning instruments. Most land covered 
by this zone contains separate houses.


▪ The R4 High Density Residential Zone applies in the Liverpool City Centre as well as around other large local centres such as Moorebank. Its 
intent is to facilitate apartment development. The density and height of apartment development is controlled by separate height of building 
and floor space ratio controls.


Housing development in the form of shop-top housing (generally apartments with retail on the ground floor) and mixed-use developments are also 
permitted in some of Liverpool’s commercial zones: the B1 Neighbourhood Centre, B2 Local Centre, B4 Mixed Use and B6 Enterprise Corridor zones. 


Development design standards are provided in development control plans (DCPs). Changes to these design standards could facilitate design outcomes 
which improve housing feasibility or suitability. 


Existing zoning framework
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There is sufficient dwelling capacity in the Liverpool LGA under the current LEP and applicable SEPPs. Any changes to the Liverpool LEP should 
therefore seek to create dwelling diversity throughout the LGA, focused around local centres.


The current Liverpool LEP takes a centres-based framework, with R3 zones around local centres. As attached dwellings are already permissible, 
Council’s options are to seek to facilitate development through more flexible provisions, expand permissibility to other attached dwelling types or to 
increase allowable densities to make development more feasible.


Council could pursue the following changes to the Liverpool LEP:


▪ Increase the size of the R3 zones around some local centres


▪ Replace some existing R4 zones with R3 zones


▪ Make dual occupancies permissible in some of the R1, R2 and R3 zones, in concert with application of the medium density code


▪ Review floor space ratios to ensure attached dwelling types are feasible


▪ Implement variable floor space ratios which are dependent on development type


▪ Insert density incentives for dwelling size mix in apartment developments


▪ Insert minimum density controls


▪ Increase allowable building heights in R3 zones


Potential LEP amendments


165







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Most of the capacity for residential flat buildings in the R4 zone outside of the Liverpool City Centre is unfeasible. This 
capacity is not needed to ensure sufficient capacity until 2036, as demonstrated in this report. 


Land prices for properties zoned R4 are likely to be inflated by expectations of the possibility of apartment 
development. This is likely to reduce the feasibility and likelihood of development of multi-dwelling housing and 
other attached dwelling types. Rezoning some land from R4 to R3 would decrease development expectations and 
land prices and so encourage attached dwelling development. In this way, the R4 zone may be constraining rather 
than encouraging development. This could be confirmed by more detailed feasibility modelling. 


The Medium Density Code applies in the R3 zone but not the R4 zone, and so downzoning would also encourage 
medium density development through a complying development pathway.


Some of the land zoned R4, particularly in the Eastern District, has a low-density suburban character. An R3 zone may 
be more compatible with the local character than the existing R4 zone.
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Potential LEP amendments
Downzoning some R4 zones to R3


Pros:


▪ Development permissible in the R3 
zone may be more compatible with 
local character.


▪ The likelihood of development 
occurring in areas downzoned may 
increase.


Cons:


▪ Properties which are redeveloped for attached dwellings 
will be unavailable to be redeveloped in the future when 
there may be more demand for apartment buildings.


▪ Decreases in land values associated with this rezoning 
could disadvantage local land owners.


▪ Rezoning land would prohibit apartment development 
projects which are in the development pipeline but 
which do not have development approval.
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While the 2008 Liverpool LEP took a centres-based approach and applied broad areas of R3 and R4 around centres in the 
east and centre of the LGA, there are some centres around which the R3 zone could be expanded. This would provide 
additional capacity for diverse dwelling types in parts of the LGA which currently have very little dwelling diversity. 
However, it would not address any lack of development feasibility.


Opportunities for infill development are generally low in the New Release District and western part of the 2168 District as 
lot sizes are mostly smaller than 600sqm (with some smaller than 450sqm) and site coverage is relatively high, suggesting 
that existing dwellings are relatively valuable and redevelopment may not be feasible.


Some centres in which this option could be pursued are listed on the following pages. These are potential zone expansions 
only, and any rezoning in these areas would need to follow from more detailed analysis.
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Potential LEP amendments
Increasing the size of R3 zones


Pros:


▪ Would create more capacity for 
dwelling diversity in areas with little 
current diversity if development was 
feasible.


Cons:


▪ Redevelopment may be viewed as incompatible with 
existing local character.


▪ Redevelopment is likely to be relatively unfeasible due to 
high site coverage and relatively high land prices.


▪ Sites are generally small in these areas, which limits infill  
opportunities.
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Potential LEP amendments
Increasing the size of R3 zones – Green Valley


The R3 zone around the Green 
Valley Centre predominately 
covers an area with lots of 
between 450-600sqm east of 
Wilson Road. There are larger 
lots west of Wilson Road 
where some redevelopment 
for medium density may be 
possible if the R3 zone was 
expanded.
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Potential LEP amendments
Increasing the size of R3 zones – Carnes Hill


The R3 zone around the Carnes Hill 
Centre predominately covers an east of 
Cowpasture Road and the existing centre 
in which recent greenfield development 
has occurred. Despite the R3 zone, there 
are almost no attached dwellings in this 
area. The R3 zone could be expanded on 
the western side of Cowpasture Road if 
pedestrian connections to the Carnes Hill 
Centre were improved, but the relatively 
small lot sizes in West Hoxton and its 
recent development would likely limit 
infill opportunities. 


Any development on the remaining 
undeveloped land zoned R3 south of the 
Carnes Hill Centre should include 
attached dwellings to increase housing 
diversity in this area.
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Potential LEP amendments
Increasing the size of R3 zones – Prestons


The R3 zone around the Prestons Local 
Centre extends east to Bernera Road and 
south to Camden Valley Way. It does not 
extend very far west of the local centre, 
and could be extended in that direction, 
particularly around the transmission line 
and open space corridor. There are a 
number of larger sized lots east of the 
Prestons Local Centre. These lots are 
located on courts, and any medium-
density development would need to 
consider appropriate design responses at 
the ends of the courts to limit driveway 
dominance of the road. The large houses 
and land values in this area could limit 
the feasibility of medium density 
redevelopment.
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Dual occupancies are currently not permissible in the Liverpool LGA. Instead semi-detached dwellings are permissible, and so a site must 
be subdivided for a dual-occupancy style development to occur. This gives Council control over the size of development sites through the 
minimum lot size LEP control. It also means that the dual occupancy provisions of the Medium Density Code would not apply to the
established parts of the Liverpool LGA.


If the Code applies to the Liverpool LGA, more capacity for infill development could be created by making dual occupancies permissible in 
the R2 and R3 zones. Council could limit the extent of permissibility of dual occupancies under the code by applying a specific minimum 
lot size for dual occupancies in the Liverpool LEP. 


The amount of capacity which would be created by this approach is explored in the discussion of the medium density code in Appendix A.


Complying development is an easier development pathway which may encourage development, but limits Council oversight of 
development or the opportunities of neighbours and other stakeholders to make submissions about proposed development.
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Potential LEP amendments
Make dual occupancies permissible


Pros:


▪ Would encourage dual occupancy 
development, which would increase 
dwelling diversity.


▪ Could encourage development in areas 
with smaller lot sizes in which it would 
be otherwise unlikely to occur.


▪ Would reduce the difficulty of obtaining 
approval for infill development for 
proponents by allowable complying 
development dual occupancies.


Cons:


▪ Would limit Council oversight of infill development.


▪ Neighbours and other stakeholders could not make submissions 
on complying development applications prior to determination.


▪ Making dual occupancies permissible in the R2 zone would allow 
them to be built throughout the LGA and it would be difficult for 
Council to direct where this development would occur.


▪ Council would not be able to use DA assessment to ensure that 
design responses have been provided to site-specific development 
constraints.


▪ Council could not revise the development standards in the Code 
applying to the LGA if they are found to be inappropriate for the 
local context.


▪ Complying development in Cartwright could lead to inappropriate 
designs which do not address the internal path network.
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The allowable floor space ratios (FSRs) of residential flat buildings and medium density development 
types could be reviewed. Increasing allowable development density would increase development 
feasibility, particularly for apartment developments. 


Multi-dwelling housing development may be constrained by physical lot area and the need for 
vehicular access to dwellings, which usually takes the form of a central driveway. If this is the case, 
increasing the FSR would not increase development feasibility. If car access was provided through a 
basement car park, an increase in FSR may allow more dwellings to be delivered and increase 
feasibility. However, basement car parking is expensive for developers and could reduce development  
feasibility.


Variable FSRs could also be applied, with higher FSRs for particular development types which Council 
wants to encourage. For example, a higher floor space ratio could apply for terrace-type developments 
depending on site area, similar to the approach taken in the Medium Density Code. This would limit 
the built form impacts which could result from a more broad-based FSR change.
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Potential LEP amendments
Increased or variable floor space ratios


Pros:


▪ Could make development more feasible, 
which would encourage greater dwelling 
diversity.


▪ Requires minimal changes to the existing 
land use planning framework, and would be 
consistent with the aims of the existing 
zones.


Cons:


▪ Allow larger developments may not be consistent 
with local character.


▪ Increasing development density without increasing 
allowable building height may require higher site 
coverage and reduced permeable surfaces, leading 
to a less sustainable built form.
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Increasing allowable building heights would provide more flexibility for diverse housing types. For example, three 
storey terrace-housing and master-planned multi-dwelling housing developments could be built in high-amenity 
locations near centres where they would improve local urban design. 


A detailed understanding of local housing character and desired built form outcomes would be needed if Council was 
to pursue this option. Uniformly increasing allowable building heights across a large area could lead to relatively high 
density infill development which is incompatible with local character interspersed with detached housing. However, if 
master-planning occurs for key areas, a slightly increased height limit (for example three storeys) matched with an 
appropriate FSR could encourage medium density development.


Increasing the allowable height for residential flat buildings in some cases could provide flexibility in building design if 
slender apartment buildings are considered to be an appropriate built form outcome. However, it could also lead to 
development which is overly visually prominent and casts extensive shadows.
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Potential LEP amendments
Increase allowable building heights


Pros:


▪ Could encourage medium density housing 
development higher than two storeys.


▪ Could provide flexibility in apartment 
building design.


▪ If appropriately master-planned on a 
precinct basis, could complement the urban 
design of areas around centres.


Cons:


▪ Could lead to higher buildings interspersed with 
low-rise detached houses, harming local housing 
character.


▪ If applied to areas zoned for apartment buildings, 
could increase visual prominence, shadowing and 
other amenity impacts.







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


There are many couple families with children who live in apartments in the Liverpool City Centre. There is likely to be 
continued demand in the future for dwellings which meet the needs of families but which are more affordable than 
separate houses. Family friendly apartments could fill this role, however almost all new apartments built in Liverpool 
have two bedrooms. Increasing the number of three-bedroom apartments could provide more options for families in 
the future.


A greater proportion of three bedroom apartments in new developments could be generated through density 
bonuses, with higher FSRs available for developments which provide greater housing diversity. The size of this density 
bonus would need to follow from urban design considerations such as appropriate building height and bulk and from 
testing of the impact of proposed bonuses.
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Potential LEP amendments
Density incentives for apartment diversity


Pros:


▪ Could encourage greater housing diversity 
in apartment developments.


▪ Could lead to more apartments which meet 
the needs of families and other large 
household types.


▪ Would note require the use of prescriptive 
design controls which could impact on 
development feasibility.


Cons:


▪ Higher densities may be inappropriate in some 
places.


▪ If there is not a strong enough market demand for 
three bedroom apartments, bonuses may have 
little effect.


▪ Three bedroom apartments are generally relatively 
expensive and may not provide an affordable 
housing option.
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Council could seek to deliver greater housing diversity and feasibility and to ensure that housing is suitable for the community’s needs through 
ensuring appropriate development design. This could be implemented through changes to development design controls, and through 
development assessment processes and procedures.


Potential design mechanisms available to Council include the following: 


▪ Master-planning of local centres and surrounding growth areas


▪ Residential requirements for retail developments


▪ Family friendly apartment guidelines


▪ Diverse car parking guidelines


▪ Housing mix and type controls


▪ Revise minimum site frontage and area standards
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Infill housing development can create conflicts with existing local character, particularly where detailed design work is not done to fit 
redevelopment into the local context. Master-planning of redevelopment precincts, particularly the areas immediately adjacent to local 
centres, could address this issue.


Master-planning of the area around local centres would ensure that redevelopment is integrated with the existing and future design of 
the centre, and with local housing character. The benefits of master-planning could stretch beyond local character compatibility to include 
increasing accessibility to local centres and services, providing a high-amenity public domain with good urban design and facilitating 
planning for any required infrastructure upgrades. There are diverse ways in which the Liverpool LEP could be amended, including using a 
highly permissive and flexible R1 zone, removing floor space ratio controls and providing building envelopes as well as detailed master-
plan in the DCP.


Master plans could be developed in consultation with the local community, which has the potential to partly de-politicise future
development applications.
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Potential design mechanisms
Centre catchment master-planning


Pros:


▪ Could encourage diverse housing 
redevelopment if additional land is rezoned 
for redevelopment or flexible design 
controls are put in place.


▪ Involvement of the local in the master-
planning process could generate.


▪ Identifying desired housing forms and 
densities provides a basis to plan for local 
infrastructure upgrades.


▪ Connectivity and integration of local centres 
could be improved.


Cons:


▪ Creating many master plans would be time 
consuming and expensive for Council.


▪ Broad-based consultation with the community 
using abstract concept-plans could be misleading as 
to what kind of development is likely to occur, and 
could generate a negative reaction, particularly if 
people feel that their views are not listened to.


▪ Master-plans which do not alter allowed housing 
density or the flexibility of design controls are 
unlikely to encourage additional housing 
development.
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Potential design mechanisms
Family friendly apartments


There are many couple families with children who live in apartments in the Liverpool City Centre. There is likely to 
be continued demand in the future for apartments which meet the needs of families which are more affordable 
than separate houses or which provide the convenience of a centre-based location. 


To cater to this demographic group, Council should ensure that new apartments which are built in the future can 
meet the needs of a family. Multiple elements of apartment design influence its suitability for families, including 
size, number of bedrooms, storage space, ability for play spaces to be watched by parents elsewhere and noise 
proofing.


Council could seek to ensure that new apartments are suitable for families through design standards and through 
development assessment. Two potential mechanisms for ensuring suitable design are:


▪ Reviewing existing design standards against family-friendly apartment guidelines


▪ Regulating the bedroom mix of new apartments
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Potential design mechanisms
Family friendly apartment guidelines


Creating guidelines and design standards for family-friendly apartments would allow Council to communicate how 
apartments could be made more suitable for families. Council could use guidelines, or updated design standards in 
the Liverpool DCP, as part of development assessment.


Council’s current controls may make sufficient provision for family-friendly apartments by particular design issues, or 
there may be limited scope to expand current requirements. This could be examined through a review of design 
controls against dedicated guidelines from other jurisdictions, such as Vancouver's ‘High Density Housing for Families 
with Children Guidelines’.


Pros:


▪ Could make apartments more family 
friendly, meeting community needs.


▪ Would not require changes to the local 
planning framework.


Cons:


▪ Council is relatively constrained with regard to what 
it can consider in assessment of apartment 
development applications by SEPP 65, which may 
limit the impact of guidelines or new design 
controls.


▪ Significant changes to apartment designs may 
impact on development feasibility and may not be 
accepted by developers.
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Potential design mechanisms
Housing mix and type controls


Large households may require larger apartments with multiple bedrooms for children, or members of the extended 
family. Council could ensure that these larger apartments are available by establishing apartment mix guidelines for 
new developments in either the Liverpool DCP or LEP. For example, a percentage of apartments could be required to 
have three bedrooms.


Apartments are typically more attractive to families if they have access to large amounts of private open space, for 
example in courtyards, and if they are located on the ground floor of developments. However, developers who are 
required to provide a large number of three bedroom apartments may locate them in otherwise less attractive parts 
of the development such as along southerly elevations with little solar access. For this reason, apartment mix and 
type controls should be complemented by policies regarding where large apartments should be located to be suitable 
for families or other diverse household types.


Pros:


▪ Could make apartments more family 
friendly, meeting community needs.


▪ Would increase dwelling diversity.


Cons:


▪ Significant changes to apartment designs may 
impact on development feasibility and may not be 
accepted by developers.


▪ Large new apartments with three or more 
bedrooms are typically expensive and may not 
provide affordable housing.
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Basement car parking is one of the most expensive parts of new residential developments in which it is provided. It significantly adds to the cost of 
new apartments for buyers and can reduce development feasibility. Developments which provide less car parking spaces or which provide car parking 
in other ways than in a basement under the development will cost less to construct. If there is a market demand for this kind of development, this 
could increase development feasibility. In the longer term, reducing car usage in the LGA, particularly in places like the Liverpool City Centre which are 
well connected transport network, would reduce carbon emissions and increase sustainability. Potential design control changes to facilitate this 
outcome are explored on the following page.


Most households in the Liverpool LGA own one or more cars, as shown earlier in this report. Journey to work statistics indicate that most trips in the 
Liverpool LGA take place using a car. Car ownership is much lower in the Liverpool City Centre, and while most households still have one or more cars 
and the average number of cars per household living in an apartment is 1.1, around 20% of households do not own a car. 


The proportion of households in the Liverpool City Centre without a car suggests a potential market for more affordable apartments without a car 
space attached. As the City Centre and Liverpool LGA more broadly continues to develop, the size of this market is likely to increase. This creates an 
opportunity to encourage people to shift their travel behaviour, which would reduce the congestion impacts of more people moving into the 
Liverpool City Centre. As apartment development in the Liverpool City Centre is currently feasible, changes to car parking requirements should aim to 
improve sustainability, congestion, urban design and housing affordability instead of to make development feasible. 


In places like Moorebank where some recent apartment development has occurred but development is only marginally feasible or unfeasible, 
feasibility of apartment development may be increased. Providing flexibility in how car spaces are provided in medium density development could 
also increase development feasibility for innovative attached housing types and increase the number of sites which are suitable for medium density 
infill development. Decoupling the location of car parking from the location of dwellings in particular would facilitate redevelopment of existing 
suburbs. 


In parts of the LGA without access to high-quality and high-frequency public transport, mobility is dominated by the car and developments without car 
spaces may be less saleable than other developments. Making it difficult for people to own a car in these areas in the short-medium term could 
decrease their mobility, limiting their ability to access employment, services and leisure. Reducing car dependence through transformative shifts in 
public transport provision and nearby land uses may be possible, but in the longer-term. 
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Potential design mechanisms
Flexible car parking requirements


Pros:


▪ Could increase feasibility of apartment development.


▪ Could increase the number of sites suitable for medium 
density development.


▪ If high-quality public transport is available, could 
encourage more sustainable travel behaviour and 
reduce congestion.


Cons:


▪ Could lead to worse design outcomes if not appropriately implemented, 
for example large amounts of surface car parking or unsleeved above-
ground car parking in apartment developments.


▪ Developers may not adapt novel or innovative car parking solutions, 
limiting the effectiveness of this option.


▪ If less car parking is provided, people may still own cars but may park 
them on local streets, reducing the availability of on-street parking for 
existing residents.
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A revision of Council’s DCP controls could facilitate diverse car parking design options. Flexibility could also be increased by developing some 
‘alternate’ best practice design worked examples in the DCP. 


There are several changes to development controls which could facilitate more flexible car parking approaches in developments. Because of 
variations in public transport accessibility, development context and demographics, these approaches should be tailored to different parts of the LGA. 
In some cases, design solutions such as delivering some car spaces at grade, partly underground, above ground in the building or separately to the 
development may be possible. However, increases in development feasibility would need to be balanced against potential impacts on urban design or 
the public domain.


Potential design control changes include:


▪ Reducing minimum car parking provision requirements would leave the development industry and housing market to determine how much 
car parking is provided. It would be expected that where people need to own a car for most of their travel there would be little demand for 
dwellings without car parks. As such dwellings would not be expected to be provided, this would limit the any impacts on population mobility, 
making this change appropriate for application in a variety of places.


▪ Requiring a proportion (for example 15%) of apartments to be provided without car parks. This approach could be applied in the Liverpool 
City Centre where public transport availability is high and would cater to the potential market for more affordable new apartments without 
car spaces.


▪ Providing a maximum car parking provision rate. This approach should only be applied where there is a high level of accessibility to high-
quality public transport as well as to retail and services, for example within the walking catchment of the Liverpool Train Station inside the 
Liverpool City Centre.


▪ Reducing how prescriptive design controls are regarding car parking design within the DCP and in development assessment practices. 
Innovative cap parking solutions as part of a development could be instead be explored in consultation with Council’s traffic engineers.


Shifts towards more sustainable travel behaviour could also be encouraged by additional requirements including:


▪ Requiring proponents for large developments to provide a sustainable transport plan.


▪ Increasing bicycle parking and motorcycle parking requirements.


▪ Encouraging the provision of car sharing spaces in and near large developments, reducing the need for people to own a car while still making 
car travel possible for occasional trips.
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Flexible car parking requirements
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Reducing minimum site frontage and site area standards for multi-dwelling housing and other medium density 
development types in the Liverpool DCP would increase infill capacity capacity. However, there is a significant amount 
of capacity for medium density infill development in the Liverpool LGA under current site area and frontage controls, 
as demonstrated by the capacity analysis in this report. 


Rather, any reduction in site requirements would increase capacity in the more recently developed areas in the 
Council which contain smaller properties and in which capacity for infill is currently limited. The recent nature of 
development in these areas could discourage significant infill development from occurring.
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Potential design mechanisms
Revise minimum site frontage and area standards


Pros:


▪ Would increase infill development capacity, 
particularly in parts of the Council with 
smaller property sizes in which this capacity 
is limited.


Cons:


▪ Parts of the LGA which would benefit from this 
reduction have relatively high property values and 
site coverage, which could limit the feasibility of 
redevelopment.


▪ Redevelopment of smaller sites may have poor 
design outcomes or be incompatible with local 
character.


▪ Could impact on the amount of land available for 
deep soil zones and in which trees could be 
planted.
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Where proponents are seeking for a site to be rezoned, Council could seek a diversity of dwelling types to be delivered. Where 
apartment developments are proposed, Council could seek a greater proportion of large or three bedroom apartments. In 
large master planned developments, Council could also seek a range of housing typologies such as townhouses and 
apartments.


Where increased development densities are proposed as part of planning proposals, Council could secure greater housing 
diversity as a public benefit while facilitating greater housing supply. However, any planning outcome secured through this 
process would need to be appropriate with regard to infrastructure availability, urban design, environmental constraints, 
Council’s planning policies and any other relevant strategic planning considerations.


Agreed dwelling diversity outcomes could be facilitated through the creation of site specific masterplans encoded in the DCP 
which would be used when DA assessment occurred.
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Assessment processes
Seeking increased dwelling diversity through planning proposals


Pros:


▪ Would deliver increased dwelling diversity 
and supply 


▪ Development plans agreed with proponents 
are more likely to be developed in the 
short-term than plans completed 
independently by Council


Cons:


▪ If housing diversity is seen as a cost by proponents, 
its provision could compete with the provision of 
infrastructure upgrades, affordable housing and 
other public benefits


▪ Delivery of affordable housing could be seen to 
excuse otherwise inappropriate planning outcomes


▪ Could encourage site-specific planning proposals, 
which could undermine Council’s strategic 
processes and plans.
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The availability and quality of local infrastructure has a significant impact on suitability 
and demand for higher-density housing. In general, improving  local infrastructure and 
transport accessibility will increase housing demand, making medium and higher 
density housing more feasible.


Council could improve the public domain in order to stimulate local development and 
increase feasibility. Major infrastructure investment, such as the proposed rapid bus 
route to the Western Sydney Airport, is likely to significantly increase feasibility and 
could be leveraged for transit-oriented development.


Some of the cost of local infrastructure works could be recovered from development 
contributions from new development. However, as it may be some time before a 
significant amount of development occurred, funding of catalytic infrastructure would 
be out step with contribution receipts.


Local infrastructure provision
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Pros:


▪ Council increase development feasibility in 
places in which development is currently 
unfeasible and is unlikely to become so in 
the short-medium term.


▪ Could take advantage of catalytic major 
infrastructure investments.


▪ Some funding could be recovered from 
development contributions.


Cons:


▪ Significant amounts of development may not occur 
if development does not become feasible due to 
the perception of the area or the broader property 
market.


▪ Could require Council funding in advance of any 
potential development contributions.


▪ Council is likely to have multiple infrastructure 
funding priorities which may not accord with 
opportunities for infill housing.
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Development contribution rates could be varied, requiring less contributions for diverse housing 
types which Council wants to encourage. This would reduce development costs, which would make 
development more feasible and allow some reduction in new dwelling prices.


Current contribution rates in the Liverpool LGA outside of greenfield areas are relatively low, and so 
there is limited scope for variations in rates for some development types. Even if rates were higher, 
contributions are a relatively small part of the price of a new dwelling and so varying rates is likely to 
have a limited impact on overall dwelling diversity and feasibility.


Development contributions are intended to fund required infrastructure to support population 
growth. Reducing contribution rates risks leaving a funding shortfall whereby Council will have to 
fund a greater proportion of infrastructure from other revenue sources, or will not be able to provide 
required infrastructure.


Local infrastructure provision


185


 Potential positive impact


 Potential negative impact


Dwelling diversity


Housing 
affordability


Feasibility



Changing 
community needs


Local housing 
character


Strategic context



Pros:


▪ Could make development more feasible and 
reduce new dwelling prices.


▪ Could be targeted to particular dwelling 
types and places.


Cons:


▪ Is likely to have a limited effect due to the relatively 
small size of development contributions, 
particularly in the Liverpool LGA.


▪ Risks compromising funding and delivery of  
required infrastructure.


Varying development contributions
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Advocacy to and collaboration with other levels of government


As noted above, Council has a relatively limited role in housing provision, with the land use system planning set by 
the NSW Government, which also delivers public housing and major infrastructure, and many demand-side housing 
policies controlled by the Australian Government.


An important part of Council’s work is to advocate for better housing outcomes to these other levels of 
government. While Council is only one voice among many that will comment on significant policy change, policy 
submissions require a minimal outlay of Council time and money. In addition, Council is uniquely placed to 
comment on issues which primarily affect its local community, planning and infrastructure.


In many cases, the NSW Government (and sometimes Australian Government) will collaborate with Councils and 
other relevant agencies on local policies, infrastructure investment and planning controls. The Western Sydney City 
Deal is one example of this collaboration, as is the indicative layout of greenfield development precincts.


There are many outcomes which Council could seek through advocacy, but some which have emerged from this 
study are:


▪ The provision of additional transport infrastructure and public transport services to improve accessibility to 
parts of the LGA, making them more appropriate for diverse and medium-density housing


▪ Changing planning controls in greenfield areas to reduce site coverage and deliver real medium density 
dwellings instead of detached houses on ever small lots


▪ The exclusion of the medium density code from Cartwright where it could lead to inappropriate design 
outcomes


▪ The provision of additional affordable housing, including public housing


▪ Continued planning for the delivery of a rapid transport connection from Liverpool to the Western Sydney 
Airport, with potential transit oriented development along the route







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Advocacy


187


Pattern books and guidelines for development


In cases in which the development industry is reluctant to provide certain dwelling 
forms or innovative design features, agencies such as Council can advocate with a 
pattern book of example and exemplary developments and with guidelines for 
development. 


This is the approach that the NSW Government has taken in creating the Medium 
Density Housing Code. A design competition was run for medium-density infill 
housing, and the best designs profiled. Design guideline documents were created 
which include example floorplans and specify in detail the design objectives which 
should be achieved.


This kind of advocacy can be expensive and requires a high profile in order to be 
effective. It is most appropriate for the NSW Government or high-profile groupings of 
councils or similar bodies. However, Council could take a leadership role in advocating 
for particular kinds of development, for example medium-density greenfield 
development, greenfield town-centre housing development or medium-density 
development with diverse parking solutions.


Pros:


▪ Could encourage development of diverse 
and innovative dwelling types which the 
development industry is reluctant to 
develop.


Cons:


▪ Can be expensive to develop.


▪ Requires a high profile in order to be effective.


▪ May not generate significant development if 
partnerships are not built with local developers.
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The Land and Housing Corporation has been redeveloping public housing estates through the 
Communities Plus program. Under this program housing is redeveloped at high densities with a 
much larger private component. Sales of the private component fund the overall redevelopment, 
resulting in renewal of public housing stock even if the number of public housing dwellings does 
not increase.


There is a large amount of public housing in the Liverpool LGA, most notably in Warwick Farm, 
Liverpool and the Green Valley Estate. Redevelopment in some of these areas could improve 
built form design outcomes and the perception of safety as well as providing newer public 
housing that is more suitable for the community’s needs. Associated increases in density would 
increase local dwelling diversity.


Public housing in Warwick Farm north-west of the railway line would likely be particularly 
suitable for redevelopment. In the proximity analysis earlier in this report, this area was found to 
be the most suitable place in the LGA for additional high-density housing.


Facilitating the redevelopment of public housing estates would be a long process, in which 
Council would need to collaborate extensively with the Land and Housing Corporation. Council 
has previously completed the Miller Master Plan considering some development around the 
Miller Town Centre. This could be built upon in partnership with the Land and Housing 
Corporation to provide a blueprint for public housing renewal in the area.


Development partnerships
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Redevelopment of public housing
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Council could collaborate with local developers to create demonstration projects or to 
provide design input for a large development or precinct. 


Creating demonstration projects would provide an advocacy platform for diverse and 
innovative housing products in a similar way to developing a pattern book. However, 
demonstration projects are shown to be realisable.


Partnering with the development industry in the design of a large development or 
precinct would expand Council’s current role and be in addition to the assessment of 
planning proposals and development applications. 


This would have to be structured to ensure probity in decision-making, but the 
advantages would include Council being able to encourage alternative building 
envelopes and design elements that may not occur otherwise but which could form 
‘deemed to comply’ examples in the development control plan. 


Development partnerships
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Pros:


▪ Could lead to improved development 
designs


▪ Could encourage development of diverse 
and innovative dwelling types which the 
development industry is reluctant to 
develop


Cons:


▪ Requires Council to take an active and potentially 
difficult role collaborating with the development 
industry, which is not a role often taken by Councils


▪ Would require development of a probity plan to 
guide  the collaborative process to ensure that 
independent decision making for development 
assessment occurs.
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The development context of the Liverpool LGA is changing, with significant 
development occurring in the Liverpool City Centre, infrastructure investment 
occurring, the construction of the Western Sydney Airport and planning for the 
proposed Badgerys Creek Aerotropolis. The housing mechanisms summarised 
above respond to current planning issues but are not intended to provide a 
response to these long term issues.


Western Sydney Airport is not proposed to open until 2026, and is expected to be a 
relatively small airport for some time after that. For this reason, the Badgerys Creek 
Aerotropolis would not be expected to cause significant disruption to the Liverpool 
housing context until towards the end of the timeframe for this study. Immediate 
planning changes in response are not required at this point. However, Council may 
want to delay redevelopment of any land around Fifteenth Avenue that could be 
more intensively redeveloped in the future when a rapid transport connection to 
the Aerotropolis is opened.


To respond to the disruptive factors changing Liverpool’s housing context, it will be 
important for the Council to continue to consider how proposals such as the 
Aerotropolis will impact on housing in the LGA. Council should review its planning 
framework in the future in response to any substantial changes in infrastructure 
plans or new planning for the aerotropolis.  


Long-term strategic planning
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Medium Density Housing Code
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The Medium Density Housing Code (the Code) in the 
SEPP (Exempt and Complying Development) 2006 allows 
dual occupancies, terraces and manor houses to be 
approved through complying development when these 
development types are permissible in the R1, R2, R3 
and RU5 zone and certain numerical standards are met. 
Torrens and strata-title subdivision of the resulting 
development can also be approved as complying 
development.


Liverpool Council, along with many other LGAs, has 
been granted a temporary deferral from the Code.


Under the Liverpool LEP and State Significant Precincts 
SEPP (which applies to Edmondson Park South), dual 
occupancies are not permissible. The dual occupancy 
provisions in the Code would therefore not apply to 
established parts of Liverpool Council or Edmondson 
Park. Terraces and Manor Houses could be approved 
through the Code in the R3 and R4 zones in established 
suburbs.


The Growth Centres SEPP contains the zoning provisions 
for Austral and East Leppington. It permits dual 
occupancies and multi dwelling housing throughout the 
R2 and R3 zones, and so complying development dual 
occupancies, terraces and manor houses would be 
possible if the Code applied to these areas. Applicability 
of the Code to greenfield developments is discussed in 
more detail below.


Instrument Zone Dual 
occupancies


Terraces Manor houses


Liverpool LEP 2008 R1


R2


R3


SEPP (Sydney Region 
Growth Centres) 2006 
Appendix 8


R2


R3


SEPP (State Significant 
Precincts) 2005 
Schedule 3 Part 31


R1


Permissible Prohibited
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Medium Density Housing Code
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Housing 
Development 
Type


Measure Liverpool DCP 
2008


Low Rise 
Medium 
Density Code


Dual 
Occupancies


Minimum area (sqm) 600* 400


Minimum frontage (m) - 12


Multi dwellings 
housing 
(terraces)


Minimum area (sqm) 650 600


Minimum frontage (m) 18 18


Manor houses Minimum area (sqm) -** 600


Minimum frontage (m) -** 15


* Note that dual occupancies are prohibited under the Liverpool LEP. The 
provisions shown are for attached dwellings.
** Note that there are no minimum standards for manor houses under the LDCP 
2008, although if they are classed as multi-dwelling housing the minimum area 
and frontage presented for terraces would apply.


The table on the right shows minimum lot sizes 
and frontages for each kind of development 
under the Liverpool DCP 2008 and under the 
Code.


The Code would substantially reduce the 
minimum lot size and frontage for dual 
occupancy development if dual occupancies 
were permissible under the Liverpool LEP. They 
are currently not permissible, and so without a 
change to permissibility the minimum lot size 
under the Liverpool LEP of 300sqm would 
continue to mean that a 600sqm site would be 
required for development of an attached 
dwelling.


The minimum lot sizes and frontages for multi-
dwelling housing under the Liverpool DCP 2008 
and the Code are not substantially different. 
However, the yield under the Code for a manor 
house of 4 dwellings would be likely to be 
greater than the achievable multi-dwelling 
housing yield for the same site under the 
Liverpool LEP and DCP.
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Zone
Dual 
occupancies


Manor houses Terraces


2168 District R2 5,554 - -


R3 2,274 764 372 


R4 733 278 142 


Subtotal 8,561 1,042 514 


Eastern 
District


R2 4,414 - -


R3 3,428 2,142 1,514 


R4 227 201 159 


Subtotal 8,069 2,343 1,673 


Established 
District


R2 6,734 - -


R3 2,718 1,434 718 


R4 549 265 139 


Subtotal 10,001 1,699 857 


New Release 
District


R2 4,849 - -


R3 656 238 166 


Subtotal 5,505 238 166 


Total 32,136 5,322 3,210 


The table on the right shows the number of properties which 
could be developed without amalgamation in the established 
areas of the Liverpool LGA if the Code applied and dual 
occupancies were permissible. 


The numbers in these rows cannot be added, as a property 
could be developable under the Code for multiple different 
dwelling typologies.


A large number of properties could be developed using the 
Code in every district. Under the Code, the minimum lot size 
and area requirements for dual occupancies are the least 
restrictive, and so the number of sites on which dual 
occupancies could be built is much larger than the number of 
sites on which manor houses or terraces could be built. 
However, there are still a substantial number of sites on which 
manor houses or terraces could be developed, particularly in 
the Eastern District.


Even if the Code applied, it would be expected that some of 
these properties would be developed through a development 
application process with site amalgamation as this would 
permit a higher yielding development.


Medium Density Housing Code
Established areas
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The table on the right shows the number of properties which 
could be developed without amalgamation in the established 
areas of the Liverpool LGA if the code applied and dual 
occupancies were permissible. Properties are only included in 
each column if the development yield under the Code would be 
the same or larger than the allowable yield under the Liverpool 
LEP and DCP. In this case development under the Code is likely to 
occur, while otherwise development through a development 
application is more likely. 


The numbers in these rows cannot be added, as a property could 
be developable under the Code for multiple different typologies.


The total numbers of properties reported in this table for each 
dwelling typology are almost as high as the numbers on the 
previous page. This means that the yield of most development 
permitted under the Code is as high or higher than the yield 
permitted under the Liverpool LEP and DCP.


If dual occupancies were permissible and the Code applied, 
15,796 properties which currently could not be developed 
without amalgamation could be developed with a dual 
occupancy. These properties are spread across every district, 
including the New Release District where there is currently little 
capacity for infill development.


District
Highest yielding 
development type 
without the Code


Dual occupancies Manor houses Terraces


2168 District No development 
possible


4,088 6 3 


Attached 
dwellings


3,470 590 201 


Multi-dwelling 
housing


- 155 136 


Subtotal 7,558 751 340 
Eastern District No development 


possible
2,722 17 11 


Attached 
dwellings


3,912 1,017 395 


Multi-dwelling 
housing


- 1,078 782 


Subtotal 6,634 2,112 1,188 
Established 


District
No development 


possible
5,537 8 5 


Attached 
dwellings


3,152 868 156 


Multi-dwelling 
housing


- 503 396 


Residential flat 
building


- 1 1 


Subtotal 8,689 1,380 558 
New Release 


District
No development 


possible
3,665 10 10 


Attached 
dwellings


1,604 120 48 


Multi-dwelling 
housing


- 95 89 


Subtotal 5,269 225 147 


Total 28,174 4,482 2,239 


Established areas


Medium Density Housing Code
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District
Dual 


occupancies
Manor houses 


& terraces
Total


2168 District 8,164 1,386 9,550 


Eastern 
District


5,626 3,315 8,941 


Established 
District


11,085 2,336 13,421 


New 
Release 
District


7,370 416 7,786 


Total 32,245 7,454 39,699 


Established areas


Medium Density Housing Code


The table on the right shows the increase in capacity in the 
established areas of the Liverpool LGA if the Code applied and dual 
occupancies were permissible. This increase is listed by the highest 
yielding development type for each property, and so the total shows 
how much capacity would increase by if the Code applied and dual 
occupancies were permissible. Note that the entries on this table 
have been rounded, and so some of the totals are slightly larger than 
the sum of the values shown.


This is a substantial increase in total capacity, although not all of this 
capacity would be feasible or likely to be developed.


If dual occupancies remained prohibited in established areas, only 
the manor house and terrace portions of this table would apply. In 
this case, total dwelling capacity would increase by 7,454.
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The figure on the right 
shows properties which are 
zoned R2, R3 or R4 and 
which have an area of at 
least 450sqm and a 
frontage of at least 12m.


If dual occupancies were 
permissible in the Liverpool 
LGA and the Code applied, 
all of these sites could be 
developed as dual 
occupancies using a 
complying development 
pathway.


Almost all sites zoned R2, 
R3 or R4 in the established 
parts of Liverpool LGA meet 
these minimum area and 
frontage requirements, 
with applicable sites spread 
across the established 
suburbs of the LGA.
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The figure on the right 
shows properties which are 
zoned R3 or R4 and which 
have an area of at least 
600sqm and a frontage of 
at least 15m.


If the Code applied in the 
Liverpool LGA, all of these 
sites could be developed as 
manor houses using a 
complying development 
pathway without site 
amalgamation.


A large number of sites 
meet these area and 
frontage requirements, 
particularly in Moorebank 
and Chipping Norton. 
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The figure on the right shows 
properties which are zoned 
R3 or R4 and which have an 
area of at least 600sqm and a 
frontage of at least 18m.


If the Code applied in the 
Liverpool LGA, all of these 
sites could be developed as 
three or more terraces using 
a complying development 
pathway without site 
amalgamation.


There are less sites which 
could be developed as 
terraces than which could be 
developed as manor houses 
due to the increased frontage 
requirement. Nonetheless, 
most sites zoned R3 or R4 in 
Moorebank and Chipping 
Norton, and many sites in 
other parts of the LGA, meet 
these requirements. 
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Clause 3C.1 of the SEPP (Exempt and Complying Development Codes) 
2008 relates to the Greenfield Housing Code and contains the following 
provisions:


(1) This code applies to land within the Greenfield Housing 
Code Area


(2) This code applies to the exclusion of any other code for 
complying development


These provisions appear to mean that the Medium Density Code does 
not apply to greenfield development areas within the Liverpool LGA. 
However, if this were not the case and the Medium Density Code did 
apply, the medium density code could be used to circumvent dwelling 
density and subdivision design controls usually enforced through DA 
assessment.


Using the Code, a proponent could:


▪ Put roads and services on a site, but leave all or some of the 
land to be used for residential allotments as residue lots. There 
are a variety of reasons a proponent would do this besides 
seeking to use the Code.


▪ Obtain a complying development certificate for terrace or 
manor-house development on the residue lots, even if the zone 
is R2 and the intended density is 15-20 dwellings/ha.


▪ Obtain a complying development certificate to torrens-title 
subdivide the resulting terrace development, or strata-title 
subdivided manor house developments.


This would lead to development which is much more dense than what 
has been planned for in local infrastructure planning. However, it does 
have the potential to increase dwelling diversity.


Greenfield development


Traditional R2 
subdivision pathway


Potential R2 medium-
density code 
subdivision pathway


Undeveloped land or 
rural use


Initial subdivision 
with residue lots Initial subdivision 


with final lots


Subdivision and 
terrace development 
by complying 
development


Construction of 
detached 
dwellings on 
each lot


DA


DA


DA


DA


Complying development
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The Medium Density Code has the following minimum property 
size requirements:


Greenfield development


Development Type Minimum lot size (sqm) Minimum street frontage 
(m)


Dual occupancy 400 12


Manor house 600 15


Terraces 600 18


Existing detached dwellings would be unlikely to be redeveloped 
as they were built recently. However, if the dimensions of sites in 
the future is the same as the dimensions of sites developed 
recently, this  gives an indication of what proportion of future 
greenfield sites the Code could apply to, presuming there were no 
covenants or other mechanisms to prevent multiple dwellings 
being constructed on a single site. This is shown to the right.


Current greenfield site dimensions show that a significant 
proportion fit the Code’s minimum criteria for dual occupancies, 
but hardly any do for manor houses or terraces. 


Note that only single residential allotments have been included in 
this analysis.


Development 
Type


Dual occupancy Manor house Terraces


Proportion of 
greenfield housing 
sites developable 
under the Code


43.4% 1.9% 1.7%
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Lot Size


The City Centre District has a relatively 
high proportion of larger lots which is 
consistent with typologies that are 
usually found in commercial cores. 


The lots in the traditional retail areas 
along Macquarie Street and George 
Street are smaller, while the 
commercially zoned lots in the south-
western part of the City Centre are 
larger.







Insert main title here 
insert main title here
Insert subheading here


SGSEP.COM.AU


Liverpool City Centre District


204


Approximate building height


The building heights in the Liverpool 
City Centre are indicative of a high-
density area and reflect the range of 
development typologies. The figure on 
the right shows approximate building 
height, although in some cases two 
storey commercial development is 
recorded as three storey development.


Three-four storey walk ups are the 
most common typology. The northern 
part of the City Centre contains larger 
apartment buildings. Heights are lower 
around the traditional retail strip along 
Macquarie Street north of Scott Street.
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Site coverage


The Liverpool City Centre District 
accommodates the highest density in 
the LGA. 


There is very high site coverage on the 
large lots within the commercial part 
of the City Centre, reflecting the built 
up commercial and retail environment.


Walk-up flats on the periphery of the 
City Centre have lower site-coverage 
with some landscaped setbacks. Newer 
apartment developments generally 
have higher site coverages.
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Strata subdivision and road layout


Almost all residential flat buildings 
around the Liverpool City Centre are 
strata subdivided, while most of the 
commercial area is not strata-
subdivided. This provides 
opportunities for potential 
redevelopment of the commercial land 
under the current B4 zoning. By 
contrast, the distributed ownership of 
strata-subdivided apartment blocks 
around the edge of the Liverpool City 
Centre is likely to constrain any 
redevelopment.


The Liverpool City Centre has a strong 
traditional grid layout.
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Open space and elevation


The topography of the Liverpool City 
Centre is relatively flat, with a ridgeline 
running down Macquarie Street to the 
south-west.


Open space in the city centre is 
concentrated around the periphery of 
the District. There is little public open 
space in or near core areas of the City 
Centre. 
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Lot Size


The established parts of Eastern District 
in older suburbs such as Moorebank have 
relatively large lots.  In Moorebank and 
Chipping Norton, most lots are between 
600-800m2. Holsworthy and 
Hammondville have smaller lots of 
predominately 450-600sqm.


Site coverage and lot sizes are 
significantly smaller in the new release 
areas in the Eastern District, and in more 
recently developed areas such as Wattle 
Grove. 
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Site coverage


The smaller lot sizes of the newer release 
areas and Wattle Grove translate into 
high site coverages. By contrast, 
Moorebank, Chipping Norton and 
Hammondville have low site coverages 
speaking to a suburban character with 
large lots and houses with relatively small 
footprints. 
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Approximate building height


Eastern District


Most dwellings in the older parts of the 
Eastern District, including Moorebank, 
Hammondville, Holsworthy and the 
southern part of Chipping Norton, are 
one storey.


Most dwellings in Wattle Grove are one 
storey despite its more recent 
development, while Georges Fair and the 
northern part of Chipping Norton contain 
predominately two-storey houses and 
have relatively high site coverages.
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Open space and elevation


There are large open space corridors 
through the Eastern District along the 
Georges River, Anzac Creek and Harris 
Creek.


The Moorebank industrial area and 
Wattle Grove are relatively flat, while a 
ridgeline along Nuwarra Road slopes 
down into the suburbs on either side and 
towards the Georges River, providing 
views along east-west streets. The land 
around the Georges River in the eastern 
part of the District is relatively flat, 
forming a large floodplain.
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Lot Size


There are broadly similar lot sizes in the 
eastern and western halves of the 2168 
District. The western half has a large 
cluster of lots with areas greater than 
600sqm positioned around courts, as well 
as some smaller sites. The eastern half 
has a mix of lots sizes between 550-
750sqm.


Lots are much smaller in the  north-
western and south-western corners of 
the District, which were more recently 
developed.
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Site coverage


Despite the similarities in lot sizes 
between the western and eastern halves 
of the 2168 District, there are stark 
differences in site coverage.


The eastern half of the District has very 
low site coverage and is populated by 
small detached dwellings originally built 
by the Housing Commission when the 
area was developed, some of which have 
been redeveloped.


The eastern half of the District has much 
higher site coverages, particularly in the 
North-Western corner. This reflects the 
presence of larger detached houses with 
smaller setbacks in this area.
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Approximate building height


Building heights in the eastern half of    
the District are predominantly one storey, 
with small building footprints. Small 
pockets of 5 or more storeys show the 
public housing apartments co-located 
with local centres.


By contrast, the western half of the 
District has larger building footprints. 
Most of the housing is predominately 
one storey, although there is a greater 
mix of building heights. The north-
western part of the District has mostly 
two-storey dwellings. 
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Open space and elevation


There is a large amount of open space in 
the 2168 District, and almost all houses 
would be within an easy walk of a local 
park. There are also substantial open 
space corridors along the Cabramatta 
Creek and Hinchinbook Creek.


The district is relatively hilly and slopes 
away from the Cabramatta Creek and 
Hinchinbrook Creek. A ridge line runs 
near South Liverpool Road and the land 
slopes away steeply to the south, 
providing sweeping views of Liverpool 
where roads run perpendicular to the 
ridge.
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Lot Size


Lot sizes are much larger in the suburbs 
of Liverpool and Warwick Farm than the 
rest of the District. There is also a cluster 
of larger lots in Casula.


Lurnea has a consistent subdivision 
pattern of lots with areas between 450-
600sqm.


Consistent with its more recent 
development, Prestons has much smaller 
lot sizes.
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Site coverage


Site coverage varies significantly across the 
District in line with the changing time 
period of development.


The suburbs of Liverpool, Warwick Farm, 
Lurnea and the north-western part of 
Casula have low site coverages and small 
dwellings similar to the eastern part of the 
2168 District, creating a suburban character 
with smaller houses.


The south-western part of the District has 
higher site coverages and larger dwellings 
on smaller lots.


Some redevelopment has occurred in the 
parts of the suburb of Liverpool outside of 
the City Centre, resulting in a mix of site 
coverages.
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Approximate building height


Established District


The northern parts of the District which 
have lower site coverages contain 
predominately single storey dwellings, 
although the redevelopment which has 
occurred in the suburb of Liverpool has 
led to some two-storey dwellings 
scattered through this area.


The south-western part of the District 
and the southern parts of Casula have 
more two-storey dwellings and 
substantial houses.
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Open space and elevation


Open space in the District is concentrated 
in creek corridors, with some large parks 
distributed through Lurnea , Casula and 
Prestons. 


The land in the District is relatively hilly. 
There are several hills in Lurnea and 
Casula which provide views of the 
surrounds.


The land slopes steeply away east of the 
Princes Highway to the Georges River. 
This is particularly notable in the 
Leacocks Lane Estate, and contributes to 
its distinctive character. 
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Strata subdivision
There is a scattering of stata-subdivided lots in the 
Established District in the suburbs of Liverpool and 
Casula. This indicates lots which contain two or more 
dwellings and on which infill housing redevelopment 
has occurred. In places there are clusters of these lots, 
the housing character is in transition from 
predominately older, smaller dwellings to 
predominately dual occupancy and villa-style 
developments with a greater apparent density from 
the street.


There is a large cluster of multi-dwelling housing 
strata lots in the north-eastern corner of Lurnea. 
These are mostly older villa-style developments, a 
satellite image of which is shown below.
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Lot Size


Lot sizes for detached housing in the New 
Release District are substantially smaller 
than lots anywhere else in the Liverpool 
LGA. Lots are particularly small in the 
newest developments, visible in parts of 
Edmondson Park, Middleton Grange, 
Austral and Leppington.


The remaining large lots in Austral and 
Leppington are awaiting subdivision for 
suburban development, while Denham 
Court is zoned to retain its large-lot 
residential character.
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Site coverage


Site coverage is generally very high in the 
New Release District, particularly in the 
parts of the District which were recently 
developed. This creates a characteristic 
streetscape with very small side setbacks 
and very few opportunities for 
vegetation. 
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Approximate building height


New Release District


Building height varies across the New 
Release District. In West Hoxton there is 
a mix of one and two storey buildings, 
while Elizabeth Hills contains mostly two 
storey buildings. Much of the rest of the 
District, in particular current and recent 
greenfield developments, contain mostly 
single storey dwellings, despite high site 
coverage and limited amounts of private 
open space.
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Open space and elevation


A prominent ridgeline runs from the 
Scenic Hills south of the Liverpool LGA, 
through the New Release District along 
the Western Sydney Parklands and north 
towards the Prospect Reservoir. This 
gives a landscape character to the 
Western parts of the District, with views 
to and from the ridgeline. The land 
further east in the District is less steep 
and gently slopes towards the 
Cabramatta Creek and Hinchinbrook 
Creek.
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Executive Summary 


Recent changes to the NSW planning system require all NSW councils to prepare a Local Housing Strategy in 


consultation with their communities. This strategy must align with the broader NSW government strategic 


planning framework and provide direction at a local level about where, and in what form, new housing will be 


delivered. 


The Liverpool Local Housing Strategy must be consistent with the high-level priorities of the Greater Sydney Region 


Plan – A Metropolis of Three Cities and the Western City District Plan.  The related Western Parkland City vision, 


Liverpool Collaboration Area Place Strategy and Western Sydney City Deal also provide direction for transformative 


economic investment in Liverpool to support the Western Sydney Aerotropolis, transform the Liverpool CBD, 


encourage a diverse mix of housing and deliver essential community infrastructure such as the Fifteenth Avenue 


Smart Transit (FAST) corridor. All of these actions will support the continued success of Liverpool as a major 


strategic centre with a 24-hour economy in its CBD, strong population and economic growth, and diverse and 


affordable housing in accessible locations close to centres. 


The Local Housing Strategy is based on evidence from the Liverpool Housing Study 2019, and is consistent with 


Council’s Local Strategic Planning Statement (LSPS) ‘Connected Liverpool 2040’ and Community Strategic Plan ‘Our 


Home, Liverpool 2027’. This Housing Strategy sets out the priorities and actions to deliver suitable housing in the 


right locations to meet the needs of the Liverpool community over the next 20 years. It ensures that housing 


delivery protects local amenity and character, open space and ecological values and is aligned with infrastructure 


delivery.   


At 2020, the population of the Liverpool local government area (LGA) is estimated at 234,236 people.1 Housing 


densities are concentrated in the Liverpool CBD and areas with good transport access. New greenfield growth has 


occurred in the western part of the local government area and is characterised by low density housing, which is the 


predominant form of housing outside the CBD. The population is forecast to grow to 358,871 people by 2036, a 


growth rate of 2.7% per annum.2 This may necessitate an estimated 43,452 additional dwellings in the period 


2016-2036.3 Council is on track to meet or exceed its short-term 0-5 year housing target of 8250 additional 


dwellings in the period 2016-2021 contained within the Western City District Plan. However, the provision of 


suitably diverse and affordable housing in the right locations remains a challenge for Liverpool Council as it works 


to meet its 6-10-year housing target of 8500-12,000 dwellings. 


The SGS Housing Study found there is sufficient feasible capacity under existing planning controls to deliver almost 


50,000 new dwellings by 2036. However, the current planning controls do not encourage or support the delivery of 


diverse medium density housing. Given the expected demand for smaller and more affordable housing options 


that cater to the needs of families and other household groups in the area, this Housing Strategy recommends a 


number of actions to support housing diversity to cater for community needs in locations with good access to 


transport, community services and local amenities. It also highlights the importance of protecting Liverpool’s 


unique local character and liveability. It is also proposed that new infrastructure be delivered to support increased 


housing densities in the right locations, and that provisions be made for affordable housing and renewal of existing 


social housing assets.  


This Housing Strategy establishes Housing Priorities and Objectives that align with relevant Planning Priorities in 


the Western City District Plan and Council’s LSPS. It sets out recommendations to inform the drafting of 


amendments to the Liverpool Local Environmental Plan (LEP) and actions to increase housing diversity and 


affordability. An Implementation and Delivery Plan is provided in Part D of this Strategy to provide a pathway for 


the implementation of the Housing Strategy actions across the short, medium and longer terms. 


  


                                                           
1 Forecast.id Population Forecast, https://forecast.id.com.au/liverpool/ 
2 Forecast.id Population Forecast, https://forecast.id.com.au/liverpool/ 
3 SGS Economics & Planning, Liverpool Local Housing Study 2019 
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Key recommendations of this Strategy include: 


» Housing growth and location: Council implement provisions and actions to support housing growth including: 


> Prepare Precinct Plans for relevant areas identified for short-term investigation in this Strategy. 


> Progress sustainable, high density transit-and landscape-oriented development along the Fifteenth 


Avenue Smart Transit (FAST) Corridor. 


> Work with the Department of Planning, Industry and Environment (DPIE) to review the planning controls 


in the Growth Centres State Environmental Planning Policy (SEPP) and DCP to address land 


fragmentation, ensure consistency across the Liverpool local government area and encourage high 


quality and diverse residential development.  


> Ensure increased density is consistent with the housing vision, principles and objectives, and locational 


requirements. 


> Ensure new development is located where it will not impact on important rural areas. 


» Housing diversity: Council implement provisions and actions to increase housing diversity including: 


> Review existing land use and development controls for R1, R2 and R3 zones to encourage greater 


medium density and housing diversity in the context of the Medium Density Housing Code. 


> Explore mechanisms to permit manor homes, with appropriate development controls in residential 


zones. 


> Review controls in the R3 zone to improve development feasibility having consideration to appropriate 


built form outcomes. 


> Prepare a new Development Control Plan (DCP) with specific controls for medium density housing to 


ensure design quality and preservation of local character.  


> Identify opportunities to encourage appropriate densities for medium density housing through building 


height and floor space ratio provisions. 


> Encourage a greater range of apartments in the Liverpool city centre through reconfiguration of 


minimum and maximum apartment mix controls, with consideration to extending these controls to the 


broader Liverpool local government area where residential flat buildings are permitted.  


> Explore the application of a minimum Liveable Housing Standard to a higher proportion of dwellings 


delivered in multi-dwelling and residential flat building developments.   


> Collaborate with DPIE, other councils and university representatives to develop a definition of student 


housing and a range of land use and development guidelines for student housing. 


» Housing affordability: Council implement mechanisms to deliver additional affordable housing across the LGA 


including: 


> Develop an Affordable Housing Contributions Scheme and review Council’s Planning Agreements Policy 


to encourage the delivery of affordable housing. 


> Partner with the NSW Government to investigate the potential for master planned precincts (such as 


Hargrave Park in Warwick Farm and social housing in the 2168 postcode) by rezoning land to renew and 


increase social and affordable housing. 


> Partner with the NSW Government to review the Masterplan for Miller Town Centre. 


> Advocate to the NSW Government for more investment in social and affordable housing.  


> Investigate other non-planning mechanisms to increase affordable housing in the local government 


area, such as partnerships with community housing providers.  
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» Built form and sustainability: Council implement mechanisms to deliver high quality development across the 


LGA including: 


> Collaborate with the State Government to review the Growth Centre medium density controls to 


encourage an appropriate mix of medium density dwellings, ensuring the controls align with the broader 


Liverpool LEP controls while preserving local character and amenity of low-density suburbs.  


> Introduce place-based strategic planning controls to respect and preserve Liverpool’s built heritage and 


local character.  


> Ensure new housing is sustainable and high quality, demonstrating climate resilience in design and 


materials. 


While under current controls there is a demonstrated capacity to meet demand for housing over the next 20 years, 


the Housing Strategy also identifies investigation opportunity areas, which can support additional housing growth 


over the next 20 years. These areas will be subject to more detailed investigation through place-based studies 


examining impacts on local character and any required technical investigations. 


» Short term investigation areas identified for Council to consider LEP amendments to facilitate housing 


growth include:  


> Liverpool City Centre and Innovation Precinct 


> Warwick Farm Racing Precinct 


> Georges River North (Moore Point) 


> Miller Precinct 


» Hargrave Park is identified as a medium-term investigation area. 


In certain circumstances it may be appropriate for Council to consider rezoning for residential uplift in appropriate 


locations outside of the identified Investigation Areas. However, these should only be considered where they align 


with the Vision, Priorities and Objectives of this Strategy and meet the following specific criteria: 


» Areas rezoned for increased housing density should be located within 800m of major transport nodes 


» New housing should have good access (within 400m) of open space, employment opportunities and retail 


facilities 


» New housing should be located and designed to preserve the character of existing local neighbourhoods, 


areas of high ecological value and existing heritage. 


» New housing must be supported by infrastructure improvements including the provision of affordable 


housing where appropriate. 


For the purposes of this Strategy, the following short, medium- and long-term timeframes have been established 


to align with the proposed Actions and Delivery Plan. These timeframes also align with those in the LSPS and 


Community Strategic Plan.  


» Short term: 2020/2021 


» Medium term: 2021/2022–2024/2025 


» Long term: 2025/2026-2035-2036 
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Consultation 
The Local Housing Strategy has been informed by Council’s Local Housing Study 2019. It has also been informed by 


Connected Liverpool 2040 – Council’s Local Strategic Planning Statement (LSPS), and Our Home, Liverpool 2027 – 


Council’s Community Strategic Plan (CSP). The preparation of both the LSPS and CSP involved extensive community 


consultation. 


The Local Housing Strategy is on public exhibition for a period of 28 days.  


Visit http://listens.liverpool.nsw.gov.au to comment on this Strategy. 


  


The Liverpool Housing Vision: 


> Liverpool will be a socially connected, culturally diverse and cosmopolitan city with a 


strong sense of community.  


> People will have access to quality, affordable and appropriate housing close to open 


space, transport connections and local jobs.  


> By balancing housing, employment and retail uses, residents will be able to live, work and 


play within a 30-minute city.  


> A mix of high-quality housing types will be provided, with densities concentrated in centre 


locations, particularly the Liverpool City Centre – and around town centres.  


> Important rural areas and areas of high ecological value will be protected.   


> Distinct suburbs with a focus on local character, quality-built form and maximising 


amenity will be maintained.  


> New housing will have a focus on sustainability, climate resilience and accessibility to high-


quality open space, frequent public transport connections and community facilities.  


> All housing will be supported by crucial transport and service infrastructure.  


> Affordable housing will be delivered to meet the housing needs of very low, low and 


middle income residents, with a focus on renewal of existing social housing assets in 


collaboration with the State Government and community organisations.  


> Improvements to the urban domain will maximise amenity through incorporation of water 


sensitive urban design, provision of green space and the establishment of walkable 


neighbourhoods. 



http://listens.liverpool.nsw.gov.au/
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Glossary 


The following terms and abbreviations apply throughout this document: 


Term Definition 


ABS  Australian Bureau of Statistics 


ANEF / ANEC Australian Noise Exposure Forecast / Contour 


City Deal The Western Sydney City Deal 2018 


Collaboration 
Area Strategy 


The Liverpool Collaboration Area Place Strategy 2018 


Community 
Strategic Plan 


Our Home, Liverpool 2027 Community Strategic Plan 


Council Liverpool City Council 


DCP Development Control Plan 


District Plan Western City District Plan 


DPIE NSW Department of Planning, Industry and Environment 


EP&A Act The Environmental Planning and Assessment Act 1979 


EPI Environmental Planning Instrument 


GSC Greater Sydney Commission 


Greater Sydney 
Region 


Greater Sydney Metropolitan Region 


HCA Heritage Conservation Area 


LEP Local Environmental Plan 


LGA Local Government Area 


LSPS Liverpool Local Strategic Planning Statement – Connected Liverpool 2040 


Region Plan Greater Sydney Region Plan 


RDS Liverpool Residential Development Strategy 2008 


RFB Residential Flat Building 


Social housing Affordable rental housing for households on low incomes that is managed either 
by the NSW public housing agency, the Department of Communities and Justice, 
or a registered community housing provider 


Housing Strategy Refers to this Housing Strategy  


Housing Study Refers to the Liverpool Housing Study 2019 prepared by SGS Planning and 
Economics, which provides the evidence base for this Strategy 


Housing stress Refers to lower income households paying more than 30 per cent of their gross 
income on housing costs. This is because these households may not have enough 
money to cover other necessities, such as food and healthcare. 
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VPA Voluntary Planning Agreement, also known as a Planning Agreement 


Western Sydney 
Airport 


Western Sydney International (Nancy-Bird Walton) Airport 


WSAP Draft Western Sydney Aerotropolis Plan 


WSROC Western Sydney Regional Organisation of Councils 
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Terminology 


This section of the Strategy outlines the key terminology used in this document to refer to the following: 


» Housing typologies 


» Essential workers 


» Social and affordable housing 


» Household types 


An understanding of the above concepts underpins the analysis and policy approaches in this Strategy. 


Housing typologies 


For the purposes of statistical analysis, this Strategy identifies: 


» Low density housing as detached houses 


» Medium density housing as attached dwellings 


» Higher density housing as flats or apartments. 


However, there is a range of different housing typologies, as defined under the Standard LEP Instrument 2008, 


which can be categorised as low, medium and high-density housing for the purposes of the statistical analysis. 


These include the following: 


» Low density housing: 


> dwellings (and secondary dwellings on the same lot) 


» Medium density housing: 


> Attached and semi-detached dwellings 


> Dual occupancies 


> Multi dwelling housing 


> Manor homes 


» High density: 


> Residential flat buildings 


> Shop top housing. 


Social and affordable housing 


Social housing is affordable rental housing for people on low incomes and generally with support needs. It includes 


public, community and Aboriginal housing. Public housing is managed by the Department of Communities and 


Justice (DCJ) and community housing is managed by non-government organisations the majority of which are 


registered community housing providers (CHPs).  


Affordable housing is not the same as social housing. It provides housing for low-to-moderate income earners that 


may be struggling to pay market rents in their area. Affordable housing is generally let at around 20-25% below 


market rental prices. Many affordable housing programs also apply the ‘30% of income’ housing stress test, to 


ensure that families can meet other basic living costs, such as food clothing, transport, medical care and education.  


Essential Workers 


Essential workers are generally described as ‘people whose occupations are considered essential to the 


functioning of cities, but who are typically on fixed low to moderate wages.’ Occupations that are considered to be 
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‘essential’ differ between jurisdictions and can include anything from service sector workers to medical and 


emergency service personnel. For Liverpool, essential workers may include hospital workers (including nursing 


staff, cleaners and administrators), essential service personnel such as police and fire, educational staff such as 


teachers and childcare workers, aged-care workers, transport staff (such as bus drivers), and a range workers 


associated with the new Western Sydney Airport and associated industries including logistics staff, baggage 


handlers and airline staff.  


Household types 


The following ABS Census definitions are used to describe different types of households in this report.  


 ABS Classification  Definition 


Household A household is defined as one or more persons, at least one of whom is 15 years of 


age, usually resident in the same dwelling 


Couple  A couple is defined as usually two people residing in the same household who share 


a social, economic and emotional bond usually associated with marriage and who 


consider their relationship to be a marriage or marriage-like union 


Couple family  A couple family can be with or without children and may or may not include other 


related individuals. A couple family with children present can be expanded to 


elaborate on the characteristics of those children, such as their number, age and 


dependency status 


Lone person household A private dwelling, with only one person aged 15 years or over 


One parent family 


 


A one parent family consists of a lone parent with at least one child (regardless of 


age) who is usually resident in the household and who has no identified partner or 


child of his/her own. The family may also include any number of other related 


individuals 


Group household 


 


A group household consists of two or more unrelated people all over 15 years. 


There are no reported couple relationships, parent-child relationships or other 


blood relationships in these households 
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Structure of this document 


This document is structured in four parts: 


» Part A: Introduction identifies the planning and policy context, provides a snapshot of the Liverpool LGA and 


identifies high-level character descriptions of Liverpool’s neighbourhoods. 


» Part B: The Evidence highlights the key demographic and housing trends in the Liverpool LGA and their 


implications for future housing needs. It also sets out the housing vision and principles for the Strategy, 


informed by community consultation, the CSP and LSPS. It sets out the Priorities and Objectives for delivery of 


housing within the Liverpool LGA over the next 20 years and the Strategy’s alignment with relevant housing 


priorities in the LSPS and Western City District Plan (District Plan).This section also outlines the capacity for 


housing under the current planning controls in the Liverpool LGA, including the potential gaps between the 


types of housing that can feasibly be delivered and the expected demand for different types of housing.  


» Part C: The Priorities identifies the locations where Council will undertake place-based studies to facilitate 


housing growth, the types of housing that are likely to be delivered in the areas under new planning controls, 


and the dwelling projections in the 0-5-, 6-10- and 20-year timeframe, as required by the Western City District 


Plan. It also provides detail relating to housing affordability in the Liverpool LGA and actions to improve 


housing affordability and diversity.  


» Part D: Implementation and Delivery Plan sets out when and how housing will be delivered. 


 


 







 


 


 


 


 


 


 


 


 


SECTION 1: INTRODUCTION  
 


  







 


2 
 


1.1  Introduction and context 


Liverpool is a large local government area (LGA) that features city, suburban and rural living. It has a large and 


proudly diverse population with a range of birthplaces and languages spoken.  


Over the next 20 years, Liverpool will undergo immense change. The population will increase, Western Sydney 


International (Nancy-Bird Walton) Airport (Western Sydney Airport) will open, employment opportunities will 


grow, and there will be significant investment in a range of infrastructure projects including a number of key 


transport projects. As a result of these changes, Liverpool will cement itself as a major strategic centre within 


Sydney.  


The Liverpool community is proud of its diversity and inclusion. It strives to create strong social connections, values 


its heritage and environment and leads through collaboration. These values are enshrined in the strategic 


directions of Liverpool City Council’s (Council) Our Home, Liverpool 2027 Community Strategic Plan (Community 


Strategic Plan). This Housing Strategy has been prepared having regard to the needs and values of the Liverpool 


community, whilst responding to the significant opportunities and investment identified for the Liverpool LGA over 


the next two decades. 


Council has approved its Local Strategic Planning Statement – Connected Liverpool 2040. The LSPS sets out a 20-


year vision for land use, as well as priorities and actions for housing for the Liverpool LGA. It reflects the special 


characteristics that contribute to local identity, identifies shared community values to be maintained and 


enhanced, and identifies how growth and change will be managed into the future. The LSPS was informed by 


significant community engagement including a community survey which identified strong community support for 


the protection of local character of suburbs, provision of apartments in the Liverpool City Centre and areas close to 


public transport and services, and a greater variety of housing options in the LGA 


The Liverpool Local Housing Strategy (Housing Strategy) is consistent with and reflects the strategic objectives of 


the District Plan, Community Strategic Plan and the LSPS. It is informed by an evidence-based Housing Study 


prepared for Council by SGS Economics and Planning, which provides demographic and housing analysis, as well as 


forecast demand and housing capacity for the Liverpool LGA. The Housing Strategy will inform updates to the 


Liverpool Local Environmental Plan (Liverpool LEP) and Liverpool Development Control Plan (Liverpool DCP), as 


well as the development of new Council policies and potential amendments to existing Council policies including its 


Contributions Plans. 


This Strategy aligns with Council’s and the community’s vision for housing and NSW Government-led strategic 


plans and outlines how Council will meet the requirements of the District Plan. It also: 


» identifies the unique housing needs of Liverpool’s current and future residents 


» develops an approach to boost housing diversity and affordability, responding to local needs, while enhancing 


the character of local neighbourhoods 


» provides for population and housing growth 


» aligns growth with infrastructure 


» leverages off the new Western Sydney Airport/Aerotropolis development to boost productivity, economic 


activity and local jobs within the LGA. 


The Liverpool Local Housing Strategy is a high-level strategy providing direction for the provision of housing for the 


community over the next 20 years. Place-based studies will be undertaken by Council to refine and test the 


scenarios of this Strategy to identify areas to accommodate growth, responding to housing and local needs and 


protecting local character. 
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1.2  Planning policy and context 


There are a range of global, federal, state, regional and local strategic documents, as well as statutory and non-


statutory planning policies, that have informed the development of this Strategy. These are set out below. 


1.2.1  Global and national policy context 


There are several global and national megatrends to consider to ensure a resilient community into 2030 and 


beyond. These are outlined below in Table 1 and are adapted from the outcomes of the Organisation for Economic 


Cooperation and Development (OECD) Round Table on Urban Development4 and Infrastructure Australia’s Our 


Cities National Urban Policy Paper.5  


Table 1 Global and national housing sustainability principles 


 Trend Details Implications for consideration in this Strategy 


Managing 
urban 
growth 


 


Rapid expansion of urban areas can 
lead to social inequalities and 
geographic divides 


 


Ensure growth is staged with supporting 
infrastructure, and that new housing caters for the 
diverse Liverpool community and does not result 
in social displacement through rapid gentrification 
and increasing rental prices 


Building 
competitive 
cities 


Fostering competitiveness, innovation 
and sustainability 


Access to affordable high-speed 
broadband, efficient public transport 
and infrastructure 


Competing for commerce and skilled 
labour, improving performance, aligning 
workforce availability and capacity to 
meet demand, support education, 
research and innovation 


Enable easy access to jobs through a mix of uses, 
transport provision, internet access and design of 
homes with flexible space for work 


Social 
challenges 


 


Support urban development that 
enables aging in place, is socially 
inclusive and is integrated with 
surrounding community facilities 


Provide diverse dwelling forms and 
sufficient affordable housing options 
across all tenures including home-
ownership, private rentals, social and 
affordable housing and crisis 
accommodation, to accommodate 
people for short or longer periods at 
different points in their lives 


Design new housing stock so people can ‘age in 
place’, with a diversity of housing choices and lot 
sizes to increase variation in price points for both 
rent and purchase 


 


Sustainable 
urban 
finance 


Traditional and new funding 
mechanisms, cost recovery, public 
private partnerships, monitoring 
performance of local services 


Council will consider other avenues to improve 
housing affordability 


 


                                                           
4 Adapted from https://www.oecd.org/urban/roundtable/45159707.pdf, 


http://www.un.org/en/development/desa/policy/wess/wess_current/wess2013/Chapter1.pdf 


5 Adapted from http://infrastructureaustralia.gov.au/policy-


publications/publications/files/Our_Cities_National_Urban_Policy_Paper_2011.pdf 



https://www.oecd.org/urban/roundtable/45159707.pdf

http://www.un.org/en/development/desa/policy/wess/wess_current/wess2013/Chapter1.pdf

http://infrastructureaustralia.gov.au/policy-publications/publications/files/Our_Cities_National_Urban_Policy_Paper_2011.pdf

http://infrastructureaustralia.gov.au/policy-publications/publications/files/Our_Cities_National_Urban_Policy_Paper_2011.pdf
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1.2.2  Liveable Housing Design Guidelines 


The Commonwealth Department of Social Services (DSS) has published the Liveable Housing Design Guidelines, 


which provides a guideline for designing and building Australian homes to meet the changing needs of occupants 


over their life time.  


This initiative will benefit people with a disability and ageing Australians through the inclusion of easy living 


features that aim to make homes more accessible by ensuring they are: 


» easy to enter 


» easy to move in and around 


» capable of easy and cost-effective adaptation 


» designed to anticipate and respond to the changing needs of home occupants. 


There are three performance levels under the Guidelines as follows: 


» Silver level – focuses on the key structural and spatial elements that are critical to ensure future flexibility 


and adaptability of the home. Incorporating these features will avoid more costly home modification if 


required at a later date 


» Gold level – provides for more generous dimensions for most of the core liveable housing design elements 


and introduces additional elements in areas such as the kitchen and bedroom 


» Platinum level – describes design elements that would better accommodate ageing in place and people with 


higher mobility needs. This level requires more generous dimensions for most of the core liveable design 


elements and introduces additional elements for features such as the living room and flooring. 


Although the Guidelines are voluntary, many Government, not-for-profit and private organisations are choosing to 


apply them in residential development design as they are relatively inexpensive (particularly for Silver and Gold 


level) and allow for the changing needs of occupants over their lifetime. This avoids expensive retro-fitting of 


existing residential dwellings to meet the changing needs of residents and the community over time. Dwellings 


designed to meet Silver or Gold standards also provide suitable accommodation for families (particularly those 


with young children), as well as housing to meet the needs of multi-generational family households which 


accommodate a broad range of age groups in a single residence. In addition, the Guidelines are consistent with the 


strategy being led by the DSS to increase national awareness about the importance and benefits of Universal 


Housing Design.  


1.2.3  State and regional policy context  


There is a range of NSW Government state and regionally significant policies that have been taken into account in 


preparing the Housing Strategy. These are detailed in Tables 2 and 3 below. 







Table 2 State planning context 


State context Details Implications for consideration  


Premier’s 
Priorities 


The Premier has identified 12 priorities for tackling important issues for the people 
of NSW, including improving housing affordability, creating jobs and building local 
infrastructure. Key employment lands within Liverpool’s strategic locations must be 
protected, housing provided in the right place for the rapidly growing population, 
and affordability improved through greater housing diversity. 


Consistent with these priorities, the Strategy explores opportunities to: 


» provide more diverse housing types near local centres, high frequency 
public transport, jobs and services, and open space 


» preserve local neighbourhood character and improve amenity 


» link housing and key infrastructure delivery 


» ensure a mix of housing types and tenures will be delivered to meet the 
needs of the Liverpool community. 


 


Table 3 Regional planning context  


Regional context  Details Implications for consideration 


Region Plan Liverpool LGA is located in the Western Parkland City, centred around the 
Metropolitan Cluster of Western Sydney Airport along with Western Sydney 
Aerotropolis, Penrith and Campbelltown-Macarthur. Liverpool is also recognised as 
a Collaboration Area and Health and Education Precinct. The Region Plan aims to 
create a ’30-minute city’, requiring both better public transport to existing housing 
and ensuring that new housing is located with good access to public transport. 


The Housing Strategy has been prepared in accordance with the broader 
strategic goals for the Liverpool LGA as set out in the Region Plan.  


The Western Sydney 


City Deal 2018 (City 


Deal) 


The City Deal is a partnership between the Commonwealth and NSW Governments, 
and Councils in the Western City District including Liverpool City Council. The City 
Deal aims to leverage the construction of the Western Sydney Airport to create an 
Aerotropolis and improve the productivity, sustainability and liveability of the 
Western Parkland City. The Western Sydney City Deal contains several commitments 
which are relevant to the future of housing in Liverpool. Improved transport services 
are proposed to be established between the new Airport and Liverpool before it 
opens in 2026. Council is strongly supportive of the establishment of the Fifteenth 
Avenue Smart Transit Corridor to provided improved public transport between the 
Airport and Liverpool. These services will create opportunities for housing 
intensification and transit-oriented development along the route. Major economic 
development initiatives are identified, including for Liverpool City Centre.  


The Aerotropolis will provide a catalyst for growth for Liverpool, including the 
land surrounding Western Sydney Airport and linking to the Liverpool City 
Centre. Increased job accessibility and improved infrastructure availability will 
increase the viability and demand for medium and high-density housing types 
in multiple places in the Liverpool LGA. Funding is committed for amenity 
improvements in Western Sydney including improvements to existing open 
space corridors. Increased amenity, liveability and social infrastructure is 
important for increasing housing intensity. 
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District Plan  


 


The District Plan provides priorities and actions for the Western City District, giving 
effect to the objectives of the Region Plan. This includes planning for a city 
supported by infrastructure and growing investment, business opportunities and 
jobs in strategic centres. 


It sets a housing target of an additional 184,500 homes in the District by 2036. The 
Liverpool housing target for 2016-2021 is for 8,250 additional dwellings. The 
District Plan includes a Direction to give people housing choices by implementing the 
following Planning Priority:  


Providing housing supply, choice and affordability, with access to jobs, services and 
public transport.  


It also provides the following potential indicators for measuring achievement of this 
Priority: 


» Increased housing completions (by type)  


» Number of councils that implement an Affordable Rental Housing Target 
Scheme. 


Liverpool LGA is on track to meet or exceed its five-year housing target. The 
Housing Strategy gives effect to the requirements of the District Plan by: 


» identifying short, medium, and long-term housing targets 


» assessing local capacity for housing intensification to be concentrated in 
appropriate areas  


» supporting planning and delivery of housing in areas which can support 
growth  


» aligning housing growth with infrastructure investment 


» supporting the role of centres 


» identifying mechanisms to deliver additional affordable rental housing. 


The Liverpool 


Collaboration Area 


Place Strategy 2018 


(Collaboration Area 


Strategy) 


 


The Collaboration Area Strategy was prepared by the Greater Sydney Commission 
(GSC) to establish a vision for the Liverpool Collaboration Area. The Strategy 
identifies the challenges of the Liverpool LGA in providing housing in the right place, 
the uplift in interest in Liverpool and the need for staging and coordination of 
housing release. A key finding of the Strategy is that infrastructure must keep pace 
with population growth, that growth needs to be ‘people friendly’ with diverse 
urban form and housing mix. Liverpool as a strategic centre will continue to grow, 
with capacity for housing identified in these areas (see Figure 1 below): 


» Hargrave Park to accommodate more diverse housing  


» Georges River North to accommodate mixed use development. 


The Strategy has been adopted by GSC but not yet incorporated into the District Plan. 


The Housing Strategy incorporates the strategic directions set by the 
Collaboration Area Place Strategy and explores the potential for additional and 
diverse residential housing in Hargrave Park and mixed-use development in 
Georges River North. Council is also considering a range of potential uses for the 
Innovation Precinct within the broader Collaboration Area. 


Draft Western 


Sydney Aerotropolis 


Plan (WSAP) 


The WSAP is a preliminary planning framework for the Western Sydney Aerotropolis 
around the Western Sydney Airport at Badgerys Creek. The Aerotropolis is expected 
to contribute to an additional 200,000 new jobs which will drive demand for new 
housing and access in Western Sydney. The WSAP identifies potential for new 
residential growth in the Liverpool LGA (see Figure 2 below), including 
approximately 8500 dwellings in the Aerotropolis core. It also plans to connect 
Liverpool City Centre to the Aerotropolis through rapid transit connections. The 
WSAP has a vision for a more liveable, compact Western Sydney, based on delivery 
of diversity of jobs and housing. Housing is ideally located within 10 minutes of 


The significant investment in infrastructure and associated land use changes 
will have an impact on the demand for housing within the Liverpool LGA and 
surrounding area. The WSAP identifies areas for future employment and 
housing growth in the LGA, which will inform the preparation of a specific 
State Environmental Planning Policy (SEPP). A discussion paper for the SEPP 
was released alongside the WSAP in December 2019. Once the WSAP is 
finalised, the Liverpool Housing Strategy may be updated to take into account 
any future residential development in the LGA.  
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centres and five minutes from parks and open space. There is potential for additional 
housing to be provided in the Liverpool LGA in areas such as Rossmore in the long 
term. 


Transport for NSW 


Future Transport 


2056 


 


Future Transport 2056 is the NSW Government’s long-term transport strategy. It 
provides priorities for transport infrastructure to achieve the ’30-minute city’ as set 
out in the Region Plan. New and upgraded transport connections are identified for 
this purpose.  


 


Future transport projects for Liverpool are still at ‘proposal’ stage with funding 
not yet confirmed. Despite this, the future transport infrastructure projects 
identified for the Liverpool LGA have been taken into account in developing 
this Strategy. These include: 


» 0-10 years: Infrastructure to support rapid and improved bus connections 
between Western Sydney Airport and Penrith, Liverpool, Blacktown and 
Campbelltown-Macarthur. 


» 20+ years: Sydney Metro City and Southwest Extension to Liverpool, and 
M5 motorway extension from Liverpool to Outer Sydney Orbital (M12) 


RMS Western Sydney 


Infrastructure Plan 


2018 


The RMS Infrastructure Plan is a collaborative infrastructure funding project 
between the Commonwealth and NSW Governments. The project includes a 10-
year, $3.6 billion road investment program for Western Sydney, delivering major 
road upgrades in support of integrated transport solutions to capitalise on the 
Western Sydney Airport at Badgerys Creek. There are several funded projects 
focused on Liverpool, the most significant being the M12 motorway, which is 
proposed to start construction in early 2022 and will provide connections between 
Western Sydney International Airport at Badgerys Creek and the surrounding 
Aerotropolis to other employment areas and population centres via the Sydney 
Motorway Network.  


The Housing Strategy identifies and leverages off the current funded transport 
projects identified in the Plan including the: 


» M12 Motorway 


» Northern Road upgrade 


» Bringelly Road upgrade 


The Liverpool Health, 


Education, Research 


and Innovation 


Precinct Strategy 


2017  


Liverpool City Council is part of the Liverpool Health, Education, Research and 
Innovation Precinct Committee which includes a number of non-government and 
government organisations committed to the revitalisation of the Liverpool City 
Centre as an innovation precinct accommodating a range of health and education 
uses. The Precinct Strategy has been prepared to provide a plan for the 
redevelopment of the Liverpool CBD, identifying the key anchors, primary 
opportunities, connectivity, ‘collaboration area zones’, shared infrastructure 
opportunities, sustainability principles and green space. The precinct strategy also 
identifies affiliated residential and commercial growth including high-density 
residential development to complement health, education and research facilities in 
the Liverpool CBD. 


The Housing Strategy acknowledges the significant growth in education, health 
and research facilities that will occur in the Liverpool LGA and surrounding 
area over the next 20 years catalysed by the opening of the new Western 
Sydney Airport and associated infrastructure. The Housing Strategy seeks to 
develop an appropriate policy response to the expected growth in demand for 
accommodation including suitable housing for students and essential workers. 


 







Figure 1 Liverpool Collaboration Area Place Strategy structure plan 
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Figure 2 Draft Western Sydney Aerotropolis structure plan 


 


 


 







 


1.2.4  Local strategic policy context 


There are a number of local strategic policy documents and Council-led initiatives which influence the 


recommendations and outcomes of the Housing Strategy. These are detailed in Tables 4 and 5 below.  


Table 4 Local Strategic Planning Context  


Local context  Details Implications for consideration 


Liverpool 


Community 


Strategic Plan 


The Community Strategic Plan informs local policies and strategies, with strategic directions on 
connections, strengthening and protecting the environment, generating opportunity and leading 
through collaboration.  


Challenges are identified across: 


» community pride and heritage 


» economic development 


» social connection 


» environmental sustainability  


» transport accessibility. 


The Plan has four directions that assist in categorising community-led priorities: 


» Social: Creating connections 


» Environment: Strengthening and protecting our environment 


» Economic: Generating opportunity 


» Civic leadership: Leading through collaboration. 


The Housing Strategy seeks to implement the strategic directions 
set out in the Community Strategic Plan by supporting the 
delivery of housing that meets the needs of the local community 
and fosters improved social connections, increased economic 
opportunities and protects the environment. 


LSPS 


 


Liverpool’s LSPS has been prepared to establish Council’s future strategic planning vision for the 
next 20 years. The LSPS reflects a 20-year timeframe consistent with DPIE requirements, and aligns 
with the Housing Strategy.  


The LSPS acknowledges the rapid growth of the LGA and establishes key strategic planning priorities 
to guide new growth and development. It establishes four key Planning Priorities: 


1. Connectivity – transport linkages 


The LSPS aligns with the District Plan and has informed the 
development of Council’s Local Housing Strategy. The Housing 
Strategy has taken into account the LSPS’s 16 Planning Priorities, 
with key focus on the following Liveability Priorities: 


» Local Planning Priority 5 – A vibrant, mixed-use and walkable 
24-hour City Centre with the Georges River at its heart 
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2. Liveability – housing, community, infrastructure 


3. Productivity – employment and innovation 


4. Sustainability – environment 


» Local Planning Priority 6 – High-quality, plentiful and 
accessible community facilities, open space and 
infrastructure aligned with growth 


» Local Planning Priority 7 – Housing choice for different 
needs with density focused on the city centre, and centres 
well serviced by public transport 


» Local Planning Priority 8 – Community-focused low-scale 
suburbs where our unique local character and heritage are 
respected 


» Local Planning Priority 9 – Safe, healthy and inclusive places 
shaping the wellbeing of the Liverpool community 


Planning Priority 7 is an important consideration for delivering 
housing that meets the needs of the community and encourages 
improved productivity in the LGA. Many of the policy approaches 
set out in the Housing Strategy are based on this Local Planning 
Priority. 


Liverpool 


Residential 


Development 


Strategy 2008 


(RDS) 


 


In 2008, Liverpool Council adopted the RDS to establish a direction for housing Liverpool’s 
population over the next 25 years by identifying opportunities to accommodate additional 
residential development in the LGA. At the time, Liverpool Local Environmental Plan 1997 applied in 
the LGA which provided for dispersed residential development throughout the LGA. The RDS 
recommended a new approach to concentrate new residential development in areas that are highly 
accessible to public transport, business centres and a range of services and community facilities. The 
RDS identified twelve investigation areas including Moorebank, Casula, Miller and Green Valley to 
accommodate ‘high density residential nodes.’ A number of the recommendations in the RDS were 
implemented as part the adoption of Liverpool LEP 2008 and subsequent amendments, including 
the introduction of an R4 High Density Residential zone around the Moorebank town centre. Council 
has recently endorsed a Planning Proposal to amend the LEP to return this R4-zoned land to R3 
Medium Density Residential. Further detail is provided in Table 6 below.  


This Housing Strategy seeks to build on the work done in the RDS 
to ensure that the future delivery of housing in the Liverpool LGA 
over the next 20 years is consistent with current best practice, 
meets the needs of the community, and takes into account the 
rapidly changing nature of the Liverpool LGA. Increased housing 
densities are proposed in highly accessible locations whilst still 
protecting the character of the local area. 
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1.2.5  State statutory planning context 


There are a range of NSW statutory policies and environmental planning instruments that have been taken into account in preparing the Housing Strategy. The Environmental 


Planning and Assessment Act 1979 (EP&A Act) and associated Regulation provides the statutory planning framework for land use planning and development control across the 


State. It has recently been updated to incorporate new objectives for up front strategic planning, including the introduction of Local Strategic Planning Statements, meaningful 


community participation in planning decisions and more independent decision making, along with a Special Infrastructure Contribution Scheme. New objectives for 


development were included to encourage good design, sustainable management of built and cultural heritage and the proper construction and maintenance of buildings. The 


Strategy considers principles of good design that can be incorporated in the local planning framework such as: 


» Increasing the diversity of housing and built form. 


» The need for a robust Housing Strategy to inform and guide land use decision making for Council and the Local Planning Panel.  


» Ensuring the Strategy reflects the community’s views.  


» Ensuring the efficient and fair distribution of infrastructure costs that supports new development.  


The Section 9.1 Ministerial Directions of the EP&A Act require Councils to ensure planning proposals give effect to particular principles, aims, objectives or policies and requires 


them to be consistent or justifiably inconsistent with the terms of the Direction. Planning Proposals should generally retain areas and locations of existing business and 


industrial zones and must not reduce GFA available for employment uses in business zones or industrial uses in industrial zones. They should also not reduce residential density 


or rural minimum lot sizes unless justified by an endorsed strategy. Planning Proposals must locate zones for urban purposes in accessible locations and make provision to 


improve transport choice and reduce dependence on cars. Direction 7.8 Implementation of Western Sydney Aerotropolis Interim Land Use and Infrastructure Implementation 


Plan currently applies to Liverpool LGA and requires consistency with the Stage 1 Land Use Infrastructure and Implementation Plan (LUIIP). However, in December 2019, the 


Draft Western Sydney Aerotropolis Plan (WSAP) was placed on public exhibition including the Aerotropolis SEPP which will provide zoning and land use controls for land within 


the Aerotropolis. It is expected that the Ministerial Direction will be amended once the WSAP is finalised to require development in the Aerotropolis area to be consistent with 


the WSAP. This Housing Strategy has been prepared having regard to the exhibited WSAP. 


State Environmental Planning Policies 


There are a range of State Environmental Planning Policies (SEPPs) that apply across NSW, and some that specifically apply to areas within the Liverpool LGA. Those SEPPs that 


are of particular relevance to housing supply and diversity have been taken into account in preparing this Strategy.  


In addition, SEPP (Sydney Region Growth Centres) 2006 and SEPP (State Significant Precincts) 2005 provide specific land use and development controls for areas within the 


Liverpool Growth Centres including Austral, Leppington North and East Leppington, as well as Edmondson Park. These SEPPs are important considerations in developing the 


Housing Strategy for the Liverpool LGA, as they provide different land use and development controls to those in the Liverpool LEP. The Western Sydney Parkland SEPP applies 


to the Western Sydney Parklands area, a portion of which is located in the centre of the Liverpool LGA. 
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Table 5 State Environmental Planning Policies  


State Context Details Implications for consideration 


SEPP (Sydney Region 


Growth Centres) 2006 


This SEPP provides land use and key development controls for land identified in 
the Growth Centres for residential, employment and other urban development. 
The SEPP zones land at Austral, Leppington North and East Leppington. It permits a 
range of medium density housing including attached dwellings, manor homes and 
multi dwelling housing in the R2 Low Density Residential zone, and includes 
minimum lot sizes for certain housing types in the R2 and R3 zones to encourage 
housing diversity and the economic use of land. 


The range of permissible uses and key controls applicable to residential zones 
in the Liverpool LGA under the Growth Centres SEPP have been taken into 
account in preparing this Housing Strategy to support the alignment of zoning 
and development controls for residential uses across the Liverpool LGA. More 
detailed controls for the Liverpool Growth Centres are contained in the 
Liverpool Growth Centre Precincts DCP 2013. 


SEPP (State Significant 


Precincts) 2005 


This SEPP zones land at Edmondson Park Town Centre (which sits across the 
Liverpool and Campbelltown LGA) to provide for a range of low to high density 
residential uses in the R1 General Residential and B4 Mixed Use zone. The SEPP 
also applies key development controls for the area and is supported by more 
detailed controls in the Edmondson Park South DCP 2012. 


The specific controls for residential development in this SEPP have been 
considered as part of this Housing Strategy to provide a more streamlined set 
of residential land use controls across the LGA.  


State Environmental 


Planning Policy 


(Western Sydney 


Parklands) 2009 


The SEPP identifies land in Western Sydney across Blacktown, Fairfield and 
Liverpool LGAs knowns as the Western Sydney Parklands and sets out mandatory 
requirements to enable the Western Sydney Parklands Trust to develop the 
Western Sydney Parklands, a ‘multi use urban parkland for Western Sydney’. The 
SEPP has the effect of suspending the Liverpool LEP 2008 and Liverpool DCP in the 
locality, which is situated over the Cecil Park-Kemps Creek area to the east of the 
Austral and Leppington North Growth Centres. 


The retention of public open space and protection of the environment was 
identified as a key priority in the Community Strategic Plan. The Western 
Sydney Parklands provides a central area of green space for the Liverpool 
community and is protected in accordance with this SEPP. Policy approaches 
set out in this Housing Strategy seek to maximise access to open space for the 
community whilst accommodating the housing needs of the local community 
in suitable areas with high amenity and accessibility. 


SEPP (Exempt and 


Complying 


Development Codes) 


2008 


This SEPP aims to provide streamlined assessment processes for development that 
complies with specified development standards and that are of minimal 
environmental impact to be carried out without the need for development 
consent. Part 3B of the Codes SEPP contains the Low-Rise Medium Density Code, 
which sets out development standards for certain types of medium density 
housing where the development is permissible under the relevant environmental 
planning instrument (EPI). The Medium Density Design Guide provides more 
detailed design controls for medium density housing developed in accordance with 
the SEPP.  


The commencement of the Low-Rise Medium Density Code has been deferred 
in Liverpool LGA until 1 July 2020 and a review of the SEPP is currently being 
undertaken by the Department of Planning, Industry and Environment (DPIE). 
Some of the recommendations made as part of the review process include 
changing the name of the Code to the Two Storey Housing Diversity Code and 
allowing councils to designate special character areas in which the Code will 
not apply. 


However, the implications of the Code for the Liverpool LGA have been 
considered in detail as part of this Strategy. Subject to implementation of 
appropriate local controls, the Code provides an opportunity for Council to 
increase housing diversity across its LGA whilst protecting local amenity and 
character. A detailed assessment of the implications of the Low-Rise Medium 
Density Code for housing development in the Liverpool LGA is provided in Part 
C Section 2.1 of this Strategy. 



http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+91+2009+cd+0+N

http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+91+2009+cd+0+N

http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+91+2009+cd+0+N

http://www.legislation.nsw.gov.au/maintop/view/inforce/epi+91+2009+cd+0+N
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SEPP 70 – Affordable 


Housing (Revised 


Schemes) 


SEPP 70 now applies to all LGAs in NSW and provides the legislative mechanism 
that allows Council to impose conditions relating to the provision of affordable 
housing in development consents. To make use of SEPP 70, Council requires an 
enabling provision in the LEP that references an Affordable Housing Contribution 
Scheme. To implement SEPP 70 Council must: 


» investigate the affordable housing needs in the LGA 


» identify the areas to which an affordable housing contribution scheme will 
apply 


» determine a viable affordable housing contribution rate 


» amend its LEPs to reference affordable housing schemes. 


Liverpool Council is proposing to apply a SEPP 70 Affordable Housing 
Contribution Scheme in its LGA to increase affordable housing supply to meet 
the needs of its community. This is explored as part of this Housing Strategy 
and incorporated into the actions as part of the Implementation and Delivery 
Plan.  


SEPP (Affordable 


Rental Housing) 2009 


This Affordable Rental Housing SEPP provides incentives in the form of 
development concessions on standards to developers who include a proportion of 
affordable housing in multi-unit housing. It also provides enabling provisions for 
community housing providers (CHPs) and the Land and Housing Corporation 
(LAHC) to deliver additional social housing in appropriate locations.  


The SEPP also provides specific controls for boarding houses which, if met, cannot 
be used by Council to refuse a development application for a boarding house. 
These controls include a floor space bonus for boarding houses delivered in zones 
in which residential flat buildings are permitted. Recently the Affordable Housing 
SEPP was amended to limit a boarding house in the R2 zone to no more than 12 
rooms.  


The controls in the Affordable Housing SEPP provide important mechanisms to 
enable the delivery of affordable housing across NSW including in the Liverpool 
LGA. However, reconsideration of some of the controls, particularly in relation 
to boarding houses, is considered appropriate to ensure the delivery of 
genuine affordable housing that meets the needs of the community without 
resulting in adverse amenity or environmental impacts (recognising that new 
boarding houses meet strong market demand and contribute to housing 
diversity Council has already commenced an initiative to collaborate with other 
Western Sydney Regional Organisation of Councils (WSROC) members to 
advocate for changes to the Affordable Rental Housing SEPP to deliver genuine 
affordable housing). Further detail is provided in Part C Section 3.4 of this 
Strategy. 


SEPP 65 (Design 


Quality of Residential 


Apartment 


Development) 


SEPP 65 ensures the delivery of design quality in residential flat building (RFB) 
developments and applies specific controls to RFB development in accordance 
with the accompanying Apartment Design Guide (ADG) including parking controls 
for RFBs in areas of high transport accessibility and minimum apartment size 
controls. The ADG states that apartment mix controls should be set by each 
individual council. 


The controls for RFB development in SEPP 65 and the associated ADG take 
precedence over local planning controls where there are inconsistencies. This 
has implications for future RFB development in the Liverpool LGA particularly 
in highly-accessible areas such as the City Centre. This is considered in detail as 
part of the recommended policy approaches in this Housing Strategy. 


SEPP (Housing for 


Seniors or People with 


a Disability) 2004 


This SEPP enables the provision of housing to meet the needs of seniors and 
people with a disability. 


Consistent with the trend across NSW, there is likely to be significant growth in 
Liverpool LGA’s older age group over the next 20 years. The SEPP provides an 
important mechanism for meeting the housing needs of this population 
cohort. However, a range of mechanisms are available to Council to deliver 
additional suitable housing to meet the needs of its ageing population 
including implementation of the Liveable Housing Design Guidelines. 
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1.2.6 Local statutory planning and policy context 


The following key local Council statutory and non-statutory planning documents are key considerations for the Housing Strategy. 


Table 6 Local Statutory Planning Context 


Local Context  Details Implications for consideration 


Liverpool Local 


Environmental 


Plan 2008  


 


The LEP is the primary EPI applying to land within the Liverpool LGA. It includes four residential 
zones: 


» R1 General Residential which permits attached dwellings, boarding houses, dwelling houses, 
group homes, multi dwelling housing, residential flat buildings, secondary dwellings, semi-
detached dwellings, seniors housing and shop top housing.  


» R2 Low Density Residential which permits attached dwellings, boarding houses, dwelling 
houses, group homes, secondary dwellings, semi-detached dwellings. 


» R3 Medium Density Residential which permits attached dwellings, boarding houses, dwelling 
houses, group homes, hostels, multi dwelling housing, , secondary dwellings, semi-detached 
dwellings, seniors housing and shop top housing. 


» R4 High Density Residential which permits attached dwellings, boarding houses, dwelling 
houses, hostels, multi dwelling housing, residential flat buildings, secondary dwellings, and shop 
top housing. 


Some forms of residential accommodation is also permitted in the B1 Neighbourhood Centre zone, 
with boarding houses, hostels, shop top housing in this zone; the B2 Local Centre which permits 
boarding houses, residential flat buildings and shop top housing. In the B3 Commercial Core zone, 
group homes only are permissible. The B4 Mixed Use zone permits boarding houses, multi dwelling 
housing, residential flat buildings, seniors housing and shop top housing. Shop top housing is also 
permitted in the B6 Enterprise Corridor zone. 


The land use and development controls in the LEP are considered 
in detail in this Housing Strategy to inform the establishment of 
appropriate policy responses to encourage greater diversity of 
housing types to meet the needs of the community, and to ensure 
that local character and amenity is maintained whilst 
accommodating additional residential densities in appropriate and 
accessible locations.  


Draft LEP 


Amendments 


Liverpool LEP 2020 and Moorebank Rezoning 


Council has prepared a Planning Proposal to amend its LEP. The Planning Proposal – Liverpool Local 
Environmental Plan 2020 seeks to make a number of amendments to the current 2008 Liverpool LEP 
including the proposed rezoning of part of the R4 high density residential zone in Moorebank (which 
was rezoned to R4 as part of the 2008 LEP in response to recommendations made in the RDS). 


In addition to the proposed rezoning of part of the R4 zoned land in Moorebank the Planning 
Proposal seeks to make the following relevant changes to the Liverpool LEP: 


» Update flood planning provisions to ensure residential accommodation is considered;  


» Remove additional FSR provisions for dwelling houses in the R3 Medium Density Residential 
zone;  


Neither the Liverpool LEP 2020 nor Warwick Farm Planning 
Proposal have received a Gateway Determination at the time of 
exhibition of this draft Strategy. If a Gateway is issued for either of 
these LEP amendments, the exhibited Planning Proposals may 
differ from what is submitted. This has been taken into account in 
preparing this Strategy. In addition, structure planning work is 
underway for the Warwick Farm horse training precinct. This will 
identify the likely number of additional dwellings and a planning 
proposal and contributions plan will be developed to rezone this 
precinct. Having regard to potential rezoning of existing R4-zoned 
land around the Moorebank shopping centre to R3, this Housing 
Strategy explores potential amendments to the land use and 
development controls for the R3 Medium Density Residential zone 
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» Remove minimum lot width requirements for residential subdivision;  


» Include a Standard Instrument LEP clause to ensure residential subdivision and development 
considers the existing locality and any sensitive land uses; 


The Planning Proposal has been informed by the Local Housing Study and advice prepared by SGS 
Economics and Planning. It is currently with DPIE for consideration of a Gateway Determination.  


Draft Warwick Farm Planning Proposal 


In July 2019 Council endorsed the Draft LSPS for exhibition, which designated the subject site to be 
investigated for a mix of uses, including B4 and in December 2019 Council resolved to endorse ‘in 
principle’ the planning proposal request for 240 Governor Macquarie Drive, Warwick Farm with a 
maximum floor space ratio (FSR) of 2:1 equating to approximately 58,600m2 GFA or 500 dwellings 
with access to the bonus FSR provisions contained within Clause 4.4(2B) of the Liverpool LEP (up to 
3:1), a maximum height of buildings of 50m and the preparation of a site specific Development 
Control Plan.  


Council also resolved to proceed with a study to support a LEP amendment to provide a mix of uses, 


including a B4 zone in the Warwick Farm Precinct.      


across the Liverpool LGA which will encourage greater housing 
diversity in this zone, as well as improve feasibility of residential 
development in this zone.  
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Table 7 Local planning policies 


Local Context Details Implications for consideration 


Liverpool 


Development 


Contributions 


Plans 


 


The Liverpool Development Contributions Plans applies to all localities in the LGA. 
Specific local contributions plans have been prepared to cater for new growth 
initiatives in the LGA, such as in the City Centre, East Leppington, Established Area, 
Austral and Leppington North and Edmondson Park. . 


The Housing Strategy makes a number of recommendations in relation to potential 
updates to Council’s contributions plans to ensure that infrastructure delivery is 
provided to support the growth in residential development across the LGA. This 
includes the introduction of an Affordable Housing Contribution Scheme under 
SEPP 70. 


Liverpool 


Development 


Control Plan 2008 


(DCP) 


The Liverpool DCP applies more detailed planning controls to the Liverpool LGA. The Housing Strategy recommends certain residential controls within the DCP be 
reviewed to improve housing affordability and diversity. 


Liverpool Growth 


Centre Precincts 


Development 


Control Plan 2013 


The Growth Centres DCP applies to precincts in the Liverpool LGA that are identified as 
part of the South West Growth Centre. The DCP sets out planning design and 
environmental objectives and controls for development control in accordance with the 
requirements of the SEPP (Sydney Growth Region Centres) 2006.  


The provisions of this DCP have been considered as part of this Housing Strategy to 
better streamline the planning controls for residential development of the 
Liverpool LGA.  


Edmondson Park 


South 


Development 


Control Plan 2012  


Edmondson Park is located across both the Liverpool and Campbelltown LGAs. It was 
rezoned for urban development in 2008 and was one of the first areas to be planned in 
the NSW Government’s South West Sydney Priority Growth Area. Edmondson Park has 
been master planned to create a primarily residential neighbourhood in order to 
accommodate expected new population. The DCP sets out specific controls for this 
precinct.  


The provisions of this DCP have been considered as part of this Housing Strategy to 
better streamline the planning controls for residential development of the 
Liverpool LGA. 


 


  



https://www.liverpool.nsw.gov.au/__data/assets/pdf_file/0004/124366/Edmondson-Park-South-Final-DCP-30-Nov-2012.pdf

https://www.liverpool.nsw.gov.au/__data/assets/pdf_file/0004/124366/Edmondson-Park-South-Final-DCP-30-Nov-2012.pdf

https://www.liverpool.nsw.gov.au/__data/assets/pdf_file/0004/124366/Edmondson-Park-South-Final-DCP-30-Nov-2012.pdf

https://www.liverpool.nsw.gov.au/__data/assets/pdf_file/0004/124366/Edmondson-Park-South-Final-DCP-30-Nov-2012.pdf





1.3  Local Government Area snapshot 


1.3.1  Overview 


Liverpool City Council is located approximately 25km south-west of the Sydney CBD and spans an area of 305 


square kms. ² It includes 42 separate suburbs, ranging from the semi-rural Greendale in the west to Hammondville 


in the east. The LGA covers substantial portions of the Georges River catchment and Hawkesbury-Nepean River 


catchment, with tributaries including South Creek, Kemps Creek and Badgerys Creek.  


The Liverpool LGA is an area of cultural and natural heritage significance, with almost one in three people born 


overseas and almost half the population speaking a language other than English at home. It also has a significant 


Aboriginal population.  


Liverpool is one of the fastest growing LGAs in Sydney with sustained growth projected to 2036. Liverpool is also 


experiencing unprecedented investment in infrastructure including the new Western Sydney Airport at Badgerys 


Creek and ancillary transport links providing the catalyst for high rates of population and housing growth 


particularly over the medium to long term.  


Liverpool LGA is on track to exceed its 2016-2021 housing target of 8,250 new dwellings set by the Western City 


District Plan. This trend is likely to continue with the Housing Study confirming that there is sufficient capacity 


under existing planning controls for Liverpool to provide a reasonable proportion of the overall District Plan target 


of an additional 184,500 dwellings by 2036. 


However, housing typologies in the Liverpool LGA are dominated by large detached dwellings, particularly in the 


New Release District, and two-bedroom apartments in the Liverpool City Centre. There is very little diversity in 


housing supply across the LGA to meet the changing nature of the Liverpool population demographics. Whilst 


there is a growing demand for alternative medium density housing options across the LGA, existing planning 


controls and feasibility scenarios do not necessarily support this type of development. Housing affordability as a 


function of dwelling suitability, housing price and rent increase has also been steadily decreasing across the LGA. 


The demand for affordable housing far outstrips supply.  


1.3.2  Housing Snapshot 


At 2019, it was estimated6 there were 70,339 dwellings in the Liverpool LGA of which almost 75% constituted 


separate dwellings. The proportion of apartments and attached dwellings in the LGA remains well below the 


average for the Greater Sydney Metropolitan Region (Greater Sydney Region) with the majority of apartments 


concentrated in the Liverpool city centre as shown in Figure 3 below. 


  


                                                           
6 Forecast.id, 2020, Forecast population, households and dwellings for Liverpool LGA, https://forecast.id.com.au/liverpool/Population-
households-dwellings 



https://forecast.id.com.au/liverpool/Population-households-dwellings

https://forecast.id.com.au/liverpool/Population-households-dwellings
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Figure 3 Dwelling type by location and concentration 


 


Source: Liverpool Housing Study 2019 (SGS) 


1.3.3  Movement and transport  


Liverpool has good access to Sydney’s major motorways, including the M5 and M7, providing direct routes to the 


wider Western City District and beyond. However, congestion during peak periods is a major challenge. The 


majority of residents use cars as opposed to public transport, and the growing population is placing demands on 


existing infrastructure.  


Roads are being enhanced through key projects including The Northern and Bringelly Road upgrades and the M12 


motorway and Edmondson Avenue upgrade. There are also a number of future transport projects under 


investigation including the Outer Sydney Orbital and rail extensions to the new Western Sydney Airport.  


The Fifteenth Avenue Smart Transit (FAST) Corridor will provide Liverpool residents with a rapid public transit 


connection from Liverpool city centre to the many opportunities provided by Western Sydney Airport, including 


new high value jobs. It may also improve public transport access to existing suburbs such as Miller and Middleton 


Grange and provide opportunities for housing and employment growth along its route.  
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Council is also working with external stakeholders to improve access in and around the Liverpool city centre and 


investigating options for public parking to support growth. One of Council initiatives in this regard is a 12-month 


trial of the GoGet car share service in the Liverpool city centre. Each car share vehicle is estimated to remove 10 


private vehicles from the city centre as residents sell or avoid the purchase of private vehicles. The results of the 


trial are likely to inform the future potential roll-out of car share services in the LGA and may be considered in the 


review of parking controls in accessible areas. 


Council advocates a modal shift to public transport, however new or additional, better and faster services are 


required to make public transport a more attractive option.  


1.3.4  The community 


Liverpool is one of the most culturally diverse cities in NSW with around 40% of people born overseas and almost 


half the population speaking a language other than English at home. Liverpool is also a young LGA, with a median 


age of 33 and 37% of the population under the age of 25. While there is currently a lower number of people in 


older age groups (60+ years), demographic trends point to a rapid increase in older people over the next 30 years. 


Liverpool also has a slightly higher level of disadvantage than the rest of Greater Sydney, and has a high number of 


households in rental and mortgage stress. This disadvantage is not evenly distributed across the LGA, with some 


areas featuring much higher levels of hardship, particularly in areas with high proportions of social housing, such as 


the 2168 District.  


Liverpool needs to continue efforts to create a harmonious society where differences are appreciated and 


celebrated, while working to address inequality. There is also a challenge for the Council to ensure its services 


reach a broad range of citizens in an equitable way while still accommodating those most in need, such as people 


with disability. Several universities have opened campuses in the Liverpool LGA.. Council welcomes the 


opportunity to accommodate new learning institutions in the area and the positive impacts this will have on 


education levels, employment growth and productivity for the LGA.  


1.3.5  The economy 


While Liverpool’s rapid population growth creates momentum for new business opportunities, significant 


challenges exist in ensuring that local employment growth keeps pace with population growth. Currently, close to 


70% of Liverpool’s population works outside the LGA, reflecting a long-standing structural imbalance of jobs 


between Western and Eastern Sydney. A key Council priority is providing local jobs for local people. As part of the 


Western Sydney City Deal, Council has committed to supporting an increase in jobs in the Western City District by 


200,000 over the next 20 years. Focus will be placed on supporting Liverpool’s competitive advantages – health, 


education, distribution and logistics, professional services and advanced manufacturing.  


While Council will be investing in opportunities to grow and transition industries, Council will also support and 


nurture the significant number of skilled trade jobs operating in the LGA. Liverpool continues to experience growth 


in commercial and industrial development. Its status as the key regional centre of South West Sydney, and its 


strong transport links to other areas of Sydney, place it in prime position to attract a range of industries. This is 


heightened by the new Western Sydney International Airport and Aerotropolis, which promises growth in 


industries such as agriculture, agribusiness, aerospace and tourism, as well as the Moorebank Intermodal Terminal.  


The revitalisation of the city centre is a key Council priority to support economic growth. Council has implemented 


several strategies aimed at revitalising the city centre, developing key economic, cultural, recreation and 


entertainment activities, and creating a place in which people want to live and business wants to invest. 


1.3.6  The environment 


Liverpool’s growth, while increasing opportunities for the community, also places pressure on the environment – a 


challenge Council is working to address. Maintaining and enhancing natural values in the Liverpool LGA has the 


potential to increase the area’s attractiveness as a place to live, work and play. Council is actively pursuing 


opportunities to increase connections to the Georges River and Chipping Norton Lakes, which involves improving 
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community access to riverfront land and increasing opportunities for recreation while also protecting and 


enhancing environmental values such as water quality.  


The Western District is noted for having significantly lower tree canopy cover. This, along with geography and 


continued increases in impermeable surfaces associated with urban development, contributes to an urban heat 


island effect that makes temperatures significantly higher than in eastern Sydney areas.  


Council will work to both mitigate and adapt to climate change, in partnership with the State and Federal 


governments. Because Council has limited ability to influence sustainability outcomes for the vast majority of 


development, Council will advocate strongly for improvements to building codes and other associated State 


planning instruments in order to help us to address issues of urban heat and climate change. Council will also 


pursue opportunities to address energy, waste and water efficiency, such as the creation of solar farms, better 


design of precinct-wide systems; increase tree canopy; and implement water-sensitive urban design.  


Approximately one-third of Liverpool’s land is covered by native vegetation and the LGA contains a number of 


significant biodiversity values, including vegetation communities, threatened ecological communities, and 


threatened and migratory species and populations. This includes the critically endangered Cumberland Plain 


Woodlands, which are at threat from increasing suburban development. Council will protect, enhance and connect 


areas of high conservation value bushland and corridors to offer the best chance of long-term survival of flora and 


fauna. It should be noted, however, that the State Government’s biocertification process has a dominant influence 


over ecological outcomes, particularly given that the extent of bio certified land is likely to be expanded within 


Western Sydney. Council continues to advocate for the protection of its important high conservation value land. 


Significant amounts of Liverpool’s rural lands are earmarked for urban development, making it important that 


Council protect remaining rural and scenic lands from urban development into the future, and that there are clear 


boundaries between urban, non-urban and scenic lands. 


1.3.7 Local character 


Liverpool is growing rapidly, putting pressure on both growth areas, which are seeing major increases in greenfield 


development, and established areas, where Council is seeing more infill development. Council is working hard to 


accommodate this significant growth and the opportunities it brings while ensuring that local character and 


heritage are preserved and Liverpool’s renowned community pride remains intact. Key issues for Council include 


ensuring development is of an appropriate scale, that congestion is properly managed and that service delivery is 


improved – both for new suburbs where services are being rolled out and in our established areas where services 


need to be upgraded to ensure great liveability outcomes. 


Liverpool’s suburbs are distinct environments with a focus on local character and quality-built form. Housing 


growth has been planned with supporting infrastructure to maximise amenity. Density has been concentrated in 


the CBD and centres close to public transport, while ensuring established local character is respected.  


1.3.8  Housing vision  


Liverpool’s housing vision, set out below, highlights the community’s aspirations for housing over the next 20 


years. The housing vision was developed through community consultation undertaken for the Local Strategic 


Planning Statement – Connected Liverpool 2040, the Liverpool Community Strategic Plan and is guided by the 


Western City District Plan. 
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The elements of the Liverpool Housing Vision are expressed in the six key Priorities of the Housing Strategy, which 


aim to provide housing growth in areas with transport services and supporting infrastructure; increase housing 


diversity while respecting local character, improve housing affordability and amenity and deliver housing 


sustainably.    


Each objective of the Liverpool Housing Strategy is developed into housing Priorities in the following table. The 


priorities are aligned with the Western City District Plan, LSPS and are proposed to be implemented through the 


Actions set out in the Implementation and Delivery Plan in Section D of this Strategy. The Housing Priorities will 


assist Council in delivering its Housing Vision for the LGA. 


 


The Liverpool Housing Vision: 


> Liverpool will be a socially connected, culturally diverse and cosmopolitan city with a 


strong sense of community.  


> People will have access to quality, affordable and appropriate housing close to open 


space, transport connections and local jobs.  


> By balancing housing, employment and retail uses, residents will be able to live, work and 


play within a 30-minute city.  


> A mix of high-quality housing types will be provided, with densities concentrated in centre 


locations, particularly the Liverpool CBD – and around town centres.  


> Important rural areas and areas of high ecological value will be protected.   


> Distinct suburbs with a focus on local character, quality-built form and maximising 


amenity will be maintained.  


> New housing will have a focus on sustainability, climate resilience and accessibility to high-


quality open space, frequent public transport connections and community facilities.  


> All housing will be supported by crucial transport and service infrastructure.  


> Affordable housing will be delivered to meet the housing needs of very low, low and 


middle income residents, with a focus on renewal of existing social housing assets in 


collaboration with State Government and community organisations.  


> Improvements to the urban domain will maximise amenity through incorporation of water 


sensitive urban design, provision of green space and the establishment of walkable 


neighbourhoods. 







Housing Objectives and Priorities 


Housing Priority Objectives Alignment with LSPS Alignment with WCDP 


Housing Priority 1: 


Diverse housing to 


meet the needs of the 


community 


 


» A mix of housing options is provided for families, the 
ageing population, lone person households, students 
and multi-generational families to allow Liverpool 
residents to stay in the area. 


» A diverse range of housing options and flexibility of 
use is provided to ensure the housing needs of the 
Liverpool community are met. 


» Medium density housing is supported in appropriate 
locations, without adversely impacting local amenity 
and character or areas of open space and high 
ecological value. 


» Local Planning Priority 7 – Housing 
choice for different needs with 
density focused on the city centre, 
and centres well serviced by public 
transport 


Local Planning Priority 9 – Safe, 
healthy and inclusive places shaping 
the wellbeing of the Liverpool 
community 


» Planning priority W5 – providing housing 
supply, choice and affordability, with 
access to jobs, services and public 
transport 


» Planning priority W3 – providing services 
and social infrastructure to meet people’s 
changing needs 


» Planning priority W4 – Fostering healthy, 
creative, culturally rich and socially 
connected communities 


Housing Priority 2: 


Focus growth in and 


around town and 


strategic centres close 


to transport and 


services 


 


» Housing is provided in and around town and strategic 
centres with local services, public transport and 
convenient, walkable retail opportunities. 


» Residential development around strategic centres 
support economic activities, jobs growth and provide 
housing choice with access to public transport. 


» Local Planning Priority 5 – A vibrant, 
mixed-use and walkable 24-hour 
City Centre with the Georges River 
at its heart 


» Local Planning Priority 7 – Housing 
choice for different needs with 
density focused on the city centre, 
and centres well serviced by public 
transport 


 


» Planning priority W5 – providing housing 
supply, choice and affordability, with 
access to jobs, services and public 
transport 


Housing Priority 3: 


The low scale 


character of suburban 


areas is respected 


 


» Ensure new development is consistent with the 
desired future character of areas. 


» Existing residential zones support expected short 
term growth (2021-2026) of between 8,500 and 
12,000 dwellings. 


» Local Planning Priority 8 – 
Community-focused low-scale 
suburbs where our unique local 
character and heritage are 
respected. 


 


» Planning Priority W6 – Creating and 
renewing great places and local centres, 
and respecting the District’s heritage 


» Planning Priority W16 – Protecting and 
enhancing scenic and cultural landscapes 
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» Suburban areas retain low density character, built 
heritage values, and ensure that areas of open space 
and high ecological value are protected. 


Housing Priority 4: 


Increase affordable 


housing across 


Liverpool 


 


» Affordable housing for vulnerable households is 
provided close to employment areas, open space and 
public transport. 


» Affordable housing is facilitated through appropriate 
planning controls and contributions schemes 


» Affordable housing is delivered through partnerships 
with Government, not-for-profit organisations and 
the private sector. 


» Existing Liverpool social housing estates are renewed 
and revitalised in partnership with State 
Government. 


» An affordable housing strategy and contributions 
scheme supports the delivery of additional affordable 
housing to meet the needs of Liverpool residents. 


» Local Planning Priority 7 – Housing 
choice for different needs with 
density focused on the city centre, 
and centres well serviced by public 
transport 


 


» Planning Priority W1 – Planning for a city 
supported by infrastructure 


» Planning priority W5 – providing housing 
supply, choice and affordability, with 
access to jobs, services and public 
transport 


Housing Priority 5:  


Ensure sustainability 


principles and climate 


resilience in new 


development 


 


» Housing is sustainable and high quality, 
demonstrating climate resilience. 


» Areas of high ecologicial significance are protected. 


» New housing is supported by plentiful open space, 
high quality community facilities and water sensitive 
urban design. 


 


» Local Planning Priority 6 – High-
quality, plentiful and accessible 
community facilities, open space 
and infrastructure aligned with 
growth 


» Local Planning Priority 9 – Safe, 
healthy and inclusive places shaping 
the wellbeing of the Liverpool 
community 


» Local Planning Priority 14 – Bushland 
and waterways are celebrated, 
connected, protected and 
enhanced. 


» Local Planning Priority 15 – A green 
sustainable, resilient and water 
sensitive city. 


» Planning Priority W12 – Protecting and 
improving the health and enjoyment of 
the District’s waterways 


» Planning Priority W14 – Protecting and 
enhancing bushland and biodiversity 


» Planning Priority W15 – Increasing urban 
tree canopy cover and delivering Green 
Grid connections 


» Planning Priority W19 – Reducing carbon 
emissions and managing energy, water 
and waste efficiently 


» Planning Priority W17 – Better managing 
rural areas 
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 » Planning Priority W20 – adapting to the 
impacts of urban and natural hazards and 
climate change 


Housing Priority 6:  


Support housing 


growth with 


appropriate 


infrastructure 


 


» Growth area housing is supported by crucial 
transport and servicing infrastructure. 


» Council continues to assess future infrastructure 
requirements to ensure the needs of current and 
future residents are met. 


» Council will investigate planning mechanisms to 
ensure housing growth is supported by appropriate 
infrastructure. 


» Local Planning Priority 6 – High-
quality, plentiful and accessible 
community facilities, open space 
and infrastructure aligned with 
growth 


 


» Planning Priority W3 – Providing services 
and social infrastructure to meet people’s 
changing needs 


» Planning Priority W18 – Delivering high 
quality open space 


 


 


 







SECTION 2: THE EVIDENCE  
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2.1  Introduction and context 


This Housing Strategy is underpinned by an evidenced-based analysis of population and demographic trends in the 


Liverpool LGA, as well as housing supply, demand and capacity. The results of this detailed analysis are set out in 


the Liverpool Housing Study, which divides the Liverpool LGA into six planning districts as shown in Figure 4 below. 


This is supplemented by additional information from the Australian Bureau of Statistics (ABS) and Council’s 


Community Profile (.id). This information provides the evidence base for forecasting the Liverpool community’s 


housing needs over the next 20 years and the policy recommendations made in this Strategy. 


Figure 4 Housing Study Planning Districts 


 


Source: Liverpool Housing Study 2019 (SGS) 


In 2016, the Liverpool LGA accommodated 211,983 residents, an increase of 42,115 people since 2006 or 2.2% 


growth per annum. This is contrasted against a lower annual growth rate of 1.6% across the Greater Sydney 


Region. Based on Forecast.id projections, Liverpool is forecast to grow to 358,871 people by 2036 representing an 


even greater annual growth rate of 2.7%. However, the characteristics of households in the Liverpool LGA are 


changing. This transformation is likely to accelerate as a result of the stimulus provided by the opening of the new 


Western Sydney Airport in 2026 and the associated infrastructure investment. 


The Housing Study estimates that an additional 43,452 dwellings will be needed to accommodate future 


population growth. Council is currently on track to meet or exceed its 0-5-year housing target as set by the District 


Plan, and there is sufficient capacity under the existing planning framework to deliver the additional housing 


supply. However, the provision of suitably diverse and affordable housing in the right locations will have a 


significant impact on the Liverpool community’s well-being and productivity over the next 20 years. Further detail 


is provided below. 
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2.2  Demographic overview 


The section provides an overview of the existing characteristics of the Liverpool population, as well as emerging 


trends in household characteristics. This enables the development of informed policy approaches to deliver 


appropriate housing that meets the needs of the existing and future Liverpool community.  


2.2.1  Population characteristics 


Age group 


Compared to the Greater Sydney Region, Liverpool has a higher proportion of people in the younger age groups (0-


17 years) and a lower proportion of people in the older age groups (60+ years) in 2016 (see Figure 5 below).  


Figure 5 Age Sex Pyramid for Liverpool 2016 


 


Source: Forecast.id 


Both DPIE and Forecast.id predict a substantial increase in the Liverpool population over the next 20 years. 


However, Forecast.id shows a larger number of children, as well people in the 25 to 40-year age bracket. This 


represents a growth in family households with young children and a corresponding demand for affordable and 


suitable accommodation to meet the needs of families. Both DPIE and Forecast.id expect the largest population 


increase to be in the older age group brackets. This will create a need for smaller and more diverse dwelling types 


to accommodate downsizing and changing household types.  
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Figure 6 Projected population increase by age group 


 


Source: Liverpool Housing Study 2019 (SGS) 


Diversity  


In 2016, 41% of the Liverpool population was born overseas, which is slightly higher than that for the Greater 


Sydney Region. More than half of the Liverpool population speaks a language other than English at home. New 


arrivals to Australia are more likely to be in housing stress than long term residents, particularly where finding 


employment is difficult. This can be especially the case for people from non-English speaking countries. 


Indigenous households 


In 2016, Aboriginal and Torres Strait Islanders made up 1.5% of the Liverpool population, which is below the 


National and NSW average.  


Students 


In 2016, there were 9438 university students living in the Liverpool LGA with a further 4109 attending TAFE. 


However, this number is likely to increase as a number of universities open up campuses in the area. Students are 


particularly susceptible to housing stress. 


People experiencing homelessness 


The ABS statistical definition states that when a person does not have suitable accommodation alternatives, they 


are considered homeless if their current living arrangement: 


» Is in a dwelling that is inadequate; or 


» Has no tenure, or if their initial tenure is short and not extendable; or 


» Does not allow them to have control of, and access to space for social relations. 


Liverpool has an estimated homeless population of 1058 as of 2016 which represents an increase of 36% since 


2011. 
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Disability 


According to Profile.id, the proportion of people below the age of 65 years that need assistance with core daily 


activities in the Liverpool LGA is much greater than that of the Greater Sydney Region. Approximately 4.5% of the 


Liverpool community below the age of 65 identifies as having a disability which requires them to need assistance 


with core activities. It is worth noting that the quality of comprehensive disability statistics is poor, with the Census 


relying on self-identification, rather than any objective measure of disability. As such, this figure likely 


underrepresents the number of people with disability. 


Income 


According to Profile.id, Liverpool has a smaller proportion of high-income households (those earning $2,500 per 


week or more) and a higher proportion of low-income households (those earning less than $650 per week) 


compared to the Greater Sydney average. Overall, 22.5% of the households earned a high income and 15.9% were 


low income households, compared with 28.3% and 15.1% respectively for Greater Sydney. 


Employment 


 


According to Profile.id, Liverpool had a slightly higher proportion of resident workers in the education, training, 


health care and social assistance sectors than the broader Greater Sydney area. The proportion of Liverpool 


residents working in these key industries has increased consistently since 2011. In fact, the health care and social 


assistance industry provides the greatest proportion of employment to Liverpool resident workers (11.4% at 2016) 


compared to any other industry sector. This is contrasted against the broader Greater Sydney area, with the 


greatest proportion of its residents employed in the manufacturing industry. Notably, in 2011, 14% of Liverpool 


residents worked in the manufacturing industry with this proportion dropping to 9.3% in 2016. This is reflective of 


a broader trend in NSW with an overall reduction in manufacturing jobs as a result of automation and increased 


manufacturing overseas. 


It is positive to observe an increase in workers in all other sectors (aside from manufacturing and wholesale trade) 


between 2022 and 2016. However, as stated above, the majority of resident workers (62%) are employed outside 


the LGA. Council is committed to increasing local jobs and reducing travel-to-work times by providing appropriate 


housing options in the right location.  


 


Essential Workers 


There is no consistently accepted definition for ‘essential workers’ (also referred to as key workers). 


However, essential workers are generally described as ‘people whose occupations are considered essential 


to the functioning of cities, but who are typically on fixed, low to moderate, wages.’ Occupations that are 


considered to be ‘essential’ differ between jurisdictions and can include anything from service sector 


workers to medical and emergency service personnel.  


A broad range of low to moderate-paid occupations are important for a city’s function and economic 


performance. However, the definition for ‘essential worker’ predominantly relates to the occupation of that 


worker and should not be confused with income ranges for the purposes of determining eligibility for 


affordable housing. For example, a cleaner in a hospital in the Liverpool LGA could be considered an 


essential worker as well as eligible for affordable housing due to his or her income bracket. Whereas a 


senior nurse in a hospital in the Liverpool LGA could also be considered an essential worker. However, his or 


her income may be too high to qualify for affordable housing in the Liverpool LGA, but low enough to 


qualify for affordable housing in another LGA with higher median rent prices.  
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2.2.2  Household characteristics 


Household size 


The size of households generally follows the life cycle of families, being largest when there are children. Overseas 


migrants and Indigenous people often live with extended family members, which can significantly affect household 


size.  


The Housing Study predicts a relatively consistent, but minor, increase in the average household size in the 


Liverpool LGA to an average of 3.38 by 2036. This differs from the DPIE and Forecast.ID household size predictions, 


which show a slight decline in household sizes in the LGA to an average of 2.95 by 2031 (DPIE) or 3.07 by 2036 


(Forecast.ID).  


SGS states that the recent trend towards increasing household size in the LGA is unlikely to reverse immediately. 


Caution in projecting household size trends for the Liverpool LGA is required because of unknown impacts of 


affordable housing strategies, as well as the significant investment in large infrastructure projects (including the 


new Western Sydney Airport) in the region which may significantly change household and demographic trends 


over time.  


Household size could decrease in the future if affordability improves or demographic trends change. This has 


informed the policy approaches in this Housing Strategy. However, forecast housing demand is based on the SGS 


assumptions. 


Household type 


As shown below, Liverpool LGA has a relatively high proportion of couples with children (45.7%) compared to the 


Greater Sydney Region and the Western Sydney Regional Organisation of Councils (WSROC) - see Figure 7 below for 


Council areas included in WSROC. It also has a higher proportion of one parent families compared to the Greater 


Sydney Region and WSROC but a lower proportion of lone households. 


Table 8 Household Type 


Household 
Type 


Liverpool WSROC Greater 
Sydney 


 


Change 2011-2016 


Liverpool WSROC Greater Sydney 


Couples with 
children 


45.7% 40.9% 35.3% -0.1% +0.5% +0.5% 


Couples without 
children 


16.4% 19.6% 22.4% +0.7% -0.5% -0.2% 


One parent 
families 


13.8% 13.1% 10.4% -0.9% -0.5% -2.8% 


Other families 1.3% 1.4% 1.3% +0.2 0 -0.1% 


Group household 1.6% 2.9% 4.5% -0.1% +0.3% +0.4% 


Lone person 14.6% 17% 20.4% -0.6% -0.9% -1.9% 


 
Source: Forecast.id 
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Figure 7  WSROC Area 


 


Source: WSROC 2016 


The Liverpool city centre has the greatest diversity in household types, including the greatest proportion of ‘other’ 


and ‘group’ household types in the Liverpool LGA (e.g. share houses, multi-generational families or boarding houses). 


More than 60% of households in the New Release District are families with children. However, there are still a 


number of other types of households in the New Release District, which points to a need for smaller housing options 


in this location. 
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Figure 8  Household type across Liverpool Districts (2016) 


 


Source: Liverpool Housing Study 2019 (SGS) 


The projected population by household type in the Liverpool LGA is shown in Figure 9 below. Over the next 20 


years, the most common household type is expected to remain couples with children. Despite the ageing 


population (see Figure 8 above), growth in the number of lone person households is not expected to outpace 


growth in other categories. This reflects recent trends in which older people may live in group homes or with 


family members. This indicates a need for dwellings appropriate for multi-family households to accommodate the 


aging population, as more older people live with their extended families. Notably, the increase in single-parent 


households is generally consistent with that of couples without children. 


 


Figure 9  Projected population increase by household type 


 


Source: Liverpool Housing Study 2019 (SGS) 
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Car ownership  


Most households in the Liverpool LGA have two or more cars. However, in areas of high public transport 


accessibility, such as the Liverpool city centre, 20% of households do not have a car and a further 50% only have a 


single vehicle. The majority of resident workers in the LGA (70%) travel to work by car. 


Figure 10 Car ownership across Liverpool Districts (2016) 


 


Source: Liverpool Housing Study 2019 (SGS) 


2.2.3  Summary 


Forecast population and household characteristics relevant to this Housing Strategy are summarised as follows: 


» Liverpool will benefit from significant population growth over the next 20 years with the greatest growth 


expected in family households with young children, as well as people over the age of 65 


» Despite an increase in the ageing population, there is not a corresponding increase in lone person 


households, which suggests that many older people may choose or need to live with extended families or in 


group settings 


» The growth in single-parent households is consistent with that of couples without children 


» Whilst there are differing predictions in relation to trends in average household size, it is expected that the 


average household size by 2036 will be between 3.07 and 3.38. This may vary depending on changes in the 


demographic profile as a result of infrastructure investment and potential affordable housing policies 


» Whilst the New Release District accommodates the greatest proportion of family households, there is likely to 


be a demand for smaller dwellings in this location as a result of the presence of smaller household categories 


and the overall trend in decreasing household sizes in the Greater Sydney Region 
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» The Liverpool city centre has the most diverse range of household types as well as the lowest average car 


ownership. 
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2.3  Existing housing stock  


2.3.1  Housing types 


Most of Liverpool has a suburban character, dominated by detached dwellings with a relatively uniform built form. 


The proportion of housing stock provided as detached dwellings in the Liverpool LGA is significantly greater than 


that in the Greater Sydney Region, and the provision of medium and high-density residential accommodation is 


well below the Greater Sydney Region average. Notably, both the Greater Sydney Region and the WSROC area 


have seen a relatively significant decline in the proportion of separate houses provided since 2011. However, a 


similar trend is not evident in the Liverpool LGA. Further detail is provided in Table 9 below. 


Table 9 Proportion of housing stock provided as low, medium and high density 


Dwelling type Liverpool WSROC Greater Sydney Change 2011-2016 


Liverpool WSROC Greater 
Sydney 


Separate house 73.7% 69.4% 55% -0.1% -3.6% -3.9% 


Medium density 13.8% 17.6% 20.3% +1.3% +1% +1% 


High density 11.7% 12% 23.5% +0.9% +1.2% +2.8% 


Other 0.9% 1% 1.1% +0.6% +0.5% +0.4% 


Source: ABS Census Data 2011 & 2016 


Whilst the proportion of apartments in the Liverpool LGA declined slightly between 2011 and 2016, recent 


dwelling completions in the Liverpool LGA show an increase in multi-unit development, particularly in the 


Liverpool city centre. High density residential apartments are highly concentrated in the city centre where dwelling 


mix is dominated by two-bedroom apartments. There is a limited supply of interspersed attached dwellings and 


terraces across the LGA (see Figure 3 in section 1.3 above). 


Secondary dwellings and other dwelling types 


Consistent with a recent trend across Sydney, there has been a slight increase in the proportion of ‘other’ dwelling 


types in the Liverpool LGA, which may include boarding houses, group homes and student accommodation. This 


trend is likely to continue due to new universities being established in the LGA and with the opening of Western 


Sydney Airport. This Housing Strategy considers the provision of student housing in LGA given the expected growth 


in the student population.  


In addition, secondary dwellings have increased in number across the Greater Sydney Metropolitan region. Approval 


data from Liverpool City Council shows that secondary dwelling approvals increased markedly over the last 10 years 


– from 25 in 2009 to 235 in 2018. This could be related to the: 


» Affordable Housing SEPP, which allows secondary dwellings to be approved as complying development  


» increasing number of multi-family households and children staying at their parent’s homes for longer  


» property market boom in that time period, which contributed to rises in rental prices as well as increased 


investment in housing.  


Secondary dwellings are limited in size to 60m2, or 25% of the floor area of the principal dwelling (whichever is 


greater). The trend for secondary dwellings in Liverpool is similar to other parts of the Greater Sydney Region, 


where secondary dwellings are smaller detached dwellings on larger lots, likely to host multi-family households, or 


occupied by people known or related to the occupants of the principal dwelling. Research on the affordability and 
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functions of secondary dwellings conducted by UNSW City Futures Research Centre (2018) found that secondary 


dwellings are more likely to be rented in informal arrangements.  


There is scope to increase the availability of secondary dwellings in Liverpool’s established suburbs to increase 


dwelling diversity. Secondary dwellings can facilitate large families living together while providing some separation 


between household members. Liverpool’s ethnically diverse community with large household sizes could benefit 


from more secondary dwellings, increasing dwelling diversity and housing choice and flexibility for residents at 


different life stages. However, appropriate controls are required to ensure secondary dwellings do not have an 


adverse impact on local character or neighbourhood amenity.  


Social and affordable housing 


 


 


 


 


Social housing is affordable rental housing for people on low incomes and generally with support needs. It 


includes public, community and Aboriginal housing. Public housing is managed by the Department of 


Communities and Justice (DCJ) and community housing is managed by non-government organisations the 


majority of which are registered community housing providers (CHPs).  


Eligibility for social housing is based on a maximum income limit per household depending on the 


household type. For the majority of social housing tenants, government benefits are their main source of 


income. Social housing provides an important safety net to assist vulnerable members of the community 


who are unable to access suitable accommodation in the private rental market and may be at risk of 


homelessness. It is differentiated from affordable housing, which is generally provided for low-to-moderate 


income households including essential workers and their families. 
 


 


Affordable housing provides housing for low-to-moderate income earners that may be struggling to pay 


market rents in their area. Affordable housing is generally let at a discount to market rent, at around 20-


25% below market rental prices. Many affordable housing programs also apply the ‘30% of income’ housing 


stress test, to ensure that families can meet other basic living costs, such as food clothing, transport, 


medical care and education.  


 


Affordable housing is linked to median rents in the local area and the subsidised rent is calculated relative 


to the median rent for different types of dwellings in the locality. Eligibility for affordable housing is based 


on an income range for that locality. There are both a minimum and maximum eligibility income criterion 


set in order to access affordable housing. This means that most households living in affordable housing 


include at least one family member that has a regular income outside of Government benefits. It is also 


possible for councils to set other eligibility criteria for affordable housing programs in their area which may 


include demonstrated links to the local area such as a long tenure in the LGA, links to the community and 


local employment. 


 


Affordable housing is a very important part of the housing continuum. It allows essential workers whose 


household income is not high enough to cover market rent, and not low enough to be eligible for social 


housing, to live and work locally. Affordable housing can be owned by private developers or investors, local 


governments, charitable organisations or CHPs, and is generally managed by CHPs. 
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The amount of social housing (public housing and community housing) provided in the Liverpool LGA has remained 


constant between 2006-2016 with 4517 public housing dwellings and 746 community housing dwellings provided 


in the LGA at 2016. Compared to other parts of the Western City District and Greater Sydney Region, public 


housing constitutes a greater proportion of all dwellings in the Liverpool LGA. The 2168 District has the highest 


proportion of public housing, followed by the Established District, with further clusters of public housing in Lurnea, 


Warwick Farm and Liverpool. The concentrated areas of housing estates owned by the Land and Housing 


Corporation (LAHC) in the LGA and surrounding area are shown in Figure 11 below. 


 


Figure 11 LAHC estates in Liverpool LGA (2019) 


 


Source: LAHC 2019 


As dwelling numbers increased across the LGA from 2006-2016, the proportion of public housing has decreased. 


At the same time, housing prices and rents increased and housing affordability has decreased overall.  


There is no consistently quantifiable evidence of affordable housing provision in the Liverpool LGA other than 88 


dwellings delivered under the National Rental Affordability Scheme (NRAS) at 2016, which is due to increase to 98 


in 2021 and fall to zero by 2026. This does not mean that there is no dedicated affordable housing provided in the 


LGA. However, Council does not currently have an active affordable housing program to monitor the delivery and 


management of affordable housing in its LGA. 


 


Housing stress refers to when lower income households pay more than 30% of their gross income on 


housing costs. 
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Figure 12 Proportion of public housing in LGA 


 


Source: Liverpool Housing Study (SGS) 


2.3.2  Housing tenure 


Compared with Greater Sydney, Liverpool has a smaller proportion of people who owned their home outright and 


a larger proportion paying off a mortgage on their home (see Table 10). It also has a significantly greater number 


of social housing tenure types compared to the Sydney average, but only 1% higher than the WSROC average. 


Table 10 Housing Tenure 


2016 Liverpool WSROC Greater Sydney 


Tenure type % % % 


Fully owned 22.6 25.3 27.7 


Mortgage 37.5 34.6 31.5 


Renting – Total 30.1 32.2 32.6 


Renting Social housing 7.2 6.2 4.6 


Renting - Private 22.5 25.6 27.6 


Renting – Not stated 0.5 0.4 0.4 


Other tenure type 0.7 0.7 0.8 


Not stated 9.2 7.2 7.4 


 
Source: Profile.id 


The greatest proportion of rented dwelling type is apartments, with a correspondingly higher proportion 


of rented dwellings in the city centre, which has the greatest concentration of apartments.  
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Figure 13 Tenure by dwelling type and district 


 
Source: Liverpool Housing Study 2019 (SGS) 


2.3.3  Housing affordability 


 


 


Dwelling prices vary widely across the LGA but are generally higher than the Western City District average and 


lower than suburbs closer to the Sydney CBD. Prices have generally increased in line with the property boom in 


Sydney, including prices for greenfield land and dwellings. Dwelling prices are highest in the Rural District, followed 


by the New Release and Eastern Districts. The 2168 and City Centre districts have the lowest house prices. 


Strata dwelling prices are lowest in the City Centre District as most strata dwellings are apartments, whereas in 


other districts they are townhouses. Mortgage repayment levels in the Liverpool LGA are also generally consistent 


with those in the broader WSROC region with a similar number of households in the low, medium and high 


mortgage repayment ranges.  


 


Housing affordability refers to the relative affordability of rents and house prices in a particular area 


compared to the average income in the area. Policies to assist in improving housing affordability can 


reduce demand on social and affordable housing.  
 


 


According to Forecast.id at 2016, 37% of Liverpool households were experiencing housing stress 


(paying more than 30% of their income on rent or mortgage). This is much higher than the Greater 


Sydney Region average of 20.3% 
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Most rental housing in the Liverpool LGA is unaffordable for people on LGA average incomes, with this situation 


worsening for people on lower incomes. The percentage of renters paying more than 30% of their income in rent is 


shown in Table 11 below. 


 


Table 11 Percentage of low-income households paying more than 30% of their income in rent 


Planning District % of renters who pay more 
than 30% of their income as 
rent 


Median rental ($/week) 


City Centre District 36% $325-$349 


Eastern District 30% $450-$549 


Established District 40% $350-$374 


2186 District 35% $200-$224 


New Release District 34% $450-$549 


Rural District 40% $350-$374 


 
Source: Liverpool Housing Study 2019 (SGS) 


Overall, average rents are relatively unaffordable for the average income household across all suburbs in the 


Liverpool LGA. Lower income households, such as the elderly, single parents and students, are particularly 


vulnerable to increases in rental prices. The large private rental market and relatively low rents in the city centre 


combine to create the largest concentration of relatively affordable rental dwellings in the LGA. Two-bedroom 


walk up apartments in the Liverpool city centre provide the largest concentration of relatively affordable rental 


dwellings in the LGA. However, this may change as redevelopment in the city centre replaces older stock with 


new apartment dwellings. 
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Figure 14  Median rent ($/week) private rental market 


 


Source: Housing Study (SGS) 


2.3.4  Dwelling size – number of bedrooms 


Dwellings with four or more bedrooms dominate the housing stock in Liverpool (45.4%) with three-bedroom 


homes making up 34.8% of all dwellings across the LGA. Larger dwellings are more likely to be in greenfield 


locations such as the New Release District and Rural District and provided as separate houses. Almost all dwellings 


in the City Centre (mostly apartments) have two bedrooms. Three-bedroom dwellings in the LGA are 


predominantly provided as attached dwellings. 
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Figure 15 Bedroom numbers by district 


 


Source: Liverpool Housing Study (SGS) 


Figure 16 Bedroom numbers by dwelling type 


 


Source: Liverpool Housing Study (SGS) 


2.3.5  Average number of people per dwelling 


The number of people per dwelling in the Liverpool LGA is higher than in the Western City District or Greater 


Sydney Region. The New Release District has the highest average household sizes for both separate houses and 


attached dwellings. Apartments in the Liverpool City Centre have a much higher number of people per dwelling 


than the Greater Sydney Region or Western City District, which indicates potential overcrowding as a result of the 
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oversupply of two-bedroom apartments in the City Centre. In addition, approximately half of all four to five-


bedroom dwellings – which dominate the housing supply in the New Release District – have two or more 


bedrooms spare. This indicates there may be a market for smaller dwellings in this location.  


Figure 17 Average number of people per dwelling by District 


 


Source: Liverpool Housing Study (SGS) 


2.3.6  Dwelling preferences  


Figure 18 below shows the change in the proportion of each household type living in each dwelling type at 2011 and 


2016. In the Liverpool LGA, the proportion of households living in each dwelling type has remained relatively 


consistent across all household types between 2011 and 2016 apart from group households, which saw an increase 


in the percentage living in apartments. This may be indicative of young people sharing households as a way to 


improve affordability. This is contrasted against the Greater Sydney Region, which has seen an increase in most 


household types living in apartments in the same period.  


There has also been an increase in group and lone person households living in ‘other’ types of residential 


accommodation (e.g. boarding houses, student accommodation and group homes) consistent with a similar trend 


across the Greater Sydney Region. 


The increase in group households living in apartments in the Liverpool LGA may be indicative of multi-generational 


families or mixed families choosing to live in apartments due to their relative affordability, as well as students and 


young skilled workers living in group households to reduce housing costs.  
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Figure 18 Household type by dwelling type 


 


Source: Liverpool Housing Study (SGS) 


2.3.7  Summary 


Findings from the Local Housing Study indicate there is a mismatch between the types of housing being delivered 


and what is needed by the community. For example, the majority of housing in the city centre is two-bedroom 


apartments, however there is demand for larger family homes with more bedrooms in the city centre. In growth 


areas, there is a large number of four to five-bedroom houses being delivered, however, there is demand for 


smaller housing, including semidetached housing such as townhouses. Liverpool needs housing that is suitable for 


young families, larger culturally appropriate housing for multi-generational families, more affordable dwellings, 


and housing for downsizers and those who want to age in place. 
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2.4  Housing supply  


2.4.1  Dwelling capacity 


The Liverpool Housing Study found that under current planning controls there is sufficient capacity for 84,366 


additional dwellings comprising: 


» 18,886 separate dwellings 


» 18,493 medium density dwellings 


» 46,987 residential apartments. 


If dwelling densities in greenfield locations were increased to reflect current trends, the total dwelling capacity 


across the LGA would increase to 89,652. 


2.4.2  Feasibility 


Whilst there is sufficient capacity under existing planning controls to deliver about 85,000-90,000 additional 


dwellings, the Housing Study confirms the number of dwellings that could currently be feasibly delivered across 


the LGA (based on the densities currently being sought in Greenfield areas) is 49,804 dwellings, including the 


following: 


» 24,145 separate dwellings 


» 4940 medium density dwellings 


» 25,695 residential apartments. 


In particular, the Housing Study notes that: 


» Apartment development is mostly unfeasible outside of the Liverpool City Centre 


» Housing development in the B6 zone is generally unfeasible 


» Apartment development and most attached dwelling development in the 2168 District, including Miller Town 


Centre, is likely to be unfeasible 


» Multi dwelling housing feasibility is high, with some feasible development capacity in most districts. 


Feasibility is lowest in the 2168 District. 


» Dual occupancies (approved as attached dwellings) are generally unfeasible, although they are more feasible 


in the Established District than elsewhere.  


» Subdivision of large lots is feasible across the LGA. 


» Apartment and attached dwelling development outside of the City Centre may be made more feasible with 


the introduction of improved transport infrastructure such as the Fifteenth Avenue Smart Transit Corridor. 
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2.5  Opportunities and constraints 


A detailed assessment of land use opportunities and constraints has been undertaken by SGS as part of the 


Housing Study that supports this Strategy. The methodology and outcomes of this constraints and opportunities 


study are set out in full in the accompanying Housing Study. In summary, the Housing Study provided a weighted 


score to sites in proximity to train stations and other public transport options, retail centres, open space, schools 


and community facilities. The results of this opportunity mapping are shown in Figure 19 below and demonstrate 


that land within the Liverpool city centre and in close proximity to train stations generally provides the most 


suitable location for provision of additional housing. This includes areas surrounding the city centre including 


Warwick Farm (Hargrave Park) and Moore Point (Georges River North).  


This opportunity mapping was then overlayed with a range of constraints including residential permissibility, lot 


size, strata properties, heritage items, medium or high-risk flood prone land, and an odour buffer around the 


Warwick Farm sewerage treatment plant (see Figure 20).  


The greatest opportunities are in: 


» Warwick Farm north of the Hume highway (Hargrave Park) 


» The southern part of the Liverpool City Centre and immediately south 


» Miller. 


Opportunities for redevelopment for lower housing densities in: 


» Moorebank 


» Holsworthy 


» Casula 


» some centres in the 2168 area apart from Miller 


» infill opportunities without site amalgamation are limited in the New Release District, western part of the 


2168 District, Prestons and Wattle Grove.  


The above opportunities will be largely dependent on the provision of improved transport infrastructure such as 


the Fifteenth Avenue Smart Transit Corridor. 
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Figure 19 Opportunities map 


 


Source: Liverpool Housing Study (SGS) 


Figure 20 Opportunities and constraints map 


 


Source: Liverpool Housing Study (SGS) 


  







Figure 21 Major Housing Growth area projections 2016-2036 


 


Source: Connected Liverpool 2040 


 







2.6 Housing demand 


Different population projections and demographic assumptions indicate a housing demand in the Liverpool LGA of 


between 19,400 and 22,500 additional dwellings between 2016 and 2026, and between 16,800 and 23,900 


additional dwellings between 2026 and 2036. The Housing Study suggests a total overall demand of an additional 


43,452 dwellings from 2016 to 2036. These estimates suggest the average demand for additional dwellings could 


be in the range of 2,100 to 2,200 a year. This is higher than recent development rates, although the LGA is on track 


to meet its 0- 5-year dwelling targets. 


In terms of the types of housing required to meet demand, the Housing Study estimates a ‘base case’ housing 


demand based on past growth trends and housing demands for separate housing; it does not capture recent 


changes in the housing market or the infrastructure investment in Liverpool.  


An adjusted housing demand model was prepared to provide a more accurate and aspirational housing scenario. 


Future dwelling choice assumptions were adjusted so that the share of households and dwelling types were 


adjusted to be more consistent with the Central City District – which includes the Parramatta LGA – where there 


have been recent development trends and infrastructure investment similar to those expected to occur in the 


Liverpool LGA over the next two decades. The Central City District provides an illustration of what dwelling 


densities could be in Liverpool as it transforms over the next two decades.  


The adjusted model indicates that all household types would shift towards higher density dwellings (see Table 12 


below). This would increase the number of attached dwellings required and substantially increase the number of 


apartments required. This scenario represents a continuation of recent development rates but would require a 


shift in household preferences and additional infrastructure investment.  


Table 12 Dwelling type demand – base case and adjusted 


Dwelling type Change 2016-2036 


 


Base Case Adjusted demand 


Separate house 30,222 22,319 


Semi-detached dwelling 9,364 12,969 


Apartment  3,727 8,818 


Total 43,313 44,106 


2.6.1  Social and affordable housing demand 


According to the Housing Study, there is a current demand for social and affordable housing of approximately 


13,858 dwellings across the LGA. This demand is driven by the 7268 households currently experiencing rental 


stress, of which 3416 are experiencing severe rental stress, as well as the existing approximately 5200 households 


currently living in social housing in the LGA. There is a current demand for approximately 8700 additional 


affordable dwellings in the LGA. 


Liverpool is expected to accommodate a large proportion of new population growth in the future, which will drive 


up demand for social and affordable housing. Demand is projected to increase by 9500 households by 2036, at an 


average growth rate of 2.6% a year, compared to 1.5% across NSW. This would result in a demand for social and 


affordable housing in the LGA of 23,355 dwellings by 2036.  
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However, the Housing Study modelled an ‘improving affordability’ scenario where, over a 20-year period, incomes 


grow by 20% relative to rents. This would reduce the demand for social and affordable housing dwellings by 585 by 


2036.  


2.7  Housing supply gaps  


There is sufficient capacity under Council’s current planning controls to feasibly deliver the approximately 43,500 


additional dwellings forecast to be required by 2036 to meet the needs of the Liverpool community.  


However, under both the base case and adjusted demand model there is expected to be a shortfall in the provision 


of medium density housing by between approximately 4500-8000 dwellings.  


If insufficient medium density housing is provided this is likely to force families into unsuitable dwellings, and 


insufficient supply of dwellings to meet the needs of the ageing population. There is also likely be a demand for 


flexible, smaller housing options that will be relatively affordable yet accommodate the needs of multi-


generational and small to medium households, as well as allowing for people to ‘age in place’. 


In addition, the Housing Study does not differentiate between social and affordable housing in modelling the 


existing demand for social and affordable housing in the LGA over the next 20 years. This differentiation is 


important as a greater supply of affordable housing can lead to reduced demand on social housing. This is because 


households living in social housing may be able to move to affordable housing should their income increase as a 


result of employment changes. The availability of affordable housing can also minimise homelessness or 


households placing themselves on the social housing waiting list.  


The mix of social and affordable housing dwellings required to make up the total demand for approximately 23,000 


social and affordable housing dwellings needs to be considered in more detail. 


Further, as universities begin opening new campuses in the Western Sydney District, there is likely to be increased 


demand for affordable student accommodation. 
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SECTION 3: THE PRIORITIES 
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3.1  Introduction and context 


As detailed above, whilst there is sufficient capacity to meet the housing needs of the local community over the 


next 20 years, there is likely to be a lack of the right type of housing in the right locations to adequately meet this 


need and ensure housing affordability is maintained. In summary, Liverpool LGA faces the following key challenges 


over the next 20 years in relation to  housing supply: 


» Diversity: Ensuring there is a sufficient range of diverse housing types to meet the changing needs of its 


residents 


» Affordability: Encouraging greater housing affordability in the LGA to ensure existing community members 


can remain within their community and that essential workers in the locality can access appropriate housing 


» Location: Providing opportunities for increased housing densities in close proximity to transport and services 


whilst enhancing amenity through retaining local character, activating the CBD and creating high-quality, 


inclusive urban environments 


» Quality and Sustainability: encouraging good built form outcomes and sustainability in housing and 


neighbourhood design  


This section identifies the policy options available to Council to meets these challenges. 


It also identifies locations where Council will undertake place-based studies to facilitate housing growth, the types 


of housing that are likely to be delivered in the areas under new planning controls and the dwelling projections in 


the 0-5, 6-10- and 20-year timeframe, as required by the District Plan. 
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3.2  Housing diversity 


This section considers a number of opportunities available to Council to encourage increased diversity in its 


housing stock in appropriate locations across the LGA. 


Medium density dwellings 


There are three key EPIs which currently apply land use and development controls across the LGA: 


» The Liverpool LEP 2008 


» The Growth Centres SEPP 


» The State Significant SEPP. 


These are supported by different DCPs that apply to each relevant area of the Liverpool LGA. Each EPI and DCP 


applies a range of land use and development controls to the residential areas of Liverpool to which they apply. 


Council has greater control over the provisions of its LEP, but is able to make recommendations to DPIE in relation 


to any potential changes to relevant SEPPs. 


In addition, the Medium Density Housing Code is due to commence in the Liverpool LGA in 2020 and will permit a 


range of medium density housing types to be undertaken as complying development in residential zones in which 


the use is permitted subject to compliance with specific controls and design criteria. The Code is intended to 


enable a more diverse range of dwelling types and sizes. There is social research evidence of strong community 


support for the availability of multi dwelling housing in the areas in which they live as well as a clear recognition of 


the shortage of this stock. Currently there is not enough of the type of housing the Code seeks to provide, 


commonly described as ‘the missing middle’.7 


Regional and District Plans identify housing number (not housing diversity) targets and the need to prepare Local 


Housing Strategies. Typically, new housing in NSW has been dominated by two categories: freestanding homes and 


apartments. More than half of new homes built in Sydney are high rise apartments. There were 30,880 apartment 


completions in Sydney in 2018, with another 194,000 in the pipeline.8 While dwelling supply from high density 


apartments and greenfield land releases will continue to provide the most significant proportion of future housing 


requirements, there is a compelling case for an increase in different housing types. Currently, housing that is 


neither a freestanding house nor an apartment accounts for only 14% of housing approvals in Sydney, with just 


5390 approved in 2015-16. Housing stock other than multi-storey apartments or larger suburban homes will 


provide more affordable homes, by providing compact, well designed houses on smaller land parcels. These 


dwellings are around 25% more affordable than detached houses (for newer or more recent stock in the same 


neighbourhoods).9 


The overlapping permissibility and controls within the various SEPPs and LEP, and the resulting implications for 


Liverpool’s housing supply are examined below. 


There are a range of different housing typologies, as defined under the Standard LEP Instrument 2008, which can 


be categorised into low, medium and high-density housing. These are detailed in Table 13 below.  


 


 


 


                                                           
7 Professor Roberta Ryan & Neil Selmonii, Low Rise Medium Density Housing Code Independent Review Report (2019), 
University of Technology Sydney 
8 UDIA, Q4 2018 
9 Professor Roberta Ryan & Neil Selmonii, Low Rise Medium Density Housing Code Independent Review Report (2019), 


University of Technology Sydney 







 


55 
 


Table 13 Dwelling typologies 


Low Density Housing 


Single dwellings  


A building containing only one dwelling 


 


Secondary dwellings may be permitted on sites accommodating dwellings 
houses and are defined as 


A self-contained dwelling that: 


a. is established in conjunction with another dwelling (the principal dwelling), 
and 


a. is on the same lot of land as the principal dwelling, and 


is located within, or is attached to, or is separate from, the principal dwelling. 


 


Medium Density Housing 


Semi-detached dwelling  


One building with two attached dwellings 


 


Attached dwelling 


A building containing 3 or more dwellings, where 


a. each dwelling is attached to another dwelling by a common wall, and 


b. each of the dwellings is on its own lot of land, and 


none of the dwellings is located above any part of another dwelling. 


 


Dual occupancy (attached) means 2 dwellings on one lot of land that are 
attached to each other, but does not include a secondary dwelling. 


Dual occupancy (detached) means 2 detached dwellings on one lot of land, 
but does not include a secondary dwelling. 


 


Multi dwelling housing  


3 or more dwellings (whether attached or detached) on one lot of land, each 
with access at ground level, but does not include a residential flat building 


 


Manor homes 


A 2-storey building containing 4 dwellings, where: 


a. each storey contains 2 dwellings, and 


b. each dwelling is on its own lot (being a lot within a strata scheme or 
community title scheme), and 


c. access to each dwelling is provided through a common or individual entry 
at ground level, 


but does not include a residential flat building or multi dwelling housing. 
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High Density Housing 


Residential flat buildings 


A building containing 3 or more dwellings, but does not include an attached 
dwelling or multi dwelling housing  


Shop top housing 


One or more dwellings located above ground floor retail premises or business 
premises 


 


Other important types of residential accommodation 


Boarding houses  


A building that: 


a. is wholly or partly let in lodgings, and 


b. provides lodgers with a principal place of residence for 3 months or more, 
and 


c. may have shared facilities, such as a communal living room, bathroom, 
kitchen or laundry, and 


d. has rooms, some or all of which may have private kitchen and bathroom 
facilities, that accommodate one or more lodgers, but does not include 
backpackers’ accommodation, a group home, hotel or motel 
accommodation, seniors housing or a serviced apartment. 


 


Group home  


A dwelling: 


a. that is occupied by persons as a single household with or without paid 
supervision or care and whether or not those persons are related or 
payment for board and lodging is required, and 


b. that is used to provide permanent household accommodation for people 
with a disability or people who are socially disadvantaged, but does not 
include development to which State Environmental Planning Policy 
(Housing for Seniors or People with a Disability) 2004 applies.  


Seniors housing  


A building or place that is: 


a. a residential care facility, or 


b. a hostel within the meaning of clause 12 of State Environmental Planning 
Policy (Housing for Seniors or People with a Disability) 2004, or 


c. group of self-contained dwellings, or 


d. a combination of any of the buildings or places referred to in paragraphs 
(a)–(c), 


e. and that is, or is intended to be, used permanently for: 


i. seniors or people who have a disability, or 


ii. people who live in the same household with seniors or people who 
have a disability, or 


iii. staff employed to assist in the administration of the building or place 
or in the provision of services to persons living in the building or place, 
but does not include a hospital. 
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Notably, the only difference between a side-by-side attached dual occupancy and semi-detached dwelling is that 


the former is located on a single allotment, while the latter is located on separate allotments. Similarly, multi-


dwelling housing is located on a single allotment, whereas attached dwellings are located on separate allotments. 


Despite this, dual occupancies are not permitted in any of the residential zones under the Liverpool LEP (other 


than the Large Lot Residential zone) and multi dwelling housing is prohibited in the R2 Low Density zone under the 


LEP (see Table 14 below).  


This is contrasted against the residential zones under the Growth Centres and State Significant SEPPs, which permit 


both dual occupancies and multi dwelling housing. In addition, the SEPPs include a definition for manor homes 


(two-storey walk up apartments), which are permissible in all zones other than the R2 Low Density zone. In this 


context, it is considered reasonable to investigate whether the range of permissible uses in the residential zones 


under the Liverpool LEP can be expanded to incorporate a larger range of diverse housing types, including medium 


density housing. 


Table 14 Medium density development permissibility in Residential Zones across the Liverpool LGA 


Zone Attached 
dwellings 


Semi-detached 
dwellings 


Dual 
Occupancies 


Multi dwelling 
housing 


Manor 
homes 


Liverpool LEP 


R1 General 
Residential 


     


R2 Low 
Density 
Residential 


     


R3 Medium 
Density 
Residential 


     


Growth Centres SEPP 


R2 Low 
Density 
Residential 


     


R3 Medium 
Density 
Residential 


     


State Significant SEPP 


R1 General 
Residential 


     


Council applies a relatively low minimum lot size control of 300m2 across its LEP residential zones. For this reason, 


it has been reluctant to permit dual occupancies in any residential zones other than its Large Lot Residential zone 


due to concerns about potential overdevelopment of small sites and resulting adverse amenity, streetscape and 


environmental impacts. Council’s DCP controls do not allow secondary dwellings to be located on the same site as 


attached or semi-detached dwellings. This control should be extended to sites accommodating dual occupancies 


and multi-dwelling housing to avoid overdevelopment of sites. 


However, there are a range of mechanisms available to Council to permit dual occupancies in its residential zones, 


if pursued, whilst still ensuring design quality is maintained. This can be done via an amendment to the LEP to 


include a minimum allotment size control for dual occupancies. For example, Clause 4.1A of the Woollahra LEP 


2014 applies the following minimum allotment size controls to different types of development in its residential 


zones.  
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Table 15 Clause 4.1A of Woollahra LEP 2014 – Minimum site area requirements 


Dwelling Type Zone Minimum site area (m2) 


Dual occupancy (attached) R2 460 


Dual occupancy (detached) R2 930 


Dual occupancy (attached) R3 460 


Dual occupancy (detached) R3 460 


Multi dwelling housing R3 700 


Similar controls could also be explored in relation to multi-dwelling housing in Council’s R1 and R3 zones. It is 


important that a minimum allotment size control for multi-dwelling housing be set under Council’s LEP. This is 


because, should the Medium Density Code come into force, the minimum allotment size set under the Code 


(600m2) will apply to multi-dwelling housing undertaken as complying development under the Code, unless a 


minimum allotment size is specified under the LEP (see Table 16 below). The application of a minimum allotment 


size control for multi-dwelling housing in the Liverpool LEP would ensure that Council maintains a level of control 


over design quality and amenity for multi-dwelling housing in the residential zones. The minimum allotment size 


controls could potentially be modelled on those applied under the Growth Centre or State Significant SEPPs. 


However, a detailed assessment would be required to determine whether these allotment size controls are 


suitable for infill development in the Liverpool LGA. 


In addition, it is recommended that Council explore mechanisms to permit manor homes in the R1 and R3 zones 


under its LEP and apply appropriate development controls for manor homes.  This is because Clause 3B.1A of the 


Exempt and Complying SEPP will permit manor homes in the R1, R2 and R3 (and RU5 Village) zones if multi 


dwelling housing or RFBs are permitted with consent in those zones. 


There may also be an opportunity to allow manor homes on corner lots in the R2 zone subject to imposition of 


some of the recommended criteria in the Low-Rise Medium Density Design Guide: 


» This building type is best suited to corner lots or lots with rear lane access to accommodate garages and car 


parking.  


» This building type is carried out as strata title subdivision, with a common entry and internal hallway.  


» Typically, a lot width of 15 metres is required to achieve setback requirements and sufficient space for car 


parking. 


In addition, the Environmental Planning and Assessment Regulation 2000 requires councils to consider the Low-


Rise Medium Density Design Guide when assessing DAs for manor homes and multi-dwelling housing, until they 


have their own Development Control Plans for these housing types. Therefore, the preparation of specific 


development controls for this type of medium density housing in the Liverpool LGA is recommended.. The Design 


Guide can provide a useful tool for Council to ensure the design quality of medium density housing delivered in its 


LGA is maintained. However, consideration of the specific design controls in relation to the local character will be 


required. 
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Table 16 Relevant site area and frontage controls for medium density housing 


 Dual Occupancies Multi dwelling housing Manor homes 


Liverpool LEP/DCP 


R1 min allotment 
size 


 


Not permitted in zone 300m2 Not permitted 


R3 min allotment 
size 


650-1000m2 (DCP 
control) 


R3 site frontage 
(DCP control) 


18-22m 


Low Rise Medium Density Housing Code 


Min allotment 
size 


The greater of the min 
lot size under relevant 


LEP or 400m2 


Min lot in LEP or 600m2 if 
none specified in LEP 


600 


Min frontage 12-15m 15m 18m 


3.2.1  Feasibility in the R3 zone 


The Housing Study confirmed that the development feasibility in the R3 zone is relatively low, which may be 


leading to an undersupply of medium density housing. Notably, the FSR and height controls applicable to the R3 


zone under the LEP are the same those applicable to the R2 Low Density Residential zone despite the R3 zone 


permitting higher density uses (e.g. multi dwelling housing) compared to the low-density zone.  


Table 17 Development controls in residential zones under Liverpool LEP 


Zone  Floor Space Ratio Height 


R1 0.65:1 - 0.75:1 8.5m 


R2 0.5:1 8.5m 


R3 0.5:1 8.5m 


It is recommended that Council explore opportunities to increase permitted densities for medium density housing 


in the R3 zone, but link these densities to site areas to avoid overdevelopment of small sites and ensure amenity 


and design quality is maintained. Similar provisions are applied in a range of other EPIs including the Waverley LEP 


and the Medium Density Housing Code as detailed below. These provisions may incentivise the delivery of 


additional medium density development in appropriate locations. It is also recommended that Council consider 


increasing the permitted building height in the R1 and R3 zones to 9 metres to allow for a potential attic level in 


multi-dwelling housing and to respond to potential site constraints such as flood prone land, which may require 


the ground floor level of multi-dwelling housing to be elevated.  


Waverley LEP Exceptions to FSR 


Despite clause 4.4, the maximum FSR for a dual occupancy on land in …Zone R3 Medium Density Residential…is as 


follows: 
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» for lots with an area less than 100sqm -1:1, 


» for lots with an area of 100sqm to 550 square metre s- [[(550 − lot area) × 0.0011] + 0.5]:1, 


» for lots with an area greater than 550sqm - 0.5:1 


Table 18 GFA controls under the Low-Rise Medium Density Housing Code 


Side-by-side dual occupancies Stacked dual 
occupancies 


Multi-dwelling housing 


Lot size Max GFA 25% of the lot area plus 
150m2, to a max of 
400m2 


Zone Max GFA 


400-2000m2 25% of lot area + 
300m2 


R1, R2 & RU5 60% of site 
area 


>2000m2 800m2 R3 80% of site 
area 


Council should consider exploring the land use and development controls for medium density in the Growth 


Centres SEPP and associated DCP which enable a mix of residential densities in the R2 and R3 zones. The Growth 


Centres SEPP permits dual occupancies and multi-dwelling housing in both the R2 and R3 zones and permits manor 


homes in the R3 zone.  


The associated DCP applies the following minimum lot size and frontage controls for dual occupancies and multi-


dwelling housing: 


» Dual occupancies – 15 metre frontage and 500m2 lot size 


» Multi-dwelling housing – 26m frontage and 1000m2 lot size 


Consideration should be given to alignment of lot size controls for medium density housing across both the Growth 


Centres DCP and Liverpool planning controls to ensure a consistent built form and subdivision pattern across the 


LGA. 


The SEPP does not apply FSR controls although dwelling density controls are applied for large lot subdivisions. In 


the absence of FSR controls, the DCP applies detailed site coverage, landscaping and setback controls for a range of 


different dwelling types permitted under the Growth Centres SEPP to ensure a high level of amenity and design 


quality is achieved for residential development. These controls provide a helpful basis for developing suitable 


controls for medium density residential development in the Liverpool LGA and should be reviewed in light of the 


changes to the Medium Density Housing Code. 


Notably, the Growth Centres SEPP applies a maximum height control of 9 metres in the R2 zone and 12 metres in 


the R3 zone. The height control in the R3 zone in particular is considered more suitable to medium density 


development and could be considered for R3 zones under the Liverpool LEP. 


It is recommended that Council work with DPIE to review the controls under the Growth Centres SEPP and DCP to 


ensure consistency across the Liverpool LGA and to encourage high-quality and diverse residential development. 


3.2.2  Dwelling mix 


As detailed in the Evidence section, apartments in the City Centre are dominated by two-bedroom apartments. 


These apartments provide one of the most affordable form of rental accommodation and there is evidence to 


suggest that overcrowding in these apartments is occurring. The Liverpool DCP specifies the following minimum 


and maximum apartment mix controls for RFB development in the City Centre: 
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» Minimum 10% one-bedroom apartments 


» Minimum 10% three-bedroom apartments 


These controls allow for 80% of all apartments in the City Centre to be delivered as two-bedroom which, together 


with investor and developer preference for two-bedroom apartments, may be contributing to an oversupply of 


two-bedroom apartments that may not necessarily cater to the needs of larger family groups looking for 


affordable housing options close to transport and services. It is recommended that the dwelling mix controls for 


the City Centre be reconsidered to encourage a greater range of apartment mixes, and that apartment mix 


controls be extended to the broader Liverpool area in which RFBs are permitted. An example of a range of 


apartment mix controls is provided in the City of Sydney DCP where the following ranges apply: 


» Studio apartments: 5 -10%  


» One-bedroom apartments: 10 –30%  


» Two-bedroom apartments: 40 –75% 


» Three-bedroom apartments: 10 -100%  


» Maximum combined studio and one-bedroom apartments: 40% 


3.2.3  Flexible dwelling types 


There is a consistent trend across the Greater Sydney Region for more couples with children to choose to live in 


apartments. This trend is not yet evident in the Liverpool LGA but may accelerate as the demography and 


population profile of the Liverpool community changes over time. Whilst changes to the unit mix controls in 


Council’s DCP may support the delivery of more three bedroom apartments to meet the needs of families and 


larger groups living in apartments in the LGA, there are a range of other mechanisms to allow for greater flexibility 


in apartments to meet the needs of families or older people looking to downsize and lone person households.  


DPIE’s Apartment Design Guide10 refers to ‘dual key apartments’, which are a design solution to accommodating a 


range of household requirements. A dual key apartment is ‘separate but on the same title…regarded as two sole 


occupancy units for the purposes of the Building Code of Australia and for calculating the mix of apartments’.  


Georges River Council has proposed an ‘internal secondary dwelling’ to facilitate the delivery of housing choice 


across the LGA. It is proposing to implement a new clause in its LEP to enable the development of an internal 


secondary dwelling (up to a maximum of 75m2) in its R2 and R3 zones that is wholly contained within the building 


envelope of an existing principal dwelling. This was developed in response to an identified need in the LGA to 


provide a greater diversity of dwellings to accommodate both the ageing population who are looking to downsize 


in their local area and the younger working age group who are looking for affordable accommodation. The purpose 


of this clause is to enable dual key dwellings to provide housing choice and diversity, and affordable housing, such 


as within under-occupied large dwellings. To avoid overdevelopment, Clause 4.6 variations will not be permitted 


for DAs where ‘internal secondary dwellings’ are sought.  


Whilst a new definition may not necessarily be required in the  Liverpool context, it may be appropriate to develop 


controls to encourage or allow for the retrofitting of larger dwellings to accommodate additional internal dwellings 


without resulting in any external impacts. This may provide greater diversity and more affordable housing, 


particularly in the New Release District which has a high number of unoccupied bedrooms.  


The development of more dual key apartments in RFB developments could be incentivised by allowing a greater 


number of two-bedroom apartments to be delivered if they are combined with a separate studio apartment, and 


by excluding the internal hallway in these dual key apartments from FSR calculations.  


                                                           
10 DPIE, 2015, Apartment Design Guide Part 4: Designing the Building, p91 
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3.2.4  Adaptable dwellings 


The Liverpool DCP requires 10% of dwellings delivered in multi-dwelling and RFB development to be designed to 


be capable of adaptation to be suitable for a disabled or elderly resident. However, given the aging population and 


the benefits of Universal Housing Design for a broader group of people including families with young children, it is 


recommended that Council explore applying a minimum Liveable Housing Standard to a greater portion of 


dwellings delivered in multi dwelling and RFB developments. Councils such as Ku-ring-gai currently require 15% of 


dwellings in RFBs and Multi-dwelling housing to meet a Platinum-level Liveable Housing Standard. This Standard 


ensures that dwellings are capable of easy and cost-effective adaptation to meet the changing needs of the 


population. Notably, the cost to the homeowner of including key Silver-level liveable housing design features in the 


initial stages of dwelling design is 22 times more efficient than retrofitting when an unplanned need arises.11 


3.2.5  Student housing 


As identified above, there is likely to be a growing demand for student housing in the Liverpool LGA as student 


numbers increase as a result of the establishment of new university campuses in the area. Student housing is 


currently defined as ‘boarding houses’ under the Standard LEP Instrument. However, it provides a very different 


accommodation type and associated services when compared to boarding houses. In addition, the amenities, types 


of rooms, tenure, locations and environmental and amenity impacts of student housing are quite different to those 


of boarding houses. Randwick Council has sought the addition of a definition for student housing as part of its LEP 


amendment for the Kingsford to Kensington corridor. It is recommended that Council collaborate with DPIE, other 


councils and university representatives to develop a separate definition and a range of land use and development 


guidelines for student housing. 


  


                                                           
11 New Zealand Ministry of Social Development, Economic effects of utilising Lifemark at a National level (2009) 







 


63 
 


3.3  Housing affordability 


Housing affordability is affected by a number of factors that interact with each other, in ways that are not always 


well understood. These factors include federal and state policies (including tax and stamp duty policies), the level 


of direct provision of social and affordable housing and/or funding by government at all levels, and changes in the 


housing market, especially relative to changes in household income.  


A shortage of low-cost housing affects lower income and vulnerable households the most, leading not only to 


housing stress for those residents, but the risk of further displacement of current residents as they age or their 


income circumstances deteriorate (through illness, disability or underemployment). Older renters nearing 


retirement, in particular older women, are also particularly at risk of future housing stress. 


Local government on its own cannot ‘solve’ the affordable housing issues that affect its LGA. Public policy and 


funding decisions at both state and federal level will continue to play a large role – either in the continuation or 


exacerbation of the problem, or in starting to improve affordability for very low, low- and moderate-income 


households.  


However, Liverpool City Council can assist to meet the housing needs of the community by exploring all 


opportunities available to help provide a range of housing types to meet community needs. This is particularly 


important to help maintain and support the diverse community character of Liverpool.  


Council supports an increase in affordable rental housing for the community, with the LGA suffering from one of 


the highest rates of rental stress in the country. There are currently over 7000 households in rental stress (meaning 


more than 30% of income is spent on rent) with more than 4000 experiencing severe rental stress (more than 50% 


of income spent on rent). This is increasing at much faster rates than Sydney more broadly. By 2036 Liverpool will 


have the highest demand for social and affordable housing in the entire Western City District. 


The section summarises actions that Council is currently undertaking, and proposing to take, to help increase the 


provision of affordable housing in its area. It also sets out information on the affordable housing supply gap, 


barriers to providing more affordable housing, and the planning and non-planning mechanisms the Council will 


utilise to help increase local affordable housing supply.  


3.3.1  The housing continuum 


As detailed in Part B: The Evidence, Liverpool has a relatively large supply of concentrated social housing but very 


little documented supply of affordable housing. Further, as the supply of social housing is declining as a proportion 


of total supply, the need for social housing will continue to grow. The Housing Study estimated that there will be a 


need for approximately 23,000 social and affordable housing dwellings in the LGA by 2036 but does not 


differentiate between the proportion that will need to be provided as social housing and the proportion that will 


need to be provided as affordable housing.  


Affordable housing provides an important stepping stone in the housing continuum as detailed in Figure 22. It 


provides dwellings at below market rents to allow households to move out of social housing (and potentially into 


the private rental or home ownership market) and may reduce demand on crisis or social housing in the first 


instance.  


Ultimately the amount of social housing required in the LGA will be influenced by the number of affordable 


dwellings provided as well as other affordability mechanisms implemented in the LGA. 


Mechanisms to improve housing affordability overall can also assist as part of the housing continuum by providing 


more affordable private rental properties and reducing the cost of purchasing a home. The proposed measures to 


increase housing diversity in the LGA will assist in this regard.  
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Figure 22 The Housing Continuum 


 


Source: AHURI, Inquiry into increasing affordable housing supply: Evidence-based principles and strategies for Australian Policy and Practice 
(2018) 


3.3.2  The productivity benefits of affordable housing 


The recent Discussion Paper published by the NSW Productivity Commission notes the negative impacts that high 


housing costs can have on productivity. Cities support productivity growth through agglomeration – the 


productivity benefits associated with the physical proximity of businesses, workers and consumers. However, the 


productivity benefits of agglomeration cannot simply be assumed. There is strong evidence that rising congestion 


costs associated with systemic housing shortages are reducing the productivity gains associated with 


agglomeration economies.12  


The housing-agglomeration economy links are explored in detail in a recent research paper published by the City 


Futures Research Centre at UNSW – Strengthening Economic Cases for Housing Policies (February 2019). The 


Research Paper notes that the more workers who can access jobs within 30 minutes of their home, the higher the 


effective supply of labour. It models a Better Housing Outcomes scenario for NSW where, over a 10-year 


timeframe, 125,000 affordable dwellings are delivered in well-serviced, accessible locations within 30 minutes 


travel time of locations with high Effective Job Densities typical of city-centre locations.  


The Paper estimates an average productive travel time saving (or labour supply increase) of $2.26 billion over a 10-


year period.13 It also notes that households with greater accessibility to labour markets can access a wider range of 


jobs that better fit their capabilities and preferences, and the needs of the employers. Labour market participation 


and productivity therefore increases and is reflected in increased earnings and flow on effects through the 


economy. As a result, the City Future’s Research Paper estimates that delivery of 125,000 new affordable homes in 


accessible locations across NSW would result in $17.57 billion worth of human capital uplift associated with better 


                                                           
12 City Futures Research Centre at UNSW - Making Better Economic Cases for Housing Policies (2018). 
13 City Futures Research Centre at UNSW – Strengthening Economic Cases for Housing Policies (February 2019).  
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job choices over a 10-year period.14 Well-located affordable housing improves job matching between workers and 


employers and increases workforce participation. This is particularly important for essential workers in the very 


low-to-moderate income range. 


The Paper confirms that the benefits of investing in stable, affordable housing close to jobs, transport and services 


is at least on a par with transport and other infrastructure investments. This demonstrates the productivity benefit 


of providing affordable housing in close proximity to transport, services and jobs. It also highlights the substantial 


costs to the economy should the regulatory and planning system not support the delivery of affordable housing. 


3.3.3  Adverse impacts of reduced housing affordability 


Decline in social diversity 


One of the key values identified in the Community Strategic Plan is social diversity. The displacement of very low 


and low-income households, including of key workers, is reducing social diversity in Liverpool. Unless effective 


measures are put in place to increase the supply of affordable housing, social diversity within the Liverpool LGA 


will continue to deteriorate.  


Housing stress among key needs groups 


Housing stress is an indicator of demand for affordable housing. It tends to be more prevalent among low income 


needs groups such as essential workers, students, culturally and linguistically diverse (CALD) groups and Indigenous 


households. It is also important to note that renters tend to be in more housing stress than people who have 


mortgages.15 On average, private renters spent 20% of their gross household income on housing costs, compared 


with 16% for those with a mortgage (ABS, 2013-2014). ABS further highlights that for households on low incomes, 


housing costs presented 34% of their gross weekly income on rent, compared to 27% of gross weekly income for 


those with mortgages.16 This appears to be especially relevant to Liverpool where rental stress rates are between 


30-40% in each of Liverpool’s districts.  


Unaffordable housing is creating a growing spatial mismatch between where key workers live and work. While key 


worker jobs are located throughout the metropolitan region, research shows that a majority of Sydney’s 156,000 


teachers, nurses, police, firefighters, ambulance and emergency workers now live in outer ring areas.17 It is 


important to accommodate essential workers within the LGA otherwise, from an economic standpoint, healthy 


competition for key worker jobs may reduce. Unaffordability also detrimentally impacts the quality of life for 


essential workers who have to commute longer distances to access jobs.  


3.3.4  Current Council initiatives 


Council has already implemented a number of initiatives to improve housing affordability in its locality including 


the Miller Masterplan, Homeless Strategy and Action Plan, Redevelopment of Council owned land, and Affordable 


Housing SEPP advocacy.  


                                                           
14 Ibid. 


 
15 Parliament of Australia, Housing Affordability  
16 ABS (2014) 
17 Nicole Gurran et al, ‘Key workers like nurses and teachers are being squeezed out of Sydney. This is what we can do 
about it’, The Conversation, 13 February 2018, https://theconversation.com/key-workers-like-nurses-and-teachers-are-
being-squeezed-out-of-sydney-this-is-what-we-can-do-about-it-91476 
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Miller Masterplan 


In 2016, Council finalised the Miller Town Centre Masterplan to provide a framework for guiding future 


opportunities for Miller Town Centre with a particular focus on public domain improvements, potential land 


swaps, opportunities for residents to minimise the effect of social disadvantage and measures for improving 


safety. The Masterplan was the subject of detailed stakeholder engagement including with the Land and Housing 


Corporation which owns a significant portion of the land in the Miller Town Centre and broader 2168 District. The 


Masterplan recommended changes to the land use and development controls in the Miller Town Centre, as well as 


short, medium and long-term development scenarios for the Miller Town Centre. It also recommended that the 


following additional studies be prepared for the Miller Town Centre: 


» A feasibility study on recommended FSRs and heights 


» Residential Development Strategy 


» Site specific DCP. 


The above studies have not yet progressed. However, The Miller Precinct is one of the key locations considered as 


part of this Housing Strategy which seeks to deliver additional, more diverse housing by leveraging off improved 


transport infrastructure proposed in proximity to the Miller Precinct, and opportunities to revitalise this area in 


collaboration with other Government agencies. 


Council is currently preparing a Social Infrastructure Master Plan for the Miller Precinct and broader catchment 


area that will provide directions on provision of social infrastructure requirements in Miller and the needs of the 


existing and future community. The project aims to achieve the following benefits: 


» Identify urban renewal opportunities within the Miller Town Centre 


» Improve linkages and connectivity between residential areas and Council’s community facilities and open 


spaces 


» Improve connections for both pedestrians and vehicles within the area 


» Provide accessible, proportionate, quality, usable and safe open space and community facilities 


» Improve sightlines, surveillance and safety within the public domain. 


Homelessness Strategy and Action Plan 


At its meeting on 20 November 2019, Council endorsed a draft Homelessness Strategy and Action Plan for 


exhibition. The Plan responds to the impacts of homelessness in the Liverpool LGA, works towards prevention 


initiatives, and details collaboration with the community services sector on practical solutions locally to improve 


health and access to much needed services by the most disadvantaged and marginalised members of the 


community. Council will focus on the following particular aspects as part of the Action Plan: 


» Advocate for a Housing First Approach which provides the basis for other improvements in peoples’ lives 


» Improve community perceptions of homelessness 


» Support and advocacy for vulnerable and disadvantaged groups 


» Support local collaborations and service coordination 


» Support agencies who provide essential service such as food, shower and clothing 


» Public space management. 


Council will use its planning powers, advocacy and social planning role to have consistent controls and policy 


settings for the delivery of appropriate housing developments and service provision. This can be achieved through 


encouraging diverse housing options in the LGA through development controls, building approval processes, 


subdivision controls and minimum affordable housing requirements. This Housing Strategy considers mechanisms 
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available to Council to improve housing affordability and diversity in the Liverpool LGA that will have positive 


outcomes to reduce homelessness in the area consistent with the Action Plan. 


Affordable Housing SEPP advocacy 


In October 2019, Council considered a report on the lack of the types of ‘affordable housing’ being delivered under 


the Affordable Housing SEPP and whether they provided genuine affordable housing. The report to Council 


considered a recent Research Paper prepared by the UNSW City Futures Research Centre on behalf of the 


Southern Sydney Regional Organisation of Councils (SSROC). The Research Paper found that the Affordable 


Housing SEPP had delivered very little affordable rental housing for very low and low-income households whilst 


circumventing certain planning controls and placing additional pressure on local infrastructure and services. It 


recommended that the Affordable Housing SEPP be integrated into a broader affordable housing strategy.  


Council resolved to write to the WSROC in recommending a collaborative approach be taken to advocating for 


amendments to the Affordable Housing SEPP which responded to the local needs of each LGA.  


The provisions of the Affordable Housing SEPP, and potential amendments to the SEPP to provide improved 


opportunities for delivery of additional, genuine affordable housing in the LGA have been considered as part of this 


Strategy. 


3.3.5  Planning mechanisms to support affordable housing delivery 


This section outlines the planning mechanisms Council will undertake to deliver and retain affordable housing 


supply, and highlights actions based on an evaluation against the Strategy’s objectives and stakeholder 


consultation. 


Affordable Housing 


As part of its LSPS Council has made the following ‘short-term’ commitments to deliver additional affordable 


Housing across is LGA 


- Developing an Affordable Housing Contributions Scheme. 


- Partnering with State Government to investigate the potential for master planned precincts (such as NSW 


Land and Housing Corporation properties in Warwick Farm) by rezoning land to improve and increase 


social and affordable housing. (short term) Partner with State Government to review the Masterplan for 


Miller Town Centre.  


- Advocating to State Government for more investment in social and affordable housing. 


Council may also wish to explore the establishment of affordable housing targets, as well as the following 


additional mechanisms: 


» An Affordable Housing Contributions Scheme to apply to areas with sufficient uplift with an inclusionary 


zoning under SEPP 70. The target should be a minimum of 10% of new housing as affordable housing subject 


to a feasibility assessment. The minimum affordable housing target on State-owned land should be 30%. 


Council should also seek to apply this target for Planning Proposals under a voluntary planning agreement 


(VPA) in areas where a rezoning occurs outside of SEPP 70 nominated areas to allow/support development, 


and should also explore opportunities for a more tailored target based on further feasibility modelling where 


residential/mixed use development occurs without the need for rezoning 


» Reduced car parking provision rates and other development standard variations to incentivise the delivery of 


affordable housing 


» Identified opportunities where affordable housing can be included as part of any redevelopment of major 


sites. 







 


68 
 


Voluntary Planning Agreements & Section 7.11 Affordable Housing Contributions 


SEPP 70 has been broadened to allow all NSW councils, including Liverpool, to prepare Affordable Housing 


Contributions Schemes to require affordable housing contributions in areas undergoing significant development 


potential uplift. This requirement has been in place in a limited number of other Council areas – such as City of 


Sydney – for the past decade. This has enabled City of Sydney to successfully deliver a strong pipeline of affordable 


housing developments to meet the needs of its residents. Some other councils, such as Waverley Council, have 


also brought in similar affordable housing contribution schemes with a strong focus on supporting local residents 


with strong links to the area who may otherwise be unable to remain in the area due to lack of affordability.  


This Housing Strategy recommends that Liverpool prepare an Affordable Housing Contributions Scheme. However, 


this mechanism (under SEPP 70) is only available in areas undergoing significant uplift. For example, it is 


recommended for the Investigation Areas identified in Sections 13.2 to 13.4 below should they proceed. 


VPAs are another mechanism Council can use to capture a proportion of value uplift. This offers a mechanism to 


attract affordable housing contributions in the LGA outside some key precincts where a SEPP 70 scheme will not 


apply. VPAs can include land dedication, monetary contribution or other public benefits. This may be appropriate 


for areas outside of the identified Investigations Areas for which residential rezonings are requested subject to the 


locational criteria set out in Section 13.1 below. 


Council has already started to implement requirements for affordable housing contributions when considering 


Planning Proposals. However, there is a need to formalise Council’s approach to levying for affordable housing as 


part of any rezoning application in the form of amendments to its Planning Agreements Policy. This will identify the 


areas to which VPAs may be applied and, with associated changes that can be introduced in the LEP, the variations 


to planning controls that will be considered and the method for calculating the contribution.  


Council has an existing Planning Agreements Policy in place. However, this should be updated in light of a recent 


Direction18 issued by DPIE in 2019 which imposes preconditions and mandatory considerations for Councils prior to 


developing a VPA for affordable housing connected with DAs. Councils must prepare a VPA policy setting out the 


circumstances where Council may negotiate a VPA for Affordable Housing. Council also needs to consider a range 


of other matters such as whether the VPA will provide for affordable housing instead of a condition imposed under 


s7.11 or s7.12 of the EPA Act and the terms of any affordable housing contribution scheme set out in Council’s LEP.  


It is recommended that Council’s existing Planning Agreement Policy be reviewed in light of this new Direction.  


Contributions for the loss of affordable housing 


Part 3 of the Affordable Housing SEPP outlines provisions for retaining existing stock and the mitigation options 


where redevelopments occur. Under the SEPP, where a boarding house or a building containing one or more low 


rental residential dwellings is to be redeveloped or strata subdivided, a contribution may be levied to help offset 


the loss. The SEPP includes the formula for calculating the contribution amount. 


Housing supply and housing diversity 


Housing supply plays a role in the price of housing overall in minimising increases in housing prices. Therefore, a 


reasonable increase in supply and diversity is part of the broader approach proposed in this Strategy. However, 


there is an absence of evidence to demonstrate that increased supply alone can meet the housing needs of very 


low and low-income households. A recent Australia-wide study by LF Economics noted that the areas where new 


housing supply was outstripping population growth were also the areas that were experiencing the strongest 


growth in sales prices.19 


                                                           
18  https://www.planning.nsw.gov.au/-/media/Files/DPE/Directions/ministerial-direction-s7-9-environmental-
planning-and-assessment-planning-agreements-2019-06-11.pdf?la=en 
19 LF Economics Analysis, April 2017. “Housing affordability crisis is about house prices. Not rents.” 



https://www.planning.nsw.gov.au/-/media/Files/DPE/Directions/ministerial-direction-s7-9-environmental-planning-and-assessment-planning-agreements-2019-06-11.pdf?la=en

https://www.planning.nsw.gov.au/-/media/Files/DPE/Directions/ministerial-direction-s7-9-environmental-planning-and-assessment-planning-agreements-2019-06-11.pdf?la=en
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3.3.6  Other mechanisms to support affordable housing delivery 


A range of non-planning mechanisms could also be considered to assist in increasing the affordable housing 


provision in the LGA. These include: 


» Design and construction innovation 


» Delivery model innovation 


» Public housing redevelopment opportunities 


» Responding to Government policy changes 


» Partnerships with CHPs 


» Improved communication regarding benefits of affordable housing 


Design and construction innovation 


Adjustments and innovations in the design and/or construction of housing can reduce its cost to some degree. The 


costs of land, basic construction and fixed overheads are such that, in the Sydney market, innovative design and 


construction alone will not produce a product that is affordable to very low- and low-income target groups. 


However, in combination with other options, a significant contribution may be possible.  


In addition, innovation in design can have significant impacts not only in increasing the diversity of the housing 


stock but also in pioneering new products through demonstration projects. Examples of designing for affordability 


include: 


Small units with shared communal facilities: This approach is already in use, for instance New Generation 


Boarding Houses and Common Ground projects. New Generation Boarding Houses developments are facilitated by 


the Affordable Housing SEPP and have generally taken the form of student housing, while the Common Ground 


model is targeted to single people. Common Ground Sydney, for example, offers 104 affordable rental units 


integrating previously homeless people along with others on low incomes and is managed by Mission Australia, a 


CHP.  


The Nightingale model: The Nightingale model brings together a range of features to promote affordability and 


sustainability. It is an alternative to the developer-led approach which is dominant in Australian medium to high 


density housing. Instead, intending owners and investors collaborate with architects to plan and design the 


apartments. The model eliminates costs associated with marketing, caps margins on the development to well 


below the 20% minimum profit usually sought by developers, and introduces a range of cost saving design and 


construction measures, including elements that reduce operational costs. 


Delivery model innovation and CHP partnerships 


CHPs and private sector developers can play significant roles in affordable housing development. Opportunities for 


Council could include facilitating or engaging directly in encouraging developers to participate in:  


Joint ventures or partnerships between developers and CHPs: Such partnerships can be mutually beneficial, 


allowing both parties to ensure they get the product they require cost-effectively, and introducing scope to 


leverage additional affordable housing using funds to which the CHP has access. In particular, CHPs may partner 


with developers to bid for government-owned sites, such as public housing sites being sold under the Communities 


Plus program.  


Direct development by CHPs: CHPs have access to tax advantages and can also save on costs associated with 


marketing, which include not only the costs associated with selling but also the fittings and features that private 


developers include to promote marketing. Many large CHPs have good development expertise and some have 


access to their own funds as well as borrowed money including the ability to seek low-cost, long-term funding from 
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the National Housing Finance and Investment Corporation (NHFIC). Access to low cost sites such as Council or State 


Government owned land, deferred payment arrangements or provisions for long term leasing of sites would 


facilitate affordable housing development in the area. Council should investigate sites such as car parks and other 


Council-owned sites to partner with CHPs to develop affordable housing.  


Build to Rent 


The housing industry has been exploring potential opportunities to deliver large amounts of housing through a 


‘build to rent’ model. Whilst it appears that the main industry focus has been on a market priced model there may 


be scope for the consideration of innovative new versions of this model that deliver an affordable product, 


particularly if aligned with delivery by CHPs and potentially encouraged by supportive planning measures that 


Council could consider, as highlighted in the previous section. 


Partnerships with National Disability Insurance Scheme for Specialist Disability Housing 


The National Disability Insurance Scheme (NDIS) provides people with permanent and significant disability with 


annual funding to pay for the cost of living in Specialist Disability Accommodation (SDA). SDA refers to 


accommodation for people who require specialist housing solutions, including to assist with the delivery of support 


that caters for their extreme functional impairment or very high support needs. The SDA payment is calculated 


based on the dwelling’s location, size and level of accessibility.  


SDAs must be registered with the NDIS to enable people who wish to live in such accommodation access to 


financial assistance for housing. Funding is only provided to a small proportion of NDIS participants with extreme 


functional impairment or very high support needs who meet specific eligibility criteria. The funding is awarded for 


eligible dwellings that are occupied by eligible NDIS participants.  


CHPs are one of the key providers of SDAs and enables people with disabilities to have access to affordable 


housing through the NDIS program. There is opportunity for Council to explore working with CHPs to identify sites 


that can accommodate SDAs or a mix of SDAs and other affordable housing, reducing the overall cost of providing 


the housing. 


Public housing redevelopment opportunities 


A key social housing supply strategy of the NSW Land and Housing Corporation is through the redevelopment of 


public housing sites. The NSW Government has established Communities Plus as an ongoing program to redevelop 


LAHC sites to deliver integrated social, affordable and private market housing. 1-7 Anderson Avenue, Liverpool is a 


3300m2 site identified to be redeveloped as a mix of social and affordable housing and private residential 


accommodation as part of the Communities Plus program. Further opportunities for similar developments in the 


Liverpool LGA, including in the Miller Precinct and Hargrave Park, may be possible as infrastructure investment in 


the area continues to be rolled out. In particular, the proposed development of the Fifteenth Avenue Smart Transit 


Corridor may open up opportunities to deliver additional housing along its route including in the nearby Miller 


Precinct. 


Responding to government policy changes 


By forming partnerships with CHPs, Council can position itself to draw on opportunities that may arise from future 


State or Federal Government affordable housing policy changes. 


Non-planning mechanisms 


Council can pursue non-planning mechanisms to increase the supply of affordable housing, including: 


» Maintaining and building partnerships with CHPs to investigate opportunities for joint ventures or 


opportunities on low-cost sites for affordable housing or other opportunity sites, including Council-owned 


sites 







 


71 
 


» Identifying opportunities on Council and State-owned sites that may be available for disposal in the future, to 


accommodate higher rates of affordable housing 


» Working with CHPs (through the NDIS program) to increase the provision and support of SDAs 


» Increasing social and affordable housing on existing social housing sites in partnership with LAHC 


» Supporting the construction sector to address skills shortages through improving training pathways 


» Providing education to the community regarding the benefits of affordable housing. 
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3.4  Built form and sustainability 


Council will seek to ensure new housing is sustainable and high quality, demonstrating climate resilience in design 


and materials. New housing and housing densities will be concentrated in centre locations to protect and enhance 


areas of high ecological significance and rural land. The LEP and DCP will be reviewed to address the Urban Heat 


Island effect, encourage green open space in high rise development, implement water sensitive design and 


sustainable waste principles and prioritise low carbon initiatives in new development. Council will also take on an 


advocacy role to the State Government for amendments to BASIX to reduce greenhouse gas emissions and the 


Exempt and Complying Code to increase tree canopy cover.  
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3.5  Preliminary dwelling projections 


Table 19 and 20 below provides a summary of the 0-5, 6-10 and 10-20 year expected dwelling delivery projections 


as set out in the Housing Study, for the base and adjusted demand case, respectively. 


Liverpool is well on track to exceed its five-year housing target set by the District Plan (8,250 dwellings between 


2016-2021). Overall dwelling targets have been set (in Table 21 below) for the 6-10 year and 10-20-year housing 


targets to meet the overall projected demand for approximately 44,000 additional dwellings between 2016-2036. 


The Housing Study estimates that the average demand for additional dwellings could be in the range of 2,100 to 


2,200 a year, development rates that have only begun to be seen since around April 2019. 


Notably, the base case demand and adjusted demand analysis in the Housing Study provides for a demand of 


43,315 and 44,108 additional dwellings respectively. However, there are substantial differences in the types of 


dwellings that will need to be provided under the base case versus adjusted demand model. Under the adjusted 


demand scenario, population growth translates to demand for an additional 22,319 separate houses, 12,969 


attached dwellings and 8817 apartments between 2016-2036. This would represent the continuation of recent 


development rates, but would require a shift in household preferences and additional infrastructure investment.  


Due to these observed trends, changes in development controls in the Liverpool City Centre, the development of 


the Western Sydney Aerotropolis, a number of significant infill development opportunities around the City Centre 


and the implementation of the Low-Rise Medium Density Housing Code, it is expected that development reflecting 


the adjusted demand case is more likely, therefore these figures have been used as the basis to develop a 


preliminary housing target for the 6-10-year period. 


There is sufficient capacity under existing planning controls to deliver almost 85,000 new dwelling in the LGA. 


However, a feasibility analysis in the Housing Study confirmed that just under 50,000 of these dwellings are 


currently feasible to deliver. Notably, once the feasibility overlay is applied, the number of medium density 


dwellings that can be feasibly delivered is substantially reduced from 18,493 dwellings to 4,940 dwellings. Given 


the expected demand for smaller, more affordable dwellings that bridge the gap between smaller apartments in 


the City Centre and larger dwellings in the New Release areas, it is critical that housing diversity is improved.  


The preliminary dwelling projections beyond the short term (0-5 year) period have generally been based on the 


Housing Study’s recommended delivery of 2,100 to 2,200 dwellings per year. However, a range has been provided 


for both the medium term (6-10 year) and long term (10-20 year) projections due to the potential changes in 


dwelling delivery that may result from the opening of the airport in 2026 and changed market conditions. 
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Table 19 Local Housing Study base demand housing projections 


Housing type 0 – 5 years (2016-2021) 6 – 10 years (2021-2026) 10 – 20 years (2026-2036) 


Detached 
housing 


6,867 6,955 16,401 


Medium 
density 


2,370 1,967 5,028 


High density 269 1,028 2,430 


Total 9,506 9,950 23,859 


 


Table 20 Local Housing Study adjusted demand housing projections 


Housing type 0 – 5 years (2016-2021) 6 – 10 years (2021-2026) 10 – 20 years (2026-2036) 


Detached 
housing 


5,275 5,271 11,774 


Medium 
density 


2,477 2,866 7,627 


High density 1,883 1,985 4,950 


Total 9,635 10,122 24,351 


 


Table 21 Preliminary Housing Targets 


6 – 10 year target (2021-2026) 10 – 20 year estimate 


8500 - 12,000 dwellings 


The above target has been set based on an estimated annual 
target in the Housing Study, with leeway for low and high 
growth scenarios. However, this target will be reviewed in 


collaboration with the GSC 


Between 20,250 and 27,250 dwellings 
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3.6  Identified investigation areas 


The Housing Strategy identifies a diversity of housing to cater for the community needs through investigation 


opportunity areas, which can support additional housing growth over the next 20 years. These areas will be subject 


to more detailed investigation through place-based studies examining impacts on local character and any required 


technical investigations. 


3.6.1  Locational Requirements for New Housing 


In certain circumstances it may be appropriate for Council to consider rezonings for residential uplift in appropriate 


locations outside of the identified Investigation Areas listed below. However, these should only be considered 


where they align with the Priorities and Objectives of this Strategy and meet the following specific criteria: 


» Areas rezoned for increased housing density should be located within 800m of major transport nodes 


» New housing should have good access (within 400m) of open space, employment opportunities and retail 


facilities 


» New housing should be located and designed to preserve the character of existing local neighbourhoods, 


areas of high ecological value and existing heritage. 


» New housing must be supported by infrastructure improvements including the provision of affordable 


housing where appropriate. 


3.6.2  Short Term Investigation Areas  


The following Short-Term Investigation Areas have been identified due to their desirable locations in proximity to 


transport and services: 


» Liverpool City Centre & Innovation Precinct 


» Georges River North (Moore Point) 


» Moorebank Town Centre 


» Miller Precinct 


» Warwick Farm Racing Precinct. 


Georges River North 


Georges River North (also known as Moore Point) has been identified in the Housing Study and Collaboration Area 


Place Strategy as being suitable to accommodate a new mixed-use precinct that provides a mixture of commercial, 


retail, residential and community uses that provides sustainable employment, which is complementary to, and not 


in competition with, the commercial core. Land in this location provides large lots under single ownership, which 


provides a good opportunity for redevelopment. The area is identified as flood prone and may be subject to 


contamination from previous industrial uses. However, these constraints can be addressed as part of the planning 


and development process. Council and the NSW State Government will collaborate to develop a Precinct Plan to 


consider a range of uses and built forms for the area to create a vibrant community which takes advantage of the 


area’s excellent access to transport and services and limited environmental constraints. In particular, the LSPS 


identifies opportunities for a potential metro or Fifteenth Avenue extension to this area. In addition, this area 


provides an opportunity to leverage off excellent connections to the Liverpool Hospital and proposed Health, 


Innovation and Research Precinct. The redevelopment of the Georges River North/Moore Point area will also 


provide an opportunity to realise the LSPS priority of improving connections to Georges River. 
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Liverpool City Centre & Innovation Precinct 


The Liverpool City Centre has already been the subject of extensive strategic planning studies to encourage 


increased residential development in this Strategic Centre. Notably, Amendment 52 to the Liverpool LEP has been 


finalised, which rezoned the Liverpool City Centre Commercial Core from B3 Commercial Core to B4 Mixed Use. 


Amendment 52 enabled the potential provision of 6934 new dwellings and 15,635 additional jobs within the City 


Centre to support a mix of uses and to encourage a 24-hour economy within the City Centre.  A number of 


recommendations in this Housing Strategy – particularly in relation to apartment mix controls and opportunities to 


encourage dual key apartments – will assist in encouraging more diversity and affordability in residential dwellings 


delivered in the City Centre. 


Moorebank Town Centre 


As detailed in Part A Section 2.5 above, the draft Liverpool LEP 2020 proposes to rezone part of the R4 High 


Density Residential zone around the Moorebank Shopping Centre to R3 Medium Density. However, a proposed 


review of permissible uses and development controls in its R3 zone is likely to improve feasibility of medium 


density in the R3 zone and encourage the provision of smaller, more affordable dwellings in this zone to meet the 


changing needs of the Liverpool community. Amendments to development controls in the Moorebank area 


following the current planning proposal, will be considered as part of a broader R3 zone review. This will work to 


improve feasibility of medium density development, and consider the new Low-Rise Medium Density Housing 


Code. 


Miller Precinct 


The Miller Town Centre is in relatively close proximity to transport services with accessibility likely to improve as a 


result of the implementation of the FAST Corridor along Fifteenth Avenue to support the new Western Sydney 


Airport. Council proposes to work with key stakeholders in the area to revise the 2016 Masterplan and provide a 


catalyst for redevelopment and social improvements in the area. 


Warwick Farm Racing Precinct 


Council has resolved to develop a structure plan for the Warwick Farm Racing Precinct, and to develop a planning 


proposal to rezone the area to a mix of uses, including B4 Mixed Use. The racing precinct is close to public 


transport, retail centres and open space. Other factors are the nature of existing development with large lot sizes, 


walkability and existing social housing suitable for redevelopment.  


 


3.6.3  Medium Term Investigation Areas  


The following Medium-Term Investigation Areas have been identified due to their desirable locations in proximity 


to transport and services: 


» Hargrave Park (Warwick Farm) 


Hargrave Park has been identified in both the Housing Study, Liverpool Collaboration Area Strategy and LSPS as 


suitable for increased and diverse residential accommodation. It provides an ideal location for increase and diverse 


housing densities in close proximity to public transport and a range of services. The majority of land in the 


Hargrave Park precinct is owned by LAHC and has very little environmental constraints. Council proposes to work 


closely with LAHC to develop a place-based study that will seek to redevelop the area as a mixed tenure precinct 


with a range of social, affordable and diverse private dwelling types. Hargrave Park is relatively unconstrained 


apart from a low to medium flood risk that can be addressed by increased residential floor levels. A number of 


properties are also under strata title ownership in this area. Due to Council commitments to other investigation 
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areas in the short-term, as noted in Council’s LSPS, Hargrave Park has been designated a medium term 


investigation area. Further discussions will occur with LAHC to progress planning in this area with the intention of 


bringing forward strategic work for this precinct. 
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SECTION 4: IMPLEMENTATION AND  
DELIVERY PLAN 
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4.1  Land Use Planning Approach  


This Strategy adopts an approach to land use planning (below) that is designed to support the delivery of a diverse 


range of housing in the right locations and to enhance people’s ability to access jobs and services, compatible with 


key identified values that contribute to the character of an area. 


The Liverpool Housing Strategy demonstrates it is likely that Liverpool can achieve the housing targets set out in 


the Western City District Plan, with the following key actions (summarised) to be part of the implementation of 


this Plan. 


Figure 23 Land use planning approach 


 


 


 


 


 


Finalise and endorse the Housing Strategy  


Public exhibition of the Housing Strategy concurrent with the exhibition of the Housing Study and Phase 1 of the LEP Review. Update and 


amend the Housing Strategy in response to submissions. Finalise and endorse the Housing Strategy to provide the basis for residential 


development in the LGA 


Undertake place-


based studies 


Place-based analysis of the 


Investigation Areas to ensure 


that urban renewal delivers 


great places and to outline a 


nuanced approach to any 


planning control amendments 


Detailed review of 


planning controls 


Analysis of planning controls 


including review of controls for 


the R3 zone, controls for 


medium density housing in 


residential zones and controls 


for RFB development in the City 


Centre 


 SEPP 70 


Analysis of locations where 


affordable housing can be 


delivered to inform the 


preparation of an Affordable 


Housing Contribution 


Scheme. 


Review of Medium 


Density Code 


Review Medium Density 


Code including the need to 


incorporate changes in the 


LEP and DCP and establish 


local character areas where 


the Code will not apply. 


LEP and DCP amendments 


Incorporate potential amendments to LEP and DCP informed by place-based studies. Include potential updates to the LEP and DCP as a result 


of the review of controls for the R3 zone, controls for medium density housing and the application of the Medium Density Housing Code and 


controls for RFBs in the City Centre (e.g. unit mix) 


Section 7.11 Contributions review 


Based on projected dwellings and population to ensure local infrastructure is delivered when needed. 


Ongoing monitoring 
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4.2  Implementation and Delivery Plan 


The purpose of this section of the Strategy is to clearly identify when and how housing will be delivered over the 


next 20 years, and the potential contribution Liverpool City Council can make to the District Plan’s 20-year housing 


target – dependent on infrastructure provision. 


It provides an overarching summary of what type of housing is anticipated to be delivered, in what key locations, 


timeframes and by what stakeholders, as well as the mechanisms for its delivery, including Planning Proposals 


required. 


The Implementation and Delivery Plan is based on addressing the following key priorities and challenges for 


providing suitable housing in the Liverpool LGA over the next 20 years: 


» Diversity: Ensuring there is a sufficient range of diverse housing types to meet the changing needs of its 


residents.  


» Affordability: Encouraging greater housing affordability in the LGA to ensure existing community members 


can remain within their community and that essential workers in the locality can access appropriate housing. 


» Location: Providing opportunities for increase housing densities in close proximity to transport and services 


whilst retaining the local character of the area.  


» Sustainability: encouraging sustainability and energy efficiency in housing location and neighbourhood design  


For the purposes of this Strategy, the following short, medium- and long-term timeframes have been established 


to align with the proposed Actions and Delivery Plan. These timeframes also align with those in the LSPS and 


Community Strategic Plan.  


» Short term: 2020/2021 


» Medium term: 2021/2022–2024/2025 


» Long term: 2025/2026-2035-2036 


 


 


 


 


 


 







Table 22: Implementation and Delivery Plan 


# Action Rationale Implementation LSPS Alignment Timeframe 


Housing Growth and Location 


1 Finalise a 6-10 year housing target for the 
Liverpool LGA. 


This Housing Strategy sets a draft 
Housing Target of 8,500-12,000 
dwellings for the period 2021-
2026. A final target will be agreed 
to in consultation with DPIE, the 
GSC and the community. 


Undertake community 
consultation through the 
Local Housing Strategy 
exhibition and further 
discussion with DPIE and 
GSC to set an appropriate 
target. 


Planning Priority 7 Short term 


2 Partner with State Government to 
investigate planning controls and land 
fragmentation in growth areas. 


Growth areas such as Austral have 
not developed as quickly as 
expected due to land 
fragmentation. Further work in 
collaboration with DPIE is needed 
to encourage orderly development 
in growth areas, and to ensure 
consistent, high quality 
development across the Liverpool 
LGA. 


Partnership with State 
Government to review 
SEPPs. 


Planning Priority 7 Short term 


3 Progress sustainable, high density transit-
and landscape-oriented development 
along the Fifteenth Avenue Smart Transit 
(FAST) Corridor. 


Council’s FAST Corridor provides an 
opportunity to enable high quality 
development on nodes along its 
route, providing accessibility and 
amenity to residents. 


Continue investigations into 
route and station locations 
in collaboration with 
relevant State Government 
agencies to ensure 
appropriate funding and 
planning for this important 
piece of transport 
infrastructure. 


Planning Priority 2, 
Planning Priority 7 


Medium term 
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# Action Rationale Implementation LSPS Alignment Timeframe 


4 Prepare Precinct Plans for relevant areas 
identified as short-term investigation 
areas in this Strategy. 


This Local Housing Strategy 
provides details on specific areas 
flagged for further housing growth. 
Detailed precinct plans will need to 
be developed to ensure 
appropriate staging and orderly 
development. 


Collaborate with relevant 
partners to progress 
precinct plans for identified 
areas. Implement through 
changes to LEP as necessary. 


Planning Priority 7 Short term 


5 Ensure housing density is focused around 
centres, high frequency public transport 
and amenity 


To work towards a 30-minute city, 
it is crucial that increased housing 
density is close to high-frequency 
public transport, jobs, and 
amenities such as open space and 
schools. 


Ensure planning proposals 
are consistent with the Local 
Housing Strategy  


Planning Priority 7 Ongoing 


6 Ensure rural and scenic lands are 
protected  


Areas such as Denham Court and 
the Western rural lands have scenic 
values and/or are part of the 
Metropolitan Rural Area (MRA), 
and, as such, the character of these 
areas should be preserved. 


Review controls in Denham 
Court and other areas 
covered by the 
Metropolitan Rural Area to 
ensure protection of rural 
and scenic character 


Planning Priority 16 Ongoing 
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Housing Diversity 


7 Review land use and development 
controls in R1, R2 and R3 zones to 
encourage greater medium density and 
housing diversity without adversely 
impacting neighbourhood amenity. 
 
Review of permissibility and controls for 
the following land uses should be 
considered: 
» Dual occupancies 
» Multi-dwelling housing 
» Manor homes 


The Housing Strategy has indicated 
a lack of housing diversity is 
evident in the Liverpool LGA and 
greater availability of medium-
density product and larger 
apartments is necessary.  


LEP Phase 2 
DCP Review 


Planning Priority 7 Short term 


8 Review controls for R3 zone to improve 
feasibility, having consideration to 
appropriate built form outcomes. 


There has been limited uptake of 
medium density housing in much 
of the R3-zoned land in the 
Liverpool LGA. Improving the 
feasibility of developing this 
product while ensuring good built 
form outcomes is necessary. 


LEP Phase 2 
DCP Review 


Planning Priority 7 Short term 


9 Review controls for medium density 
having regard to the Low Rise Medium 
Density Housing Code to facilitate more 
diverse housing types in the LGA whilst 
still maintaining local character. 


The Low Rise Medium Density 
Housing Code will come into effect 
in July 2020. Council will be better 
able to control development 
outcomes by placing some 
controls, such as minimum lot size 
for multi dwelling houses, within 
the LEP, instead of the DCP where 
it currently resides. 


LEP Phase 2 
DCP Review 


Planning Priority 7 Short term 
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10 Investigate options to incorporate the 
principles of Livable Housing Design in a 
proportion of new housing. 


Livable Housing design makes 
homes easier to access at all stages 
of life, and supports aging in place. 


Review best-practice in 
other jurisdictions to inform 
potential amendments as 
part of the DCP Review. 
Investigate working with 
CHPs (through the NDIS 
program) to increase the 
provision and support of 
Specialist Disability 
Accommodation. 


Planning Priority 7 Short term 


11 Review apartment mix controls for RFB 
development in City Centre, R1 and R4 
zones. 


There is a mismatch between 
demographic need and apartment 
sizes in the Liverpool City Centre. 
More one and three bedroom 
apartments are required. 


DCP Review Planning Priority 7 Short term 


12 Collaborate with State Government and 
other agencies to develop a land use 
definition and controls for student 
housing. 


There is a growing demand for 
student housing in Liverpool, 
however it is defined as ‘boarding 
houses’ in the Standard Instrument 
LEP. However, there are many 
differences between student 
housing and typical boarding house 
development. A separate definition 
would allow the creation of land 
use and development guidelines 
that could encourage student 
housing. 


Collaboration with DPIE and 
other council stakeholders 


Planning Priority 7 Short term 
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Housing Affordability 


13 Develop an Affordable Housing 
Contributions Scheme in line with the 
Greater Sydney Commission’s 
requirement for 5-10% affordable housing 
and amend LEP to give effect. 


The Greater Sydney Region Plan 
requires that 5-10% of housing 
enabled through rezoning be 
dedicated as affordable housing. 
An affordable housing 
contributions scheme enables 
Council to meet this requirement. 


Develop contributions 
scheme in collaboration 
with Western Parkland City 
councils. 
 
Implement through LEP 
amendment. 


Planning Priority 7, 
Action 7.2 


Short term 


14 Partner with State Government to 
investigate the potential for master 
planned precincts (such as LAHC 
properties in Warwick Farm and 2168 
postcode) to renew and increase social 
and affordable housing. 


There is great potential in Liverpool 
to increase housing, provide more 
affordable housing and reduce the 
concentration of social 
disadvantage through the 
redevelopment of State social 
housing assets. 


Work collaboratively with 
State Government to 
identify redevelopment 
opportunities and to 
collectively advocate for 
improved transport 
connections to these areas. 


Planning Priority 7, 
Action 7.3 


Medium term 


15 Advocate to State and Federal 
governments for more investment in 
social and affordable housing. 


Councils alone cannot facilitate the 
delivery of enough affordable 
housing to meet demand, nor are 
they responsible for social housing. 
The State and Federal governments 
must increase support for social 
and affordable housing delivery. 


Partner with other Councils 
and relevant not-for-profit 
organisations to 
development a consistent 
strategy for improving and 
increasing the provision of 
high quality social and 
affordable housing. 


Planning Priority 7, 
Action 7.5 


Short term 


16 Review Planning Agreements policy to 
enable consideration of affordable 
housing when considering development 
applications. 


Council considers affordable 
housing as part of its VPA process 
when negotiating rezoning 
applications. A revision of the VPA 
policy is, however, necessary to 
enable affordable housing to be 
considered in relation to 
development applications. 


Revision of VPA policy in 
association with Affordable 
Housing Contributions 
Scheme. 


Planning Priority 7 Short term 
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17 Advocate for the NSW Government to 
amend the SEPP (Affordable Rental 
Housing) to require boarding housing 
dwellings to be let at affordable rents. 


Boarding houses provide a 
legitimate form of residential 
accommodation that meets the 
needs of lone person households 
particularly workers and students 
that may not require permanent 
accommodation. However, as a 
density bonus is available for 
boarding houses under the 
Affordable Rental Housing SEPP in 
certain circumstances, it is 
important that any bonus be linked 
to the provision of reasonably 
affordable rents in new age 
boarding houses. 


Develop submission on 
Affordable Rental Housing 
SEPP and provide to DPIE. 


Planning Priority 7 Short term 


18 Maintain and build partnerships with 
CHPs to investigate opportunities for joint 
ventures or opportunities on low-cost 
sites for affordable housing or other 
opportunity sites, including Council-
owned sites. 


Council should continue to seek 
opportunities to partner with CHPs 
and undertake detailed 
consultation with CHPs to 
determine specific market 
requirements ahead of 
determining appropriate sites for 
release. 


Pursue continued 
opportunities to engage and 
consult with CHPs 


Planning Priority 7 Continuing 


Built Form and Sustainability 


19 Undertake design-led planning using 
place-making principles for town and local 
centres. 


To create vibrant communities that 
respect and build upon local 
character, design-led planning will 
be undertaken across town and 
local centres. 


Develop a plan to prioritise 
design-led placemaking 
opportunities for centres, in 
consultation with Council’s 
City Design and Public 
Domain team. 


Planning Priority 7, 
Planning Priority 8, 
Planning Priority 16 


Medium term 
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20 Review R4 zoned land around local 
centres to address interface issues. 


As development for higher density 
dwellings becomes financially 
viable in centres, there may be the 
need to address the interface 
between higher density areas with 
surrounding lower density areas.  


LEP Review Phase 2, and 
DCP Review.  


Planning Priority 8 Ongoing 


21 Amend the DCP to better respond to 
urban heat, sustainable waste and water 
sensitive urban design 


Council’s DCP can be updated to 
ensure materials, orientations and 
plantings better respond to the 
urban heat island effect. 


DCP Review Planning Priority 15 Short term 


22 Advocate for changes to BASIX in line with 
the State Government’s net zero by 2050 
aspirations 


Current BASIX requirements are 
not aligned with broader State 
goals to reduce greenhouse gas 
emissions. Updates to BASIX to 
align with a net zero 2050 
trajectory are required. 


Write to the State 
Government requesting a 
review to BASIX to ensure 
sustainability targets can be 
achieved. 


Planning Priority 15 Short term 
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EXECUTIVE SUMMARY 


Introduction 
SGS Economics and Planning has been commissioned by Liverpool City Council to review the 
existing retail centre hierarchy in the local government area (LGA) and provide 
recommendations regarding future retail and business development. This study will update 
the retail hierarchy established in the previous retail study in 2012 and will inform Council’s 
Local Strategic Planning Statement and the review of the Liverpool Local Environmental Plan 
2008. 


This study considers land with a business zone across the Liverpool LGA. This includes retail 
centres, specialised retail areas and corridors along major roads which mix retail and other 
uses.  


Strategic context 


Evolving role of Liverpool LGA and Liverpool CBD 


Strategic planning policies aim to transform the role of the Liverpool LGA within Greater 
Sydney. The Western Sydney Aerotropolis next to the future Western Sydney Airport (within 
the Liverpool LGA) is intended to be developed as a major commercial centre at the heart of 
Sydney’s Western Parkland City. The Aerotropolis is intended to share the role of the main 
centre in the Western Parkland City with the Liverpool CBD, Penrith and Campbelltown-
Macarthur.  


The proposed economic development in and around the Liverpool LGA has implications for 
the planning of centres and corridors. Strategic planning policies support the continued 
evolution of the Liverpool CBD to be a major city centre and the primary commercial centre in 
the surrounding sub-region, capitalising on rapid transit connections to Western Sydney 
International Airport. Stakeholders highlighted the retail opportunities for the Liverpool CBD 
building on its current development momentum, particularly as a dining and hospitality 
destination. Liverpool CBD is also likely to continue to build on its role as a major commercial 
centre. 


The development of the Western Sydney International Airport and Western Sydney 
Aerotropolis could also create opportunities for new transit-oriented developments including 
retail centres along the route of any rapid transit connections from the airport. A rapid transit 
connection is being planned along Fifteenth Avenue. 


The layout of the Western Sydney Aerotropolis and the amount of retail, commercial and 
residential development is still being planned. As such, any retail development in the 
Aerotropolis has not been included in the modelling in this study. Retail development at 
Western Sydney Airport and Western Sydney Aerotropolis is likely to be far enough away 
from the currently developed parts of the Liverpool LGA to have relatively limited impacts on 
existing retail centres. However, the airport will provide an entry point to tourists who could 
travel to the Liverpool CBD, boosting its retail prospects. 


Guidelines for planning centres 


Strategic planning documents and retail planning guidelines produced by the Department of 
Planning, Industry and Environment provide the following directions for the planning of retail 
facilities and local centres: 
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▪ Local centres should be viewed as high-quality places and as important social connecters 
at the heart of the local community. They should contain a variety of uses to support this 
role, similar to those in traditional town centres. 


▪ Concentration of retail provision in centres is necessary to bolster their local roles and to 
permit multipurpose shopping. Significant out-of-centre development risks limiting the 
retail spending and vibrancy in local centres. 


▪ Where possible, higher-density residential development, community facilities, social 
infrastructure and open space should be co-located with local centres which have good 
public transport accessibility and other attributes required to support higher density 
development. 


▪ New centres may be needed in the future to increase retail provision to the growing 
population in both greenfield and established areas, but the potential impacts of these 
developments on the economic viability of existing centres should be considered. 


▪ There are limited cases in which centres may expand into industrial areas, but this should 
not compromise the function of those industrial areas. 


▪ Bulky goods clusters should be regarded as part of the centres framework, and planning 
for new clusters should be conducted in the same way as planning for other new centres. 


▪ Flexible zoning provisions are required to allow transitions in retail functions. 


Consultation 


Consultation with stakeholders reinforced the need for flexible strategic planning approaches 
in responses to the changing nature of centres. The local retail market was felt to be 
performing strongly, driven by continued population growth. Larger local centres serve an 
increasingly diverse number of roles with a convenience retailing focus. Threats were 
highlighted to smaller and neighbourhood centres from competition with larger centres, as 
well as to large-format retailing which competes with online retail and is exposed to the 
performance of the economy and housing market. 


Distribution of centres 


There are local centres distributed throughout the established parts of the Liverpool LGA. 
These provide access by road from most residents of the LGA to a major supermarket in 2km 
or less. Significant exceptions to this accessibility standard are found in and around Middleton 
Grange, Voyager Point, Pleasure Point and Hammondville. The creation of planned centres in 
Middleton Grange and Holsworthy would address this problem. It is also important for the 
timely development of new centres to occur in greenfield areas to provide access to retail 
facilities for newly developed suburbs. 


The B6 Enterprise Corridor zone covers business premises along major road corridors, while 
the B5 Business Development zone covers the large format retail areas at Orange Grove and 
Crossroads. The Liverpool B6 zone allows a wider range of uses than most other B6 zones in 
Greater Sydney, while the Liverpool B5 zone is relatively restrictive in terms of permissible 
uses. In some cases, out of centre retail developments with a range of uses more typically 
found in local centres have occurred in the B6 zone, and a revision of the zone would be 
required to prevent this occurring. 


Retail Sector 


Trends and drivers 


The prospects for retail centres in the Liverpool LGA are influenced by broader trends in the 
retail sector. Spending on hospitality in physical stores has been growing strongly in Australia 
in recent years with the rise of ‘café culture’. Spending on fresh food has also been increasing, 
while partly as a result of competition from online trading the growth in spending on clothing 
has been more modest and spending in department stores has been decreasing in real terms. 
Spending patterns present a strong basis for growth in local centres anchored by 







 


 Liverpool Centres and Corridors Study viii 


 


supermarkets or with strong hospitality offerings, while centres with large department stores 
may require reconfiguration in the future. 


The continued rise of online retail threatens retail sectors which lend themselves to online 
comparison shopping such as household goods and department stores. Experience-based 
retail and convenience retail is likely to remain more competitive in the future. In response to 
competition, centres and large-format retail precincts are diversifying their range of activities 
beyond retail, while new centres are being designed to respond to a demand for fine-grain 
retail experiences in traditional retail streetscapes. New greenfield centres in Liverpool should 
be encouraged to contain a mix of uses and be designed to be permeable and activated at the 
street level. Ensuring that existing centres have attractive public domains will make them 
more attractive as general retail destinations and for dining and hospitality, which are growth 
sectors. 


Retail floorspace supply and demand 


The table below shows the current retail floorspace in the Liverpool LGA by centre type (the 
town centre category includes Casula Mall, Moorebank, Green Valley, Miller and Carnes Hill).  


RETAIL FLOORSPACE IN THE LIVERPOOL LGA 


Commodity Liverpool CBD Town Centres Bulky Goods 
Centres 


Other  Total 


Retail floorspace 
(sqm) 


125,241 65,550 97,351 103,923 392,065 


 


There is a large amount of additional floorspace expected to be constructed in the Liverpool 
LGA by 2036, as shown in the table below. This future floorspace includes the current 
development pipeline as well as centres expected to be completed in greenfield areas. Most 
expected additional floorspace is in greenfield developments. 


FUTURE EXPECTED RETAIL SUPPLY IN THE LIVERPOOL LGA 


Commodity Type 2019 2026 2036 
New retail 
supply (19-36) 


Average annual 
growth rate 


Retail floorspace 
(sqm) 


392,065 475,468 665,575 273,509 2.7% 


 


SGS has modelled likely future retail floorspace demand using a retail gravity model based on 
current and future retail floorspace estimates as well as projections of population and 
expenditure. The resulting estimates for future retail floorspace demand are shown in the 
table below. The substantial increase in demand is driven by population projections, with 
Forecast.id predicting an annual growth in the Liverpool LGA’s population of 2.7% (a 69% 
increase between 2016-2036).  


As the most population growth is expected in the New Release District, the greatest expected 
increase in retail demand is in that District. Little population growth is expected in the Eastern 
District, and so retail demand is static, while moderate growth in demand is expected 
elsewhere. The retail model presents one possible view of the future in which the retail 
landscape does not change dramatically. For this reason, the distribution of demand to 
individual districts should be treated as a guide rather than a prescription. 
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EXPECTED RETAIL DEMAND IN THE LIVERPOOL LGA 


District 2019 2026 2036 Increase 


New Release District 70,978 144,481 293,222 222,244 


2168 District 21,808 20,867 23,904 2,096 


Established District 149,972 168,070 182,105 32,133 


Eastern District 24,066 22,511 24,315 250 


City Centre District 125,241 133,093 145,814 20,572 


Total 392,065 489,022 669,360 277,294 


 


Supply demand gap 


The following table shows the expected retail gap in 2036, which is the modelled future retail 
demand subtracted from the expected retail floorspace supply. The results show that overall 
demand in 2036 is slightly higher than anticipated supply. Additional developments beyond 
the current development pipeline could occur by 2036 in response to the modelled unmet 
retail demand. 


Where a potential unmet demand has been identified, there are likely to be opportunities to 
accommodate that demand without significant changes to the current planning framework or 
centre hierarchy. Specific implications of the retail floorspace supply-demand balance include: 


▪ Additional supermarkets could be accommodated in the City Centre or nearby (including 
in Warwick Farm if any redevelopment is proposed there). 


▪ The New Release District could accommodate an additional supermarket at Carnes Hill or 
larger than expected supermarkets in greenfield centres in Austral or Middleton Grange. 


▪ Additional retail floorspace in other categories in the New Release District could be 
accommodated in proposed greenfield centres, expansions of existing centres or in the 
future large-format retail which is zoned in Austral.  


▪ Some of the unmet demand could be absorbed by the improved trading performance of 
existing centres rather than the delivery of new floorspace. 


▪ An increased market share for online retail may account for some or much of the 
indicated unmet demand for household goods and other categories. 


▪ There is an oversupply of floorspace proposed for household goods as a result of the 
proposed large-format retail centres in Austral. 


RETAIL FLOORSPACE DEMAND GAP BY DISTRICT AND COMMODITY TYPE IN 2036 
(NEGATIVE VALUES INDICATE UNMET DEMAND AND ARE COLOURED RED) 


District Supermarket Household Goods Other categories Total 


New Release District -5,952 44,070 -22,198 15,920 


2168 District -1,477 21 -634 -2,090 


Established District 2,147 -4,431 -4,560 -6,844 


Eastern District -891 -81 729 -244 


City Centre District -6,437 -2,344 -1,746 -10,527 


Total -12,610 37,234 -28,409 -3,785 


Commercial sector 
SGS has modelled demand for commercial floor space based on employment projections 
created by Transport for NSW and used across the NSW Government. These projections 
predict that employment will grow by around 40,000, or around 2.3% per year, in the 
Liverpool LGA between 2016-2036. Employment projections have been converted into 







 


 Liverpool Centres and Corridors Study x 


 


floorspace demand projections based on high level assumptions of where and in what kinds 
of broad land use employment will be located.  


Commercial employment has been split into two categories: population serving and business 
serving. Population serving commercial jobs are those that are associated with services which 
have a local catchment such as real estate agents. Employment of this type is expected to 
increase throughout the LGA in line with population growth. Business serving commercial 
employment is more footloose, with businesses selecting where to locate based on the 
competitiveness of different centres and business precincts. The Liverpool CBD is the most 
attractive business location in the LGA and is likely to remain so in the future, and so is 
expected to host most of the business serving employment. 


EXPECTED INCREASE IN COMMERCIAL FLOORSPACE DEMAND BETWEEN 2016-2036 (SQM) 


District Population serving Business serving Total 


2168 District 1,256 0 1,256 


Eastern District 1,440 0 1,440 


Established District 2,564 0 2,564 


City Centre District 1,921 24,145 26,066 


New Release District 8,056 0 8,056 


Rural District 3,225 0 3,225 


Total 18,462 24,145 42,607 


 


Based on recent development activity, these projections are likely to underestimate 
commercial floorspace demand for the Liverpool CBD. They are likely to be more accurate in 
other districts, and show that there will be a modest demand for additional commercial 
floorspace as population growth occurs to serve the needs of the local population.  


Floorspace capacity and demand alignment 
SGS has estimated floorspace capacity for employment generating uses in business zones in 
the Liverpool LGA under current planning controls using three development scenarios. The 
gap between the resulting capacity and modelled floorspace demand (including both retail 
and commercial demand) is shown in the table below.  


Only the low and medium capacity scenarios are shown here as they provide the best 
estimates of development capacity. The low scenario estimates capacity if little 
redevelopment of existing premises occurs and the minimum amount of commercial 
floorspace is delivered in new developments, while the medium scenario estimates capacity if 
some redevelopment occurs.  


The results show that if redevelopment of existing premises occurs there is likely to be 
enough capacity across the LGA under current planning controls to accommodate expected 
floorspace demand, including the identified unmet retail demand discussed in the ‘Supply 
demand gap’ section above. If little redevelopment occurs or development delivers only 
modest amounts of employment generating floorspace, capacity is likely to be constrained in 
the established areas in the 2168 District, Established District and centres in the New Release 
District. Under the low scenario capacity is negative in some areas because mixed-use 
development could decrease the overall amount of employment generating floorspace. 
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FLOORSPACE CAPACITY GAP IN EACH DISTRICT (CAPACITY – DEMAND) (SQM) 
NEGATIVE NUMBERS INDICATE A CAPACITY SHORTFALL WHILE POSITIVE NUMBERS INDICATE EXCESS 
CAPACITY 


District Low scenario Medium scenario 


Centres Centres & 
B5/B6 


Centres Centres & 
B5/B6 


2168 District -3,352 -3,352 22,130 22,130 


Eastern District 3,901 3,901 21,880 27,244 


Established 
District 


-33,350 -20,159 -10,947 114,891 


City Centre 
District 


1,242,714 1,242,714 1,277,677 1,280,098 


New Release 
District 


-31,175 42,465 2,466 154,595 


Total 1,178,738 1,265,569 1,313,206 1,598,958 


 


The future roles of centres 
Based on retail modelling and capacity analysis, significant changes to the retail planning 
hierarchy and planning controls are not required to accommodate retail demand in the 
established parts of the Liverpool LGA. However, based on SGS’s analysis of the strategic 
context and retail trends and drivers, Liverpool’s centres should aim to diversify their role 
beyond retail towards acting as centres of the local community. As part of this diversification 
they should provide a wide range of facilities and services, including social infrastructure like 
parks, schools and community facilities. This will maintain activity in local centres and ensure 
that they remain competitive in the face of competition from online retail, shifting consumer 
preferences and the evolving nature of physical retail. This diversification is also aligned with 
strategic planning directions encouraging place-based planning, and will ensure that the 
Liverpool LGA contains multiple vibrant local centres. 


In line with the above discussion, SGS recommends that the intended future role of individual 
retail centres in the Liverpool LGA be based on: 


▪ Their capacity to act as social connecters and hubs, 


▪ The amount of retail floorspace that they contain, 


▪ The presence of anchor tenants, which will influence future retail prospects, and 


▪ Their accessibility and design. 


In existing centres, expansion should primarily occur in those centres with the best alignment 
with social infrastructure and the surrounding public domain. Expansions of centres should 
also improve the integration with the public domain and with nearby social infrastructure and 
other services. These principles are encoded in the following recommended amendments to 
the retail hierarchy: 


▪ Rename the regional city category to metropolitan cluster (aligned with the Greater 
Sydney Region Plan), with this category to remain the primary location for commercial 
development and higher-order services in the Liverpool LGA. 


▪ Retain the town centre category, with town centres to provide the highest level of 
services and social infrastructure outside of metropolitan clusters. 


▪ Combine the village and small village centre categories to create a new local centre 
category, composed of centres which are well-aligned with social infrastructure and 
walkable from a surrounding population catchment. These centres have the potential to 
have a strong place-based function and are appropriate locations for additional retail 
development and a continued diversification of uses.  
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▪ Expand the stand-alone centre category to include village and small village centres which 
are not deemed to have a strong place-based function. Stand-alone centres should 
expand only if there is limited capacity elsewhere, if they can act as a local or town centre 
in the future, and if there will not be a substantial impact on the viability of a local or 
town centre. 


▪ Retain the neighbourhood centre category, containing smaller centres not anchored by a 
supermarket or large grocery store. These centres are vulnerable to declines in trading 
performance. 


▪ Retain the out of centre bulky goods cluster designation, recognising that bulky goods 
centres provide a distinct and important retail offering but that they should not transition 
to become local centres. 


▪ Add large out-of-centre retail developments and planned greenfield centres to the retail 
hierarchy, ensuring that Council has a vision for their future function which is aligned with 
planning for existing centres. 


The recommended hierarchy is shown in more detail, along with the recommended 
classification of centres, at the end of this executive summary. More detail regarding the 
classification of individual centres and the justification for amendments to the retail hierarchy 
have is provided in Section 7.2 of this report. 


Additional recommendations 
Additional recommendations are listed below, with more detail and rationales provided in 
Chapter 8 of this report. 


Retail roles and functions 


▪ Require development proponents for major retail developments to demonstrate that 
there will be minimal impacts on the retail operation of the Liverpool CBD, town 
centres and local centres as part of any proposed centre expansion 


▪ In all centres except neighbourhood centres, require the retention of the existing 
amount of retail and commercial floorspace as part of mixed use development 


▪ Consider mixed use redevelopment with a reduced amount of retail for existing 
neighbourhood centres 


▪ Provide flexibility in planning controls to allow the continued evolution of existing 
town and local centres in response to the changing retail market 


▪ Require improved design integration with social infrastructure and the surrounding 
area as part of any proposed redevelopment or expansion of town centres and local 
centres 


Out of centre retail development 


▪ Limit the creation of new out of centre retail developments 
▪ Remove shops as a permissible use in the B6 zone but add permissibility for 


neighbourhood shops (as defined in the standard instrument) and other kinds of 
retail premises 


▪ Remove food and drink premises as a permissible use in the B6 zone but add 
permissibility for take-away food and drink premises. 


▪ Increase the connectivity of stand alone centres along the Hume Highway and 
Camden Valley Way to the local pedestrian and cycling network 


▪ Plan for additional supermarkets to be located in existing town and local centres, 
including potentially in Carnes Hill, at Orange Grove (as part of the proposed 
development) and in greenfield centres 


Access to retail 


▪ Review zoning framework in Middleton Grange to encourage development of a local 
centre with the amount of mixed-use density subject to other planning 
considerations 
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▪ Work with the landowner of the Holsworthy Centre site to encourage development 
of a local centre while managing potential impacts on the Wattle Grove centre 


▪ Work with land owners in Austral to ensure the timely development of retail centres 
despite fragmented land ownership 


▪ Review the land zoning of small local centres in Edmondson Park 
▪ Plan for additional small supermarkets in mixed use developments in the Liverpool 


City Centre, particularly the southern part of the City Centre, and in Warwick Farm as 
part of any additional redevelopment 


Western Sydney Airport related development 


▪ Plan for small retail centres with a local retail role supporting the surrounding 
population as part of any new TOD centre on Fifteenth Avenue in the established 
parts of the Liverpool LGA 


▪ Consider land banking some land in any proposed TOD to allow higher density 
development in the future when demand has increased 


B5, B6 and B7 zones 


▪ Revain the existing B5 and B6 zoned area but do not plan for additional specialised 
retail areas 


▪ Allow additional retail uses to locate in centres in the B5 zone if proposed as part of a 
redevelopment, but only if it is demonstrated that they could not reasonably locate 
in another centre and they constitute a small proportion of the total retail floorspace 


▪ Add a B7 zone to the Liverpool LEP if an innovation district is planned in Warwick 
Farm 


▪ Retain the zoning of key sites identified in Liverpool Local Environmental Plan 2008 
Schedule 1 Clause 9, with the intention of rezoning them to B6 if they have been 
developed for the purposes of service stations or food and drink premises, providing 
that this would not create other land use conflicts
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RECOMMENDED RETAIL HEIRARCHY FOR THE LIVERPOOL LGA 


Centre type Role Features Future development 


Metropolitan 


Cluster 


(Liverpool CBD) 


Regional-scale mixed-use centre 


of retail, services and business 


▪ Commercial office development 


▪ Multiple supermarkets and 


department stores 


▪ Higher-order services  


Significant future development is 


likely 


Town centre 


(B2 zone) 


Large retail centres which act as 


community gathering places 


with a range of uses 


▪ One or more full line supermarkets 


▪ A broad range of specialty retail 


▪ A concentration of social 


infrastructure 


▪ Some other services 


▪ Good public transport and 


pedestrian accessibility 


Should be the priority for retail and 


service development outside the 


Liverpool CBD.  


 


Design integration with social 


infrastructure should be improved 


as part of any expansion. 


Local centre 


(B2 zone) 


Smaller retail centres which 


meet convenience retailing 


needs as well as acting as a 


community gathering place 


▪ A supermarket or large grocery 


store 


▪ Some other retail facilities 


▪ Co-location with social 


infrastructure 


▪ Good pedestrian accessibility from 


surrounding residential 


development 


Public domain improvements and 


some expansion of these centres 


may be appropriate. 


 


Design integration with social 


infrastructure should be improved 


as part of any expansion. 


Stand-alone 


centre 


(Retain current 


B1, B2 or B6 


zones) 


Provide for the convenience 


and specialised retail needs of 


the local community, but do not 


act as mixed-use centres of the 


local community 


▪ A supermarket or significant 


specialised retail facilities 


▪ No or limited co-location with 


social infrastructure 


▪ Good access from the arterial road 


network 


Should be expanded only if there is 


limited capacity elsewhere, if they 


can act as a local or town centre in 


the future, and if there will not be a 


substantial impact on the viability of 


a local or town centre. 


Neighbourhood 


centre 


(B1 zone) 


The smallest centres which 


make a small contribution to 


meeting the day to day retailing 


needs of the local community 


▪ A small amount of retail floorspace 


▪ No supermarket, large grocery 


store or significant specialised 


retail role 


▪ Multiple retail premises (not just a 


petrol station or one stand-alone 


store) 


Vulnerable to declines in the future 


and so a change in use including 


mixed use redevelopment with a 


reduced retail component may be 


required if they decline or 


experience long-term vacancies 


Out of centre 


bulky goods 


cluster 


Provide for consolidated bulky 


goods retailing and specialised 


retailing in a single location 


which facilitates comparison 


shopping 


▪ Large specialised retail facility with 


multiple premises 


▪ Good access from the arterial 


roads network 


▪ A small amount of unrelated 


floorspace or services 


Changes in specialised and bulky 


goods retail tenant profiles are 


appropriate. 


 


Traditional retail and service 


development should occur only if 


proposed premises cannot 


reasonably locate in another centre 


and constitute a small proportion of 


total floorspace. 
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CLASSIFICATION OF CENTRES UNDER THE RECOMMENDED RETAIL HEIRARCHY 
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1. INTRODUCTION 


SGS Economics and Planning has been commissioned by Liverpool City Council to review the 
existing retail centre hierarchy in the local government area (LGA) and provide 
recommendations regarding future retail and business development. Along with a series of 
other studies, this will inform the development of Council’s Local Strategic Planning 
Statement and the revision of the Liverpool Local Environmental Plan 2008. 


A comprehensive study about the retail landscape in the Liverpool LGA was last conducted in 
2012 by HillPDA, which resulted in a retail hierarchy dividing the LGA’s centres into a regional 
city, town centres, village centres, small village centres, neighbourhood centres, a stand-alone 
centre and a stand alone bulky goods cluster. Since the completion of that study, the strategic 
context of the Liverpool LGA has evolved and several new retail centres have been proposed. 
This study updates the previous retail hierarchy to respond to these changes. 


This study considers the future of both Liverpool’s centres and retail corridors. Retail centres 
are spread throughout the LGA and provide for the day to day retail needs of the population. 
There are also several specialised bulky goods centres which are zoned B5 Business 
Development. Retail corridors are zoned B6 and run along the major roads in the LGA, proving 
highway retail and similar establishments. This study also considers the appropriateness of 
out-of-centre developments in those locations and of the overall amount of land zoned B6. 


Report structure 


This report is divided into the following sections: 


▪ Chapter 2: Context summarises the current retail environment of the Liverpool LGA, the 
current policies of the NSW Government and Liverpool City Council regarding retail 
development and the results of stakeholder consultation which SGS has conducted. 


▪ Chapter 3: Retail trends discusses trends in consumer behaviour, retail spending, the 
retail property market and the format of retail centres. These will influence how 
Liverpool’s centres may evolve in the future and the structural forces which Council must 
consider in their planning. 


▪ Chapter 4: Floorspace supply analyses the current and potential future supply of retail 
floorspace in the Liverpool LGA. This includes an approximation of the amount of 
floorspace in each retail centre and the floorspace capacity under the current planning 
controls 


▪ Chapter 5: Floorspace demand analyses the likely future demand for retail and 
commercial floorspace in each part of the Liverpool LGA. Retail modelling results show 
how the turnover is likely to change in each of Liverpool’s centres and commercial office 
floorspace demand is derived from population and employment projections. 


▪ Chapter 6: Issues for future planning discusses the implications of the findings of this 
study for future planning in Liverpool’s centres. This includes the gap between retail 
supply and demand, the broader role played by local centres and the potential impacts of 
proposed developments. 


▪ Chapter 7: Recommendations provides SGS’s recommendations for an amended centre 
hierarchy and how the centre planning framework in the Liverpool LGA should change in 
the future. 
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2. CONTEXT 


2.1 Current retail context 
The Liverpool LGA contains a variety of centres of different sizes distributed throughout the 
urban eastern half of the LGA, as well as some small centres in the currently rural western 
half of the LGA. The retail hierarchy established in the most recent review, conducted by 
HillPDA in 2012, is shown in Figure 1. Major retail uses in the form of supermarkets, 
department stores and discount department stores in and around the Liverpool LGA are 
shown in Figure 2. 


FIGURE 1: HILL PDA RETAIL HEIRARCHY 


 


Source: SGS 2019, HillPDA 2012 


 


The largest retail centre in the LGA is the Liverpool CBD, which is classified as a Regional City 
in the retail hierarchy. It contains two shopping centres: Westfield Liverpool, which has a 
gross lettable area of 83,365 sqm, and the Liverpool Plaza, a smaller shopping centre with an 
Aldi and some specialty retail space. Westfield Liverpool is anchored by key tenants, including 
Coles, Woolworths, Myer and Big W. There are also several streets with retail street 
frontages, including Macquarie Street and the Macquarie Street Mall. Several supermarkets 
serving local ethnic communities are located on these streets outside of the shopping centres. 
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FIGURE 2: SUPERMERKETS AND DISCOUNT DEPARTMENT STORES IN AND NEAR THE LIVERPOOL LGA 
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The Liverpool CBD is also the major civic and service centre of the surrounding region. It 
contains the Liverpool Hospital, TAFE NSW, two recently established and growing university 
campuses and the administration offices of Liverpool City Council. There is a large amount of 
office space and additional commercial development proposed. By comparison, there is very 
little office space located in the other centres in the LGA, which are mainly retail shopping 
areas. 


Town centres 


The next highest centre classification in the retail hierarchy is town centres, of which there 
are six in the Liverpool LGA. Casula Mall, an enclosed shopping centre, is the largest town 
centre in the LGA with a retail floor area of 20,057 sqm. It contains two supermarkets and a 
Kmart.  


Other town centres include Carnes Hill, the Miller Town Centre, the Green Valley Plaza, and 
the Moorebank Town Centre. Each of these centres contains a major full-line supermarket (all 
except Moorebank contain another supermarket) as well as a significant amount of specialty 
retail space. Casula Mall and Carnes Hill contain discount department stores. Every town 
centre is also co-located with a library, and some contain open space and community 
facilities. 


The Edmondson Park Town Centre was nominated as a town centre but was still in planning 
at the time. It is now under development, with between 35,000-40,000sqm of retail 
floorspace permitted. This retail is planned to be delivered in a shopping centre which is 
integrated with the local street network and which includes a fresh food market hall, services, 
community uses and significant residential development. 


Village centres 


There are six village centres in the LGA. Two of these centres, Middleton Grange and 
Holsworthy, have not been built but have land zoned for commercial development with a 
potential residential component. Cecil Hills, Chipping Norton and Wattle Grove are small 
supermarket-based shopping centres. The Flowerdale centre is smaller than these and 
contains a stand-alone ALDI and some smaller stores. Some of the village centres (Cecil Hills, 
Middleton Grange, Wattle Grove and Flowerdale) are co-located with a school or community 
facilities, but Chipping Norton and Holsworthy are not. 


Small village centres and neighbourhood centres 


HillPDA classified 9 centres as small village centres and 24 as neighbourhood centres. This 
classification covers all retail centres in the LGA, with the smallest neighbourhood centres 
containing only a few shops, some of which may be vacant. Small village centres are slightly 
larger than neighbourhood centres, and generally contain a small supermarket or large 
grocery store, as well as a broader retail offering. 


Other local centres 


The retail hierarchy includes separate categories for stand alone centres and bulky goods 
clusters. Orange Grove is classified as a stand alone centre, and currently contains a 
homemaker centre and a fashion-outlet shopping centre. Crossroads is classified as a bulky 
goods cluster, and currently contains a range of bulky goods retail premies. 


Several shopping areas and supermarkets have been developed since the completion of the 
retail hierarchy review in 2012. These include: 


▪ Two large stand-alone Woolworths supermarkets along Camden Valley Way and the 
Hume Highway which are outside any other centres, 


▪ A Costco in Crossroads which was proposed at the time of the review but has since been 
completed, 


▪ A small shopping area in Edmondson Park on Camden Valley Way containing an ALDI, 
First Choice Liquor and two fast food outlets 
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▪ A homewares and other retail outlet at 633 Hume Highway Casula known as Casula 
Central which contains a grocery store, restaurants and several premises catering for day 
to day retail and service needs. 


Discussion 


There have been several developments since the Retail Hierarchy Review in 2012 which were 
not anticipated at the time and which do not fit within the previous centres planning 
framework as set out in the Retail Hierarchy Review. This includes two full-line supermarkets 
on Camden Valley Way and the significant expansion of the size of the Edmondson Park Town 
Centre. 


Large additional retail facilities are proposed through planning proposals in several parts of 
the LGA. This includes at the Grove Liverpool, at which a planning proposal has been 
approved and a new retail centre is proposed to be created, at Holsworthy and on the eastern 
side of the Georges River near Liverpool CBD where very substantial redevelopment is 
proposed. The size of the anticipated village centre is currently subject to assessment. A 
planning proposal has also sought to expand the size of the Middleton Grange Town Centre. 


These issues are explored in more depth in Chapter 6. 


1.1   NSW Government Policies 


Greater Sydney Region Plan  


The Greater Sydney Regional Plan (GSRP) is the NSW Government’s planning strategy for 
Greater Sydney. It provides a 40-year vision to transform Greater Sydney Into a Metropolis of 
Three Cities: The Western Parkland City, the Central River City and the Eastern Harbour City. 
Liverpool is within the Western Parkland City, which is intended to accommodate 29 per cent 
of Sydney’s dwelling growth and 49 per cent of employment growth to 2036. The population 
across the Western Parkland City is expected to grow from 740,000 in 2016 to 1.1 million in 
2036.  


The vision in the GSRP is implemented by directions, objectives and actions grouped under 
the themes of infrastructure, collaboration, liveability, productivity and sustainability. The 
actions apply to other NSW Government agencies as well as to local councils, and the NSW 
Government’s strategic transport plan Future Transport 2056 is broadly consistent with the 
directions of the GSRP and aims to deliver the vision of a metropolis of three cities. 


In the GSRP, Liverpool CBD is classified as part of the metropolitan city cluster of the Western 
Sydney Aerotropolis, Liverpool, Campbelltown-Macarthur and Greater Penrith. These are the 
major centres of the Western Parkland City and along with Parramatta and the Sydney CBD 
the major centres of Greater Sydney. Under the GSRP vision, everyone would be within 30 
minutes by public transport of a metropolitan centre, including Liverpool and the future 
Western Sydney Aerotropolis.  


The Western Sydney International Airport is described as a ‘game-changer’ for the economic 
development of Western Sydney and is expected to catalyse the development of the adjacent 
Aerotropolis as a higher-order centre with a variety of knowledge-intensive jobs.  


Implications for centres and corridors 


The significant amount of development intended to be catalysed by the Western Sydney 
International Airport and Western Sydney Aerotropolis will require the creation of new 
centres and is intended to lead to significant economic development in the Liverpool CBD. 
This development may bring many more professional workers to Liverpool, potentially 
changing its local retail role and increasing demand for services. Increases in accessibility to 
employment throughout the LGA would also be expected to lead to increased demand for 
housing, which could lead to more local retail demand and a greater need for services 
throughout the LGA. 
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As part of the Metropolitan Planning Cluster, Liverpool is designated by the GSRP as a health 
and education precinct and a collaboration area. This reflects expected development and the 
evolving planning context of the Liverpool CBD, which should be considered as part of any 
review of the local centres planning framework. 


Several of the GSRP’s directions and objectives relate directly to the planning of retail and 
local centres. As these objectives are elaborated in the Western City District Plan, they will be 
discussed in more detail under that plan below. 


The GSRP specifies a hierarchy of centres in Sydney as well as the broad roles that these 
centres should fulfil. This hierarchy is shown in Figure 3. In the Liverpool LGA, Liverpool is a 
metropolitan centre. Leppington is a future strategic centre but is located just outside of the 
LGA boundaries. All other centres are local centres, and so should provide for day-to-day 
access to goods and services as well as for local employment. 


FIGURE 3: HEIRARCHY OF CENTRES IN GREATER SYDNEY 


 


Source: Greater Sydney Commission 2018, Greater Sydney Region Plan 


 


Western City District Plan (2018) 


The Western City District Plan (WCDP) is a 20-year plan which implements the Greater Sydney 
Region Plan for the Western City District, which includes the Liverpool LGA. Local strategic 
planning and amendments to local planning controls must be consistent with the WCDP. It is 
also intended to guide strategic land use and transport planning for the Western City District 
more broadly. 


The District Plan addresses planning for housing, employment and greater sustainability with 
a district-level focus. Planning priorities are implemented through actions for Councils and 
NSW Government departments and agencies. The plan identifies a current job distribution 
within the Western City in which local centres make up 16% of the total job distribution, 
strategic centres make up 10% of the job distribution.  


Implications for centres and corridors 


Several planning priorities in the WCDP relate to the planning of centres. The most relevant 
priorities are summarised below. 


Planning priority W5 Providing housing supply, choice and affordability, with access to jobs, 
services and public transport 


This priority sets out a framework for planning for new housing.  It establishes locational 
criteria for the location of urban renewal and infill development, including that Councils 
should consider housing intensification in walkable residential land around local centres.  
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Further housing development around local centres has the potential to increase the amount 
of activity and retail spending in those centres. This could revitalise struggling centres and 
encourage further development in and around them. 


Planning Priority W6 Creating and renewing great places and local centres, and respecting the 
District’s heritage 


This priority emphasises the importance of local centres as great places and social connecters 
at the heart of local communities. The WCDP specifies that the management of local centres 
is to be predominately led by local councils, but specifies principles for their growth and 
change including that local centres should: 


▪ Provide, increase or improve local infrastructure and open space, with co-located 
facilities and social infrastructure 


▪ Protect or expand opportunities for retail and commercial floor space and employment 
opportunities 


▪ Support the arts, the night-time economy, local festivals and interim uses where 
appropriate 


▪ Improve walking, cycling and public transport connections 
▪ Conserve local heritage values 
▪ Increase residential development in local centres or within a walkable distance 
▪ Provide parking which is adaptable to future uses and which takes account of access to 


public transport. 


In this priority, the WCDP also recognises the importance of place-based planning of great 
places such as local centres. This is defined as “a design-led and collaborative way of 
examining the complexity of the city by viewing it as a mosaic of different places, each with 
unique sense of place”. This would require a detailed understanding of how local centres 
work to be incorporated into the development of a future vision and the management of 
change. The vision would be developed with people with local expertise, knowledge and 
responsibility, including with the local community. Any site-specific planning proposals are to 
be integrated with place-based planning and with precinct-wide place and public domain 
outcomes. 


Planning Priority W9 Growing and strengthening the metropolitan cluster 


This priority identities future directions for the growth of the Liverpool CBD, including for the 
development of its health and education precinct. A job target for the Liverpool CBD of 
between 36,000-39,000 jobs in 2036 is identified, an increase from 29,000 in 2016. 


The directions for the future planning of the Liverpool CBD include continued development of 
the centre, a vibrant mix of uses, smart jobs around the health and education precinct and an 
improved public domain. These directions would be consistent with an expanded role for 
retail, services, commercial development and the night-time economy in the Liverpool CBD. 


Planning Priority W10 Maximising freight and logistics opportunities and planning and 
managing industrial and urban services land 


This priority identifies the need to review the availability of industrial land in the Liverpool 
LGA and to protect it from conflict with other land uses. Before any industrial land is rezoned 
to facilitate other uses, such as mixed-use development or centre-style retail development, it 
must be confirmed that the industrial land is not needed. 


The WCDP specifies that the conversion of industrial land to office use may be appropriate 
given the lack of stand-alone office precincts in the District, however this should not 
compromise the continued effectiveness of continued industrial use. Any such development 
would have implications for meeting the demand for office floorspace and services in local 
centres. 


Planning Priority W11 Growing investment, business opportunities and jobs in strategic 
centres 
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This priority sets principles for the planning of greater Sydney’s centres, including existing 
centres, potential new centres and clusters of large-format retail. It identifies that more than 
1.54 million square metres of additional retail floor space will be needed over the next 20 
years. New centres may be needed to meet this growth, but their planning should correspond 
with principles set out in the WCDP. 


The WCDP notes the need for expansion of existing centres, as well as that in some cases 
adjacent industrial land may be appropriate for this purpose. However, this would be 
informed by local government industrial strategies. New centres in established areas may also 
be created through urban renewal and mixed-use developments. 


In land release areas, the need is discussed for planning to identify a range of centre types 
and to provide scope for the role of centres to change in the future. New centres are to be 
located on mass transit corridors wherever possible. South Creek is to be planned as the 
central organising element of new development in the western part of Liverpool. 


The WCDP specifies that clusters of large format retail should be treated as part of the retail 
network, with planning for new clusters conducted in the same was as planning for other new 
retail centres. These clusters are to have access to adequate public transport and to have 
quality public domains. 


Western Sydney City Deal (2018)  


The Western Sydney City Deal is an agreement between the Australian Government, the NSW 
Government and the eight councils of the Western City District, including Liverpool City 
Council. The City Deal reinforces the vision for transformative development in Western 
Sydney set by the Greater Sydney Region Plan. It contains commitments from each level of 
government which seek to facilitate the development of the Western Sydney Aerotropolis, as 
well as to improve connectivity, liveability, jobs, skills, education, the environment and 
governance in Western Sydney. 


The Western Sydney City Deal aims to provide over 200,000 jobs in a range of industries, with 
development focused around the Western Sydney Aerotropolis. It commits to the 
establishment of a university focusing on STEM-based learning and skills of the future, the 
North South Rail Link and rapid bus links between Western Sydney International Airport, the 
Western Sydney Aerotropolis and Liverpool. 


Implications for centres and corridors 


Significant infrastructure investment and economic development around Liverpool will bring 
more residential development to the LGA and more people to its centres. There is likely to be 
a substantial increase in the number of people working in the Liverpool CBD, which will 
increase retail spending and create an opportunity for Liverpool CBD to become an 
entertainment and hospitality destination. 


A rapid bus service from Liverpool to the Western Sydney International Airport would connect 
stops along the route to major centres at both Liverpool and the Western Sydney 
Aerotropolis. This would create opportunities for Transit Orientated Development including 
additional retail along this route.  


Land Use and Infrastructure Implementation Plan for the Western Sydney 
Aerotropolis Growth Area (2018)  


The Western Sydney Aerotropolis Land Use and Infrastructure Implementation Plan (LUIIP) 
provides the initial planning framework for the development of the Aerotropolis. It covers a 
large area identified as part of the Western Sydney Aerotropolis, which is shown in Figure 4. 


The LUIIP aims to deliver much of the growth of 200,000 jobs expected in the Western 
Parkland City by 2036. Jobs growth in the Aerotropolis is to focus on the industries of defence 
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and aerospace, advanced manufacturing, logistics, agricultural processing and export, world-
class health and education and tourism.  


The Aerotropolis Core, southwest of the Airport site, is to be among the first parts of the 
Aerotropolis to be developed. It will eventually be connected to the Liverpool LGA by rapid 
transport links. It is intended to be a high amenity centre occupied predominately by 
employment generating uses. 


 


FIGURE 4: WESTERN SYDNEY AEROTROPOLIS STRUCTURE PLAN  


 


Source: NSW Department of Planning & Environment 2018, Western Sydney Aerotropolis Land Use and Infrastructure 


Implementation Plan  


Implications for centres and corridors 


As a key centre located close to Western Sydney International Airport, it is expected that the 
aerotropolis development could compete with Liverpool if it contains significant amounts of 
retail and services. However, increasing employment in this area with an additional 200,000 
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jobs by 2036 and additional residential development will significantly increase retail and 
service demand nearby. 


South-West Growth Area and Western Sydney International Airport Growth Area 


The Liverpool LGA and surrounds contains two large growth areas: the South-West Growth 
Area and Western Sydney International Airport Growth Area. There are no official estimates 
of the total capacity of these growth areas, although growth in both population and jobs is 
likely to be substantial. 


In combination with the North-West Growth area, these growth areas constitute the major 
fronts for greenfield development in Greater Sydney. In addition, the Western Sydney 
International Airport Growth Area includes the Western Sydney International Airport site and 
the land intended to be developed as the Western Sydney Aerotropolis adjacent to the 
Airport. The Liverpool CBD will be the major centre nearest to much of this development. 


Several new centres are currently planned in the parts of these growth areas which have been 
released. These include a new major centre at Leppington in the Camden LGA near to the 
boundary with the Liverpool LGA and several centres in Austral including one with 30,000sqm 
of retail floorspace and three smaller centres with up to 10,000sqm of retail floorspace. 


1.2 Local Government Strategies 


Liverpool Retail Centres Hierarchy Review (2012) 


The Liverpool Retail Centres Hierarchy Review reviewed the existing retail hierarchy applying 
to the Liverpool LGA, which is a classification of the current and future role of each centre 
that provides the framework for local planning.  


The Review found that the Liverpool retail landscape would change due to a growing local 
population, increasing affluence and as a result of the South West Growth Centre Areas and 
proposed development of the Leppington Major Centre. Population growth would increase 
retail demand in Liverpool, with expenditure available to retail land uses expected to increase 
by 44% from $2bn in 2011 to $3bn in 2031. This would result from an increased capture of 
spending in a catchment area that included the Liverpool LGA, Fairfield LGA and northern part 
of the Campbelltown LGA (Macquarie Links, Macquarie Fields, Glenfield). 


The Review estimated that retail floorspace demand would increase from 397,500sqm in 
2011 to 511,000 sqm by 2031. It forecast retail growth across different centres in the LGA, 
with the most growth expected in the Liverpool CBD and Crossroads and smaller amounts of 
growth in existing large centres (Moorebank and Miller or Green Valley) and new retail 
centres (Holsworthy and Middleton Grange). 


The intended development of the Leppington Major Centre was noted as a potential long-
term impact on trade in the Liverpool CBD. As a result of the uncertainty regarding this 
development, regular floorspace reviews every five years were recommended. 


The Review identified a total of 377,000 square metres of shopfront retail and commercial 
floorspace across the LGA, with the City Centre accounting for over 161,000 square metres, 
or 43 per cent, of this space. Bulky goods clusters at Crossroads, Orange Grove and Warwick 
Farm accounted for 33 per cent of the floorspace (123,000 square metres). 


The Liverpool CBD was identified as a ‘Regional City’ serving both the LGA and the broader 
South West and West Central subregions, with other centres in the LGA classified as town, 
village, neighbourhood and bulky goods clusters. 


Liverpool Economic Development Strategy 2019-2029 


Liverpool’s Economic Development Strategy details the economic priorities, actions and 
targets to guide the development of the LGA’s economy. Key features identified as 
underpinning Liverpool’s growth include: 
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▪ Land use planning which balances economic opportunities with environmental 
requirements 


▪ Improved freight and passenger transport with continued investment in 
infrastructure projects by the public and private sector, and 


▪ A growing and trained workforce to support contemporary business needs. 


The Strategy identifies a number of opportunities and challenges for the LGA in regard to 
industry development, infrastructure, land use/planning and skills and employment. One of 
the key opportunities for industry development is the continued expansion of the retail 
sector. One of the challenges identified is to accommodate a combined 30,000 jobs in the city 
centre and Georges River Precinct, which would offer a significant contribution to retail 
viability and vibrancy. 


Liverpool Local Environmental Plan (2008)  


The Liverpool Local Environmental Plan 2008 (LLEP) provides statutory planning controls 
which govern development in much of the LGA. This includes which kinds of development are 
permitted in each area and the allowable development density and height.  
 
The LEP takes a centres-based approach to potential housing development, with medium and 
high density residential zones focused around local centres. While in many cases little 
development has occurred in these zones, redevelopment around existing centres would 
increase their viability and vitality, and underline the importance of planning for high-amenity 
and accessible local centres. 
 
The zones in the LLEP and their predominant controls that relate to retail are listed below:  
 


Land Use Zone Objectives of Zone  Permitted with 
Consent 


B1 Neighbourhood centre  ▪ Provide a range of small-scale retail, 
business and community uses that serve 
the needs of people who live or work in the 
surrounding neighbourhood. 


▪ Provide the opportunity for small scale 
supermarkets that will provide goods for 
the day -today needs of people who live 
and work in the surrounding 
neighbourhood. 


▪ Allow for residential and other 
accommodation while maintaining active 
retail, business or other non-residential 
uses at street level. 


Food and drink 
premises; 


Neighbourhood 
shops; 


Shop top housing; 


Shops 


B2 Local 


Centre 


▪ Provide a range of retail, business, 
entertainment and community uses that 
serve the needs of people who live in, work 
in and visit the local area. 


▪ Encourage employment opportunities in 
accessible locations. 


▪ Maximise public transport patronage and 
encourage walking and cycling. 


▪ Allow for residential and other 
accommodation while maintaining active 
retail, business or other non-residential 
uses at street level. 


▪ Facilitate a high standard of urban design 
and a unique character that contributes to 
achieving a sense of place for the local 
community. 


Commercial 
premises; 


Shop top housing 


B3 Commercial 


Core 


▪ Provide a wide range of retail, business, 
office, entertainment, community and 


Commercial 
premises 
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other suitable land uses that serve the 
needs of the local and wider community. 


▪ Encourage appropriate employment 
opportunities in accessible locations. 


▪ Maximise public transport patronage and 
encourage walking and cycling. 


▪ Strengthen the role of Liverpool CBD as the 
regional business, retail and cultural centre 
of south western Sydney. 


▪ Ensure that, for key land in the Liverpool 
CBD, opportunities for retail, business and 
office uses exist in the longer term. 


▪ Facilitate a high standard of urban design 


and exceptional public amenity. 
B4 Mixed Use  ▪ Provide a mixture of compatible land uses. 


▪ Integrate suitable business, office, 
residential, retail and other development in 
accessible locations so as to maximise 
public transport patronage and encourage 
walking and cycling. 


▪ Allow for residential and other 
accommodation in the Liverpool city 
centre, while maintaining active retail, 
business or other non-residential uses at 
street level. 


▪ Facilitate a high standard of urban design, 
convenient urban living and exceptional 
public amenity. 


Commercial 
premises;  
 
Function centres;  
 
Medical centres 
 


B5 Business Development  ▪ Enable a mix of business and warehouse 
uses, and specialised retail premises that 
require a large floor area, in locations that 
are close to, and that support the viability 
of, centres. 


▪ Maintain the economic strength of centres 
by limiting the retailing of food and 
clothing. 


▪ Provide for a larger regionally significant 
business development centre in a location 
that is highly accessible to the region. 


▪ Ensure a reasonable concentration of 
business activity. 


Office premises 
 
Restaurants or 
cafés 
 
Specialised retail 
premises 
 
 


B6 Enterprise 


Corridor 


▪ Promote businesses along main roads and 
to encourage a mix of compatible uses. 


▪ Provide a range of employment uses 
(including business, office, retail and light 
industrial uses). 


▪ Maintain the economic strength of centres 
by limiting the retailing activity. 


▪ Provide primarily for businesses along key 
corridors entering Liverpool CBD, major 
local centres or retail centres. 


▪ Ensure residential development is limited to 
land where it does not undermine the 
viability or operation of businesses. 


▪ Provide for residential uses, but only as part 


of a mixed-use development. 


Business premises, 
Commercial 
premises; 


Garden centres; 


Hardware and 
building 


supplies; Shop top 


housing 


 


Service stations and take away food and drink premises are also permitted on identified key 
sites with non-business zones along major road corridors through Clause 9 of Schedule 1 of 
the LLEP. The majority of these sites have been developed for the purpose of service stations 
and take-away food and drink premises, and so perform a similar function to sites in the B6 
zone. However, while the B6 zone requires residential development to be at least 50m from a 
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major road, there is no such requirement for key sites with a residential zone which have 
been developed to serve an enterprise corridor function. 


2.2 Directions for retail planning 
The following themes emerge from the above discussion of retail centres policy which should 
guide how retail provision should be planned in the Liverpool LGA: 


▪ Local centres should be viewed as high-quality places and as important social connecters 
at the heart of the local community. Retail functions should support this role. 


▪ Concentration of retail provision in centres is necessary to bolster their local roles. 
Significant out-of-centre development risks limiting the retail spending and vibrancy in 
local centres. 


▪ Where possible, higher-density residential development, community facilities, social 
infrastructure and open space should be co-located with local centres which have good 
public transport accessibility and other attributes required to support higher density 
development. 


▪ New centres may be needed in the future to increase retail provision to the growing 
population in both greenfield and established areas, but the potential impacts of these 
developments on the economic viability of existing centres should be considered 


▪ There are limited cases in which centres may expand into industrial areas, but this should 
not compromise the function of those industrial areas. 


▪ Bulky goods clusters should be regarded as part of the centres framework, and planning 
for new clusters should be conducted in the same way as planning for other new centres. 


▪ In the longer term, the development of the Western Sydney International Airport and 
Western Sydney Aerotropolis and the continued development of the Liverpool CBD could 
bring many more people to the Liverpool LGA and could change the way that some 
centres function. 


▪ The proposed rapid transport connection between Liverpool and the Western Sydney 
International Airport could create opportunities for new transit-oriented developments 
including retail centres. 


Planning Future Retail Centres – Department of Planning (2018) 


Additional directions for the best-practice planning of local retail is provided by a discussion 
paper prepared by the Department of Planning in 2018. It was associated with changes to the 
Standard Instrument LEP template but had a broader scope regarding the future of retail 
planning in response to changes in the retail sector. 


The discussion paper identifies the changing role of retail in response to structural changes in 
how consumers shop. Building on work from the Independent Retail Expert Advisory 
Committee, the paper finds that the current planning framework does not provide sufficient 
flexibility to accommodate a dynamic and evolving sector. It finds continued strong retail 
demand related to population and economic growth, despite increasing competitive 
pressures and some high-profile store closures. As a result, the paper calls for planning which 
supports the important place of retail in local economies while recognising its role in the 
liveability of well-designed and accessible centres. 


The paper identities five outcomes for future retail planning, of which four are relevant for 
the Liverpool LGA: 


▪ Clustering retail to ensure that customers have convenient easy access, multipurpose and 
frequent shopping. This would provide immediacy, choice and convenience for 
consumers. 


▪ Orderly development of new retail formats. This ensures that the changing needs of the 
retail sector are met and that retail provides destination shops focused on experiences 
which can compete with online retail. The most important implication of this trend is 
identified as retail precincts having a broad range of uses similar to traditional town 
centres. 
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▪ Strategic planning for innovative retail formats. Zoning flexibility is needed to ensure that 
there is scope for these formats. Examples given include large-format retail with a focus 
on tenant mix combining elements of main street, large-format and other 
complementary retail uses, ancillary retail supporting manufacturing, creative production 
techniques which combine retail and manufacturing, and pop-up retailing. 


▪ Better planning for last-mile distribution and innovative supply chains. This requires 
planning for small distribution centres and logistics sites near to centres of population. 


Building on these outcomes, the paper identifies three directions for retail planning and for 
reform: 


▪ Better local strategic planning for retail, including updating retail strategies to reflect 
trends in the retail sector. Long-term place-based outcomes for retail should be 
established and aligned through a strategic hierarchy from strategic narratives expressed 
in local planning, and with statutory planning controls. 


▪ A modern approach to retail development that reflects a range of retail formats in 
centres. This means that retail planning should be consistent with centres hierarchies 
such as the one in the GSRP. Councils should coordinate investment in infrastructure and 
amenity in centres to renew main streets and support the place-based functions of 
centres. Large-format retailers are tending to locate in precincts which should form part 
of centre hierarchies, offering a broad shopping experience with a greater range of retail 
types than in the past. 


▪ Adaptability and certainty for retail, with flexible land use zoning to allow transitions in 
retail functions. This includes open zones and allowing undefined and innovative uses to 
be evaluated ad potentially permitted. 


For the Liverpool LGA, this sets a direction for the planning of retail which would concentrate 
retail activity in centres which have a defined long-term place-based function. New centres 
may emerge around recently established out-of-centre locations, but this should be 
consistent with local strategic planning.  


B5 and B6 zones 


The Liverpool LEP 2008 applies the B6 zone along highway retail corridors and the B5 zone in 
identified bulky goods precincts such as Crossroads and the Grove Liverpool (see Figure 5). As 
discussed in Section 1.2 above, there is a tension in the current B6 zoning regarding the 
outcome it seeks to create. It is a relatively permissive zone which allows shop-top housing 
development 50m or more from a main road as well as any type of retail or commercial 
premises.  


One of the objectives of the B6 zone is to limit retail provision so that retail is concentrated in 
centres, and clause 7.23 of the LLEP2008 limits bulky goods retail provision to 2,500sqm and 
retail provision to 1,600sqm in any development. This encourages small-scale developments 
to spread along the Hume Highway and other highway corridors. While these locations are 
highly accessible by car, they provide a poor retail experience. Permitting small retail 
premises to spread along a main road corridor is contrary to the policy direction in the WCDP 
and to the best-practice retail planning guidance in the Department of Planning’s discussion 
paper for the concentration of retail provision in centres that provide a high quality 
experience tied to place-based outcomes. 


The potential for out-of-centre retail in the B6 zone is heighted by the site-specific nature of 
the limitations. Several developments each containing up to 1,600 sqm of retail floorspace 
could combine to create what is effectively a new local centre outside of the centre planning 
framework. The Casula Central development, a satellite image of which is shown in Figure 6, is 
an example of this. It contains a large grocery store, medical centre, local offices and a range 
of restaurants as well as some other premises. As such, it essentially acts as a local centre but 
is poorly integrated with the local walking pedestrian network. It has low vacancy rates and so 
relatively successful as a retail centres but is located out-of-centre and so may draw activity 
out of existing retail centres.  
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FIGURE 5: B5 AND B6 ZONES IN THE LIVERPOOL LGA 


 


FIGURE 6: THE CASULA CENTRAL DEVELOPMENT 


 


Source: Nearmap 2019 


 


The use of the B5 zone in the Liverpool LGA is broadly consistent with the Department of 
Planning’s retail planning directions, as it seeks to create clusters of large-format retail. 
However, its permissibility is relatively narrow, with many commercial and retail premises not 
permitted. While this ensures that retail provision is concentrated in centres, it may constrain 
the evolution of large-format retail clusters towards new formats with a broader offering. This 
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issue will be considered more fully in the report and in response to consultation with 
stakeholders. 


Comparison with other LEPs 


The permissibility of several key uses in the B6 zone under the Liverpool LEP 2008 and other 
LEPs in Greater Sydney is shown in Table 2. Liverpool has a particularly permissive LEP in this 
zone, which could facilitate the future evolution of land uses in this zone. Most LEPs in 
Greater Sydney do not permit shops, although most permit neighbourhood shops. Some LEPs 
do not permit food and drink premises. Liverpool permits all of these uses, as does Manly, 
Canada Bay and Ryde. 


As noted above, there are additional clauses in the LEP which limit the retail floorspace of any 
one development to 1,600 sqm and the floorspace of specialised retail developments to 
2,500 sqm. However, development of multiple small sites could still lead to a relatively large 
amount of retail floorspace along major road corridors. 


The permissibility of several key uses in the B6 zone under the Liverpool LEP 2008 and other 
LEPs in Greater Sydney is shown in Table 2. Liverpool has a relatively restrictive B5 zone 
compared to other Councils is Greater Sydney. This partly relates to the closed nature of the 
zone under which uses which are not listed in the use table are prohibited. Some other 
councils permit business premises, retail premises, shops and medical centres in the B5 zone, 
while Liverpool dose not.  


The permissible uses in the B5 zone in Liverpool result from the use of the B5 zone, which is 
only applied to bulky goods retail centres. In some other councils the B5 zone is intended to 
apply in a broader range of places and to facilitate a range of service-based uses and in some 
cases urban services. If the B5 zone continues to be used only for bulky goods centres in the 
Liverpool LGA, it may be appropriate to retain a relatively narrow mix of permissible uses. 
However, this may constrain the evolution of bulky goods centres in response to changes in 
the retail market and in retail formats. 
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TABLE 1: PERMISSIBILITY OF DIFFERENT USES IN THE B6 ZONE IN LEPS WITHIN GREATER SYDNEY 


Council LEP 
Commercial 
Premises 


Shops 
Food and drink 
premises 


Neighbourhood 
shops 


Specialised retail 
premises 


Ashfield       


Auburn       


Bankstown       


Burwood       


Canada Bay      


Canterbury       


Fairfield       


Hawkesbury       


Holroyd       


Hornsby       


Kogarah       


Liverpool       


Manly       


Marrickville       


Mosman       


Parramatta       


Penrith       


Pittwater       


Rockdale       


Ryde       


Strathfield       


Sutherland       


Sydney       


The Hills      


 


 Prohibited  Permitted with consent 


Note no colour (white or grey) is applied where LEPs do not refer to commercial premises. 


Source: SGS 2019 
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TABLE 2: PERMISSIBILITY OF DIFFERENT USES IN THE B5 ZONE IN LEPS WITHIN GREATER SYDNEY 


Council LEP 
Business 
premises 


Office 
premises 


Retail 
premises 


Food and 
drink 
premises 


Shops 
Neighbourhood 
shops 


Entertainment 
facilities 


Medical 
centres 


Bankstown          


Blacktown          


Botany          


Camden          


Campbelltown          


Canterbury          


Fairfield          


Hawkesbury          


Holroyd          


Hornsby          


Ku-ring-gai          


Liverpool          


Marrickville          


Parramatta          


Penrith          


Ryde (2010)         


Ryde (2014)         


Sutherland          


Sydney          


The Hills         


Willoughby          


Wollondilly          


 


 Prohibited  Permitted with consent 


Source: SGS 2019 


2.3 Consultation 
SGS consulted with representatives from the following organisations as part of the 
development of this study: 


▪ Liverpool City Council Council Economic Development, Property, Strategic Planning and 
Development Assessment Departments 


▪ Elders Real-Estate 
▪ Schell Stevens 
▪ University of Wollongong  
▪ Scentre Group (owners of Westfield Liverpool) 
▪ AMP Capital (owners of Casula Mall) 
▪ AsheMorgan (owners of Crossroads) 
▪ Gazcorp (owners of The Grove and Fashion Spree) 


The aim of the consultation was to build an understanding of the performance of the local 
retail market and of how broad retail trends (discussed in Chapter 3) are impacting on 
retailers in the Liverpool LGA. Individual interviews were held with stakeholders, either by 
phone or in person. The following themes emerged from these discussions. 
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Liverpool CBD 


Stakeholders broadly saw opportunities for the Liverpool CBD to continue to grow and expand 
in terms of both retail and commercial development. Increasing strength in the retail market 
and opportunities were seen to come from: 


▪ High levels of population growth, 
▪ Increasing development momentum, 
▪ Proposed commercial development, 
▪ The opening and expansion of the Western Sydney University and University of 


Wollongong campuses in the City Centre, 
▪ Major proposed developments which could create new centres of activity within the City 


Centre 
▪ The vision for the Western Sydney Aerotropolis, which could create a step change in local 


development and retail prospects, 
▪ Increased tourist visitation as a result of the opening of the Western Sydney International 


Airport. 


A particular opportunity was noted for Liverpool CBD to become a major dining destination, 
with no major destinations in South-West Sydney. Commercial offices and universities moving 
to the Liverpool CBD contribute to this opportunity, as people coming to the City Centre will 
want to be able to access a wider variety of food and drink options. This could build on the 
current unique retail experiences offered by Liverpool, which are based around its highly 
multi-cultural demographics. 


Stakeholders also highlighted weaknesses and barriers to the growth of the Liverpool CBD. 
These included people shopping in Westfield but not in other parts of the City Centre, an 
unfriendly public domain, traffic congestion, a poor perception of the retail in the City Centre 
and fragmented land ownership. 


Performance of local retail market 


Stakeholders generally viewed the local retail market to be performing strongly, driven by 
high levels of population growth in the LGA. Larger retail centres in the Liverpool LGA 
generally have low levels of vacancies, indicating that businesses are performing well.  


The larger centres in the LGA are anchored by supermarkets and have a predominately 
convenience-retailing role, as opposed to the regional role of Liverpool CBD. As day to day 
retail spending is less likely to be captured by online platforms, the rise of oneline retailing 
was not seen as a large threat to Liverpool’s larger local centres. 


Mixed opinions were offered about the performance and prospects of smaller centres in the 
LGA. Some smaller village and neighbourhood centres were viewed to be struggling in the 
face of competition from larger centres and retailers. For example, trading in the Prestons 
Local Centre has been reduced by the opening of a Woolworths nearby on Camden Valley 
Way. Other local centres were viewed to be performing well, with lower rents imposed by 
long-term owners and some owner-occupiers allowing retailers to remain viable even if the 
level of trading decreases.  


While the retail market was generally seen to be strong, the market for large-format retail 
and furniture in particular was seen to be weak. This is in part related to the current poor 
performance of the local housing market. 


The opening of new retail centres in the future was seen as a potential threat to the 
performance of local centres, compounding the impacts of recent developments including 
Costco and stand-along supermarkets. The Edmondson Park Town Centre was cited as the 
largest development which is underway and will be completed in advance of surrounding 
housing development.  
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Roles of local centres 


Stakeholders noted the broad role that local centres in the Liverpool LGA play beyond simply 
providing retail facilities. This includes functioning as centres of the local community and 
hosting community events. Stakeholders felt that opportunities such as benefitting from 
increased tourist visitation, increasing night-time trading and developing larger dining 
precincts were not confined to the Liverpool CBD, but rather extended to the larger local 
centres in the LGA. 


The convenience of visiting local centres was highlighted as a key strength when compared 
with the Liverpool CBD. Congestion and parking issues in the Liverpool CBD were cited as 
reasons for people to visit local centres like the Casula Mall instead, even if they live or work 
closer to the Liverpool CBD.  


Future of large-format retailing 


As noted above, stakeholders felt that the retail market for large format retailers in and 
around the Liverpool LGA was performing poorly. While the viability of The Grove and 
Crossroads is unlikely to be threatened in the short term, stakeholders felt that there was 
unlikely to be demand for a third substantial large-format retail centre in the LGA, and that if 
such a centre were to open it would have a large impact on current trading performance. 


Overall shifts in the format of large-format retail centres were noted. These include that large 
brands are consolidating their presence in physical stores into flagship stores and closing 
smaller premises. A reduction in the number of large format tenancies in the future was cited 
as a potential threat to the sector. As rents for industrial premises have increased in the 
Liverpool LGA recently, they are now competitive with rents for warehouse-style retail stores, 
and this was seen to have the potential to displace large-format retail from some centres in 
the future. 


In order to combat threats to the large-format retail sector, stakeholders felt that there 
should be greater flexibility in the B5 zone to accommodate a broader range of 
complimentary land uses. This would allow service-based uses like banks, hair and nail salons 
to be built. It would also allow large shops which may sell clothes or food and so count as 
general retail but which may be unlikely due to their size or format to locate in more 
traditional centres. This would increase foot traffic in these centres outside of the weekend 
and would ensure they remain viable in the face of online retail and the changing nature of 
the retail market.  


Evolving retail formats 


Stakeholders highlighted the changing nature of the retail market and the resulting need for 
retail centres and retailers to be more flexible and agile. This could take multiple forms, 
including broadening the range of retail offerings, engaging more with the local community 
and in more diverse ways, understanding the local area better and engaging with 
stakeholders more frequently.  


One of the results of the changing retail market which was raised was the evolution of retail 
formats. The tenant profile of shopping centres was seen to be changing across Australia, 
including in the Liverpool LGA. Uses different from traditional retail are seeking to move to 
these centres, such as child-care centres, medical centres, services and gyms. This would 
cement the broad role that local centres were felt to play in the local community. 
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3. RETAIL TRENDS 


There are several broad trends and drivers influencing land use and the retail 
industry in commercial centres in Liverpool.  


Economic, social and technological influences are changing the shopping behaviours of 
consumers worldwide. Retailers globally and locally have responded to these changes in 
shopping and consumption, with the spatial landscape for retailing in Australia rapidly 
evolving. 


3.1 Evolution of retail formats 


Supermarkets 


New entrants in the supermarket sector are reshaping the traditional format of supermarket 
stores. Aldi and other discount supermarket retailers have been able to increase their share 
of the grocery market, though Coles and Woolworths remain the dominant players, 
accounting for over 60 per cent, as shown below in Figure 7. This relative duopoly makes the 
presence of a Coles or Woolworths an important anchor for a local centre, although IGAs 
anchor many small centres. 


FIGURE 7: SHARE OF TOTAL GROCERY MARKET, 2017 


 


Source: Roy Morgan Research, 2018.1 


 


Increased competition from smaller and discount supermarket retailers (and the increasing 
densification of Australia’s cities has seen the dominant supermarket chains focus on 
shopfronts with smaller floorplates in inner city locations. The low densities and high rates of 
car ownership and use encourage people to drive to full-line supermarkets in the Liverpool 


 
1 Roy Morgan Research, 2018, ‘Woolworths increases lead in $100b+ grocery war,’ 23 March 2018, 
http://www.roymorgan.com/findings/7537-woolworths-increases-lead-in-$100b-plus-grocery-war-201803230113  



http://www.roymorgan.com/findings/7537-woolworths-increases-lead-in-$100b-plus-grocery-war-201803230113
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LGA, and so this shift in focus has not occurred. Rather, two large Woolworths supermarkets 
have opened out of centres along Camden Valley Way and Hume Highway in response to 
population growth, rising retail demand and the delayed development of local centres in 
greenfield areas. 


Large-format entrants to the supermarket sector such as Costco and Kaufland (a German 
supermarket considering opening in Australia) would require large floor areas and typically 
locate in bulky goods precincts rather than local centres. While Costco has a relatively small 
share of retail spending, large format supermarkets are well-suited to areas like the Liverpool 
LGA in which most trips are taken by car. There is currently a Costco in Casula and additional 
entrants to this sector are possible in the future. 


Pop-up retail 


Another evolving trend in retail formats is the emergence of pop-up retail stores and the 
utilisation of vacant storefronts for short-term uses. Pop-up retail has been embraced across 
the retail sector, including in shopping centres, through having small stores or kiosks in 
previously vacant areas. A key benefit is that this allows for a greater utilisation of existing 
floorspace. 


The temporary utilisation of vacant storefronts has also been successful in many cities around 
the world, where creative (e.g. art galleries) and community uses are accommodated while 
building owners advertise for permanent tenants. In some cases, spaces have been used for 
temporary uses prior to buildings being demolished or redeveloped, in space that would 
otherwise have been left vacant for significant periods of time.2 The use of pop-ups like this 
has the additional benefit of contributing to the revitalisation and activation. While there are 
currently few vacant stores in Liverpool’s local centres, Council-driven pop-up retail programs 
may be appropriate in some centres if vacancies increase in the future. 


There is a disincentive for pop-us uses is commercial and retail spaces which can result from 
the potential impact on property prices. The valuation of commercial properties is often 
based on the rent they receive and so allowing a pop-up tenant to move in at a reduced or 
peppercorn rent can reduce the value of properties. This can impact on loan to value ratios or 
on the ability of owners to borrow money against properties, with the result that it is often 
more valuable to leave a property vacant than to tenant it at a low rent. 


Pop-up spaces have also been created in master-planned greenfield residential 
developments. These pop-ups provide community gathering places and service convenience 
retail needs until enough development occurs to create the demand for a larger retail centre. 
This kind of pop-up retail requires a large developer to market houses across a large 
catchment area to cover the cost of the pop-up.  


Local retailing 


Retailers outside shopping centres are adapting to suit market demand, shifting from 
convenience shopping to focusing on retail precincts as destinations and on the quality of the 
shopping experience and customer service. In part, this has been in response to increasing 
competition from online retail as the experience of shopping cannot be easily replicated by 
online retail formats. Creating an enjoyable experience requires thinking not only about the 
mix of stores in a centre, but the quality of the public realm and transport accessibility. 


The amenity of the shopping experience is seen as particularly important in attracting leisure-
based customers, who are typically recreational shoppers who like to browse and purchase 
discretionary items. These types of shoppers tend to spend more than mission-oriented 


 
2 Moore, 2016, ‘From placeholder to pathfinder: innovative temporary site uses help up reimagine city spaces,’ The 
Conversation, 20 September 2016, https://theconversation.com/from-placeholder-to-pathfinder-innovative-temporary-
site-uses-help-us-reimagine-city-spaces-63926; Latham, 2018,’The rise of the ‘meanwhile space’: how empty properties are 
finding second lives,’ The Guardian, 28 November 2018, https://www.theguardian.com/cities/2018/nov/28/the-rise-of-the-
meanwhile-space-how-empty-properties-are-finding-second-lives  



https://theconversation.com/from-placeholder-to-pathfinder-innovative-temporary-site-uses-help-us-reimagine-city-spaces-63926

https://theconversation.com/from-placeholder-to-pathfinder-innovative-temporary-site-uses-help-us-reimagine-city-spaces-63926

https://www.theguardian.com/cities/2018/nov/28/the-rise-of-the-meanwhile-space-how-empty-properties-are-finding-second-lives

https://www.theguardian.com/cities/2018/nov/28/the-rise-of-the-meanwhile-space-how-empty-properties-are-finding-second-lives
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shoppers, who visit centres for a particular purpose and are likely to be attracted to strong 
food offerings.3  


3.2 Online retailing 
The growth of online retailing is one of the major trends impacting on the retail sector in 
Australia. While online retailing currently makes up only a small proportion of retailing in 
Australia (estimated at 9% of retail trade), recent growth has been strong and has significantly 
outpaced growth in spending in physical stores (see Figure 8). There are several factors that 
can influence the prevalence of online retailing, although they are unlikely to reverse its 
recent growth. These includes broad macroeconomic factors such as fluctuations in the value 
of the Australian dollar. 


FIGURE 8: GROWTH IN ONLINE AND IN-STORE RETAIL SALES 


 


Source: Reserve Bank of Australia 2018, Financial Stability Risks and Retailing Bulletin September 2018 


 


The growth of online retailing is more likely to impact some retail sectors than others. Key 
reasons that consumers choose to shop online include reducing the time taken to undertake 
purchases, the ability to find the cheapest price for products, and the flexibility of being to 
shop at any time.4 Retailing in which the experience of being in a physical store is important is 
resilient to the rise of online retailing. 


The impacts of online retailing on retail sectors is illustrated by recent growth in online 
spending for each sector, shown in Figure 9. Retailers dealing in goods that are likely to be 
more vulnerable to the effects of online retailing include those selling non-perishable items, 
items with standard specifications, and items that can be transported without losing quality. 
Many of these factors combine to cause a high level of displacement of retail spending from 
department stores and some specialty retailers. Retailers dealing in perishable items (e.g. 
food), customised products, and items where quality is particularly important can be more 
insulated from the effects of online retail.  


 
3 Bailey, 2013, ‘Consumer Profiles and Behaviour in Australian Shopping Centres – New Benchmarks for Assessing Mall 
Shopping Patterns,’ Retail Property Insights, Vol.20, No.1, 2013, http://www.directional.com.au/wp-
content/uploads/2017/08/ConsumerProfiles-Behaviors-AustralianShoppingCenters-v3.pdf  
4 CBRE, 2015, ‘Asia Pacific Consumer Market: How we like to shop online,’ https://www.cbre.com/research-and-
reports/apac-consumer-survey-how-we-like-to-shop-online  



http://www.directional.com.au/wp-content/uploads/2017/08/ConsumerProfiles-Behaviors-AustralianShoppingCenters-v3.pdf

http://www.directional.com.au/wp-content/uploads/2017/08/ConsumerProfiles-Behaviors-AustralianShoppingCenters-v3.pdf

https://www.cbre.com/research-and-reports/apac-consumer-survey-how-we-like-to-shop-online

https://www.cbre.com/research-and-reports/apac-consumer-survey-how-we-like-to-shop-online
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FIGURE 9: GROWTH IN ONLINE RETAIL SALES BY INDUSTRY (YEAR ON YEAR GROWTH RATE) 


 


Source: NAB, Online Retail Sales Index, March 2019 


 


While online retailing is a significant threat to traditional in-store retailing, physical retailing is 
not likely to disappear any time soon. Retailers have begun to adapt to the presence of online 
retailing and to use ‘multi-channel’ approaches to reach their customers, retaining physical 
stores while expanding an online presence. The reverse process is also being observed 
internationally, where companies like Amazon that have traditionally been online retailers 
now opening physical experience-based stores.5 Multi-channel retailing can be important to 
particular types of retail, such as clothing, where the tactile experience of shopping and trying 
out products remains important. 


Recent years have also seen the emergence of ‘click and collect’ models of retailing across 
different sectors, where consumers can buy online and pick up items in store later. As of 
2017, around 42 per cent of Australian retailers were estimated to offer click and collect 
options, which increased from just 24 per cent in 2015.6 This is a new role for local centres, 
but does not create large amounts of local spending. 


Retail as an experience 


Traditional bricks and mortar shopping centre and high street retail have been forced to 
evolve in the face of online retail growth over the past decade. To counter competition from 
competitively priced online retail, bricks and mortar centres are placing increasing emphasis 
on service-oriented offerings and quality. This also differentiates retail centres from one 
another and attract custom7. The physical act of retailing is therefore becoming increasingly 
experiential as centres seek to leverage one of the competitive advantages they retain over 
online retail.  


Leisure-based retailing relies in part on creating an appealing and enjoyable experience to 
attract and retain consumers8. Recent research by CBRE into the retail habits of 18 to 34-year-
olds has found a growing preference for retail centres with foreign brands and a wide range 
of high-quality food and beverage options9. The presence of foreign retailers in centres, and 
an increasing range of food and beverage options are expected to continue over the next 


 
5 Colliers International, 2018, ‘Retail First Half 2018,’ Research and Forecast Report, 6 June 2018, 
https://www.colliers.com.au/find_research/retail/retail_-_first_half_2018/ 
6 Mortimer and Grimmer, 2017, ‘Why retailers want you to ‘click and collect,’ The Conversation, 30 August 2017, 
https://theconversation.com/why-retailers-want-you-to-click-and-collect-83094  
7 Jones Lang Lasalle, 2013, ‘The evolution of Brisbane Retailing’, July 2013, http://www.jll.com.au/australia/en-
au/Research/JLL-AU-Advance-The-Evolution-Of-Brisbane-Retailing-July2013.pdf 
8 Mathwick, C. et al (2002), ‘The effect of dynamic retail experiences on experiential perceptions of value: an Internet and 
catalogue comparison’, Journal of retailing, 78, 51-60. 
9 CBRE, 2015a, ‘Implications for retailers as the demographic wave moves through’; CBRE, 2015b, ‘Asia Pacific Consumer 
Market: How we like to shop online’ 



https://www.colliers.com.au/find_research/retail/retail_-_first_half_2018/

https://theconversation.com/why-retailers-want-you-to-click-and-collect-83094

http://www.jll.com.au/australia/en-au/Research/JLL-AU-Advance-The-Evolution-Of-Brisbane-Retailing-July2013.pdf

http://www.jll.com.au/australia/en-au/Research/JLL-AU-Advance-The-Evolution-Of-Brisbane-Retailing-July2013.pdf
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decade. The introduction of international retailers has been found to support high street 
shopping districts and shopping centres in the Sydney and Melbourne CBDs10. Food and 
beverage retailing offers a more desirable and attractive shopping experience as these 
retailers do not compete with online providers.  


In order to remain competitive with online retail, local retail centres must ensure that they 
provide a pleasant retail experience and offer retail premises from a wide range of sectors. 
This is leading to the diversification of uses and activities in centres, for example through 
shopping centres offering entertainment spaces or medical centres. In the Liverpool LGA, the 
redevelopment of traditional big-box centres like Casula Mall could diversify uses, although 
Council would have a limited role in this process. 


3.3 Supermarket and hospitality spending 
Despite declines in some other retail sectors, recent years have seen increases in consumer 
spending in food and hospitality. Figure 10 shows the growth in supermarket spending 
compared to other sectors in recent years, with a noticeable levelling-off of spending in 
department stores by comparison, leading to a decline in expenditure in real terms. Spending 
in supermarkets and on food items have also seen the highest level of growth in the past year, 
growing by 4.6 per cent and 4.1 per cent respectively, as illustrated in Figure 11. The 
emergence and growth in the use of food delivery apps, such as Uber Eats and Menulog, is 
contributing to this increase in food spending.11 


FIGURE 10: GROWTH IN SPENDING IN EACH RETAIL SECTOR SINCE 2004 


 


Source: ABS, 2019. Turnover data from Retail Trade, Australia, April 2019 (Cat. No. 8510.0), Adjusted using CPI from 


Consumer Price Index, Australia, March 2019 (Cat. No. 6401.0) 


 


 
10 JLL (2015) Australian Shopping Centre Investment Review and Outlook 2015. http://www.jll.com.au/australia/en-
au/research/retail 
11 Bankwest, 2018, ‘Bankwest Future of Business: Focus on Hospitality 2018’, 
https://www.bankwest.com.au/content/dam/bankwest/documents/business/insights/focus-on-hospitality-2018.pdf  



http://www.jll.com.au/australia/en-au/research/retail

http://www.jll.com.au/australia/en-au/research/retail

https://www.bankwest.com.au/content/dam/bankwest/documents/business/insights/focus-on-hospitality-2018.pdf
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FIGURE 11: RETAIL TRADE GROWTH BY SECTOR, YEAR TO JANUARY 2019 


 


Source: Savills, 2019. 


 


The shift in overall spending patterns towards the food and hospitality sectors is changing the 
character of existing centres and the way that retail precincts function. With the decline in 
spending in department stores, resulting in some cases in store closures, over time major 
department stores have become less important as anchors to retail precincts. An increasing 
proportion of the floorspace in major shopping centres is being devoted to food courts, dining 
precincts and fresh food sales. Supermarkets (particularly Coles and Woolworths) are 
replacing department stores as anchor tenants and ensuring high levels of foot traffic in 
shopping centres. This is seen as particularly important to maintaining occupancy levels in 
smaller neighbourhood centres.12 


The shift in importance of different anchor tenants could impact some centres in Liverpool in 
the future. Large shopping centres like Westfield Liverpool and the Casula Mall may need to 
be reorganised to reflect this trend. Impacts are likely to be more modest in smaller 
supermarket-based centres like the Wattle Grove Shopping Village and the Green Valley 
Plaza. 


3.4 Emergence of café culture eat streets and food centres 
Recent years have seen the emergence of so-called ‘café culture’ and appreciation for coffee, 
and growth in the popularity of eat streets and alfresco dining across Australia. Sydney’s 
climate is particularly conducive to this culture and outdoor dining, with popular eat streets in 
many established suburbs. The cafés and coffee shops sector in Australia is estimated to 
generate $10 billion in revenue and is expected to continue to grow.13 


Growth in demand for outdoor dining and restaurant-based retail strips has implications for 
the physical layouts of precincts, including a need for wider footpaths, and a focus on urban 
amenity including elements such as street trees, street furniture, and ensuring pedestrian 
safety. Eat streets across Sydney are increasingly focusing on the experience of pedestrians 
and diners in local retail strips. 


 
12 JLL, 2018, ‘Retail Centre Manager’s Survey,’ April 2018, https://www.jll.com.au/content/dam/jll-
com/documents/pdf/research/apac/australia/retail-centre-managers-survey-april-2018.pdf  
13 IBISWorld, 2018, ‘Cafés and Coffee Shops – Australia Market Research Report,’ December 2018, 
https://www.ibisworld.com.au/industry-trends/market-research-reports/accommodation-food-services/cafés-coffee-
shops.html  



https://www.jll.com.au/content/dam/jll-com/documents/pdf/research/apac/australia/retail-centre-managers-survey-april-2018.pdf

https://www.jll.com.au/content/dam/jll-com/documents/pdf/research/apac/australia/retail-centre-managers-survey-april-2018.pdf

https://www.ibisworld.com.au/industry-trends/market-research-reports/accommodation-food-services/cafes-coffee-shops.html

https://www.ibisworld.com.au/industry-trends/market-research-reports/accommodation-food-services/cafes-coffee-shops.html
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Similarly, other forms of retail precincts are adapting to demand trends. Shopping centres are 
increasingly moving away from the typical food court format to accommodating a range of 
cafés, restaurants, and fresh food outlets to appeal to consumer preferences. The food offer 
is also recognised as an important point of difference for shopping centres. Larger format 
retail centres have also begun to diversify their mix of tenancies and include cafés, 
supermarkets, gyms and sometimes childcare facilities to improve their overall retail offer and 
experience for customers.14 


The ‘contemporary food courts’ are new spaces to congregate rather than just transact and 
are increasingly used as the driver of footfall by shopping centre operators. With the rise in 
online retailing and home food delivery, retail landlords are also using this evolution of 
shopping centre food courts to draw back customers. Recent examples include Top Ryde 
Shopping Centre’s Piazza Dining Precinct with outdoor sections, Westfield Chatswood’s 
Hawker Lane and Westfield Hurstville with its new rooftop dining and entertainment 
precinct15. Colliers notes three design principles often used in these such developments 
include:  


▪ Outdoor/alfresco: rooftop, high street, open-air, indoor/outdoor combinations appear 
vital to producing a successful product and add to existing nightlife in close surrounds.  


▪ Green: relevant to the outdoor dining environment, consumers are responsive to plants, 
trees and earthy tones, extending the duration of patronage.  


▪ Access: night-time accessibility is fundamental, with clear pathways, street frontages and 
easy access to parking facilities16.   


The relatively low socio-economic status of parts of Liverpool is likely to depress demand for 
cafés and restaurants. However, successful cafés have opened in locations such as the Carnes 
Hill Community Centre and Cecil Hills, and increased spending is likely to lead to the opening 
of many more food and beverage venues in the future.  


The most likely location in the Liverpool LGA for a large-scale hospitality and entertainment 
precinct is the Liverpool CBD. The major existing civic and retail role of this centre, its central 
location on the local transport network and the large amount of development underway 
nearby positions it well to become more of a dining precinct.  


Smaller local centres in Liverpool could also take advantage of increased food and beverage 
spending. Cafés and restaurants in local centres can become local gathering places. By 
bringing people to local centres they can also increase spending in other nearby retailers. An 
example of this occurring is given in the case study below. Council could encourage this to 
occur by ensuring that local centres have high levels of amenity and are easily accessed from 
the surrounding suburbs.  


 
14 Colliers International, 2018, ‘Retail First Half 2018.’  
15 Colliers, 2016, Back to the Future: light rail to spur CBD retail growth, Research and Forecast Report: First Half 2016, p. 28 
16 Colliers, 2016, Back to the Future: light rail to spur CBD retail growth, Research and Forecast Report: First Half 2016, p. 
28-9.  
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3.5 Longer trading hours 
Retail trading hours have relaxed over the past twenty years where shops tend to open on 
weekdays and weekends, as well as for longer during the day and into the evening. In part, 
retailers are reassessing their trading hours as operating hours are seen as outdated - failing 
to keep up with societal shifts, such as flexible working hours and single parent households 
that demand alternate shopping times, but also comes in response to the rise of online 
shopping and an attempt to gain a competitive angle17. 


Longer opening hours have also served to support ‘after hours’ retail services, such as 
cinemas and restaurants, which in turn help to sustain the night-time economy of centres. 
Longer trading hours can also lead to higher levels of retail employment. 


Late night trading uses are most likely to occur in the Liverpool CBD where entertainment 
uses and the night-time economy would be the most viable. Many supermarkets and large 
discount department stores are also open after hours, such as the Casula Mall Kmart, which is 
open 24 hours.  


Allowing late-night trading would activate local centres in Liverpool, particularly if hospitality 
uses are proposed. While in most cases there may be limited demand for this currently, 


 
17 Inside Retail, 2014, ‘Should retailers extend trading hours?’, https://www.insideretail.com.au/news/retailers-extend-
trading-hours-201407, date accessed: 09/04/2019 


Case Study – Ainslie Shops ACT   


The Ainslie shopping centre is a local shopping strip in the inner north of Canberra. The 
shopping strip contains several popular cafés and restaurants which ensure the centre is 
active at a variety of times of day. People coming to the cafés and restaurants are also 
likely to spend money on day to day convenience goods, such as from the small IGA 
supermarket, bakery and bottle shop.   


The attractiveness of these shops is increased by their fine-grained nature, diverse of 
shops and services and public domain features including trees, street furniture and open 
space. 


This local centre is an example of the increasing success of local centres throughout 
Canberra despite the presence of easily accessed larger shopping centres. The number 
of cafés at these local centres has increased markedly recently, increasing spending at 
other local retailers. 


 
Source: ABC, 2018 


 


 


Source:  
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facilitating increased late-night trading in the future would require a flexible planning system 
and development approvals process.  


3.6 Demand for Fine Grain Retailing  
Along with an increasing demand for local retailing, consumers are increasingly demanding 
fine-grain retail experiences rather than only travelling to large big-box style shopping centre. 


‘Fine grain’ is a term used to describe small-scale spaces that provide a variety of diverse and 
specialised activities in a place18. This term is often applied to shopping strips in which there 
are many small tenancies. The variety of businesses makes fine-grain spaces interesting to 
walk through and spend time. By encouraging people to walk, talk and linger more and by 
providing diverse lower-cost spaces, fine grain places offer opportunities for community 
building and for cultural and creative expression19. 


In retail centres, fine grain involves shop fronts at a human scale, often in the form of a main 
street or high street. A fine grain high street shopping experience offers a ‘more’ unique retail 
experience to shopping centres with small local businesses and boutiques. Examples are often 
seen in older cities and suburbs in Greater Sydney. In the Liverpool LGA, Macquarie Street in 
the Liverpool CBD is the primary example of this.  


As shopfronts are often owned and rented individually along a high street, there is limited 
control on where certain shops and businesses set up. This contrasts with shopping centres, 
where centre mangers can direct the location of stores to create clusters, such as fashion 
floors and fresh food sections. The inability to control the clustering of business may impact 
the shopping experience as a ‘one-trip’ experience. Without requirements for store fitouts, 
premises may not be maintained to a high standard or may not fit in with the surrounding 
shops aesthetically. However, this lack of synergy may form part of the appeal of high street 
retailing with an eclectic mix of stores in proximity to each other.  


High street retailing has faced significant challenges in recent years. This is attributed to the 
rise of regional shopping centres, changes in consumer habits and online retailing. However, 
in many cases fine grain retailing along high streets has adapted to combat these changes, 
changing from a convenience shopping role to a destination and an experience. This 
manifests with cafés and cultural uses, such as art galleries and performance spaces that are 
not easily replicated in shopping centres and are not part of online shopping. Given an 
appropriate retail mix, there is an increasing demand for these kinds of experiences from 
consumers, and successful fine-grain retailing precincts have become destinations. 


The Liverpool LGA contains a mix of large enclosed shopping centres and smaller fine grain 
local centres. There are small shopping strips in the older parts of the LGA, such as in Chipping 
Norton, Hammondville and Lurnea. Other small local centres, such as the Prestons Village and 
the Green Valley Centre on Green Valley Road, do not follow the shopping strip format but 
could still be considered as fine-grain places. Streets in the Liverpool CBD, particularly 
Macquarie Street, also provide a mix of local retailers in smaller tenancies which draw people 
to them. 


Some of Liverpool’s fine-grain spaces could evolve to providing more hospitality uses and 
community focused experiences and gathering places. This would be encouraged by local 
housing redevelopment, the proximity of parkland and multi-functional social infrastructure 
and a walkable local street network.  


Recent innovations in shopping centre design in greenfield development areas have also 
sought to create a more fine-grained experience, recreating shopping streets and hosting a 
greater mix of uses. If these centres are integrated into nearby residential development, they 


 
18 City of Sydney, 2015, George Street 2020 – A public domain activation strategy, part 3, 
https://www.cityofsydney.nsw.gov.au/__data/assets/pdf_file/0010/308827/George-Street-2020-A-Public-Domain-
Activation-Strategy_Part3.pdf, date accessed: 09/04/2019 
19 Greater Sydney Commission, 2017, Fine Grain People Places, https://issuu.com/roberts-day-global/docs/gsc_fin_-
_fine_grain_people_places_, date accessed: 10/04/2019, p. 4 
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could provide high-amenity local centres which encourage people to walk to them. These 
centres could offer a different shopping experience to traditional big-box shopping centres 
which is more competitive with online retail. Examples of this phenomenon are given by 
Rouse Hill, which is discussed in the case study below, and the proposed development at the 
Edmondson Park Town Centre.  


3.7 Bulky Goods and out of centre retailing  
In recent years, the performance of bulky goods retailing has been strongly linked to housing 
construction and low interest rates. As a result, consistent increases in residential property 
prices and growth in new dwellings has underpinned strong performance in the bulky goods 
retail sector. Recent decreases in housing market activity and house prices may decrease 
bulky goods expenditure in the short-term.  


Figure 12 shows that in the aftermath of the GFC, a significant decline in housing market 
transactions was linked to a significant flattening of household goods expenditure, with a 
similar impact likely as a result of the current downturn. However, continued population 
growth and housing development and around the Liverpool LGA, particularly for detached 
and attached dwellings, is likely to continue to fuel demand for bulky goods retail floorspace. 
In 2015, the Large Format Retail Association anticipated demand for an additional 2.32 million 
square metres of floorspace from 2014 to 2024 (Large Format Retail Association, 2015). 


 


Case Study - Rouse Hill  


The Rouse Hill Town Centre provides an example of how a greenfield shopping centre can 
have greater permeability and activation than traditional big-box retail formats.  


There are two roads which run through the middle of the shopping centre. These roads 
have active frontages housing shops, restaurants and cafés. At the middle of the 
development where the roads intersect is a community square. Corridors containing retail 
premises run between these roads, some of which are open air and some enclosed.  


The shopping centre is intended to function as a mixed-use precinct. A Hills Shire library 
and community centre is located next to the central square and partially above retail uses. 
There is also apartment development above parts of the Shopping Centre. 


  


Source: Allen Jacker and Cottier Architect 2016; Google Maps, 2019  


 







 


31 
 


FIGURE 12. NATIONAL HOUSING MARKET TRANSACTIONS (NO., DARK BLUE) AND HOUSEHOLD GOODS SALES 
($M, LIGHT BLUE), 1982 TO 2017 


 


Source: Colliers (2018) 


 


There has been a recent trend for home-maker centres to co-locate with small out of centre 
retail shopping centres, as has been proposed at The Grove Centre in Warwick Farm. This 
diversifies the consumer base of centres and makes them more competitive as convenience is 
increased for consumers. These developments are generally located along major roads and 
attract retail business from passing motorists. In some cases, this may be inconsistent with 
planning policies which encourage the concentration of retail stores in local centres. 


Fuel retailers have also played a role in the rise of out of centre retailing, diversifying their 
product offering to include convenience items and food retailing (e.g. snacks, bread, milk 
etc.). The alliance between fuel retailers and supermarkets in NSW has also contributed to 
this trend.  


Recent sales revenue trends indicate that, at present, the greatest sales volume and growth in 
sales in service stations remains convenience items, including ready to drink beverage, on the 
go food (e.g. sandwiches, pastries, cakes etc.) and snack foods20. Recent sales growth has 
impacted most significantly on convenience stores located in centres, which provide a similar 
range of products and target quick, convenient transactions. The recorded 0.7% decline in 
annual sales revenue in convenience stores has largely been attributed to fuel retailers21. 


3.8 An Ageing Population 
In 1991, there were approximately 700,000 people aged 65 years and over in NSW. The NSW 
Government estimates by 2031 about 20 percent of the NSW population, or 1.8 million 
people, will be aged over 65 years. As population growth rates for 15 to 64-year-olds slow due 
to decreased fertility rates, older people will constitute a much larger proportion of the 
population22.  


The NSW Government notes older people can contribute to the economy and society as paid 
full-time or part-time workers, volunteers, and students in further education. They also 
provide support to family members and others as carers. They can influence the economy as 


 
20 IBISWorld (2017) Fuel Retailing in Australia, Australasian Association of Convenience Stores (2016) State of the Industry 
Report 2015.  
21 IBISWorld (2016) Convenience Stores in Australia. 
22 NSW Government, 2016, NSW Ageing Strategy 2016-2020: a whole of government strategy and a whole of community 
approach, p. 12; NSW Office of Local Government, https://www.olg.nsw.gov.au/councils/integrated-planning-and-
reporting/councils-planning-for-an-ageing-population/why-plan-ageing-population, date accessed: 24/05/2019 
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consumers where their demands for services can create new markets and expand existing 
ones23.  


The NSW Ageing Strategy 2016-2020 highlights the need for a-whole-of-community response 
to the ageing population phenomenon, where change and preparation is required throughout 
government, the private sector, non-for-profit organisations, communities and individuals.  In 
relation to local centres, actions to assist the needs of an ageing population are important to 
meet the changing needs of the community and to make local centres competitive with larger 
centres. These actions would include to  


▪ Create employment opportunities that support financial independence later in life, 
and  


▪ Ensure economic centres cater to the shopping, medical care, social services, 
recreation and activities needs of older people, and that the built environment, 
infrastructure and transport services support older people’s mobility needs.   
 


Like most areas across Australia, the Liverpool LGA is expected to experience an increase in 
persons aged over 65 years. Planning professionals have a responsibility to cater for an ageing 
population needs. Retail centres have a role in ensuring that these needs are met, and this 
could increase the viability of local centres in established parts of the Liverpool LGA like 
Hammondville as the population ages.  The case study below illustrates best practices 
examples of planning for older people in retail centres.  


3.9 Macroeconomic impacts on retail spending 
While supermarket and food spending remain strong, reduced retail spending is evident in a 
number of sectors, with growth in retail sales overall in Australia declining from a peak in 
2014. This has been influenced by factors including: 


▪ Sustained low wages growth 
▪ Pricing stagnation and deflation linked to entrance of offshore competitors 
▪ Changing consumer habits, and  
▪ Challenging economic conditions overall, particularly in some States and Territories.24 


These types of macroeconomic trends are likely to impact differently on different sectors, 
with low wages growth in particular likely to reduce demand and spending on discretionary 
items. Increased globalisation is also likely to continue to impact on domestic retailers. 
Shopping centre managers have reported declining interest from potential retailers in 
footwear, clothing, accessory and jewellery sectors, with many retailers also re-evaluating and 
consolidating their physical stores.25 Recent years have also seen a number of fashion brands 
go into voluntary administration.26  


 
23 NSW Government, 2016, NSW Ageing Strategy 2016-2020: a whole of government strategy and a whole of community 
approach, p. 14 
 
24 Colliers International, 2018, ‘Capital Markets Retail Investment Review 2018,’ 15 August 2018, 
https://www.colliers.com.au/find_research/retail/capital_markets_retail_investment_review_2018/  
25 JLL, 2018, ‘Retail Centre Manager’s Survey,’ April 2018. 
26 Robertson, 2019, ‘Australian retailers shut down by foreign competition,’ 21 February 2019, 
https://www.abc.net.au/news/2019-02-21/australian-retailers-shut-down-by-foreign-competition/10832062  
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3.10 Key findings 
▪ Additional small supermarkets and large-format supermarkets such as Kaufland may 


disrupt the role of supermarkets in the retail hierarchy in the future 
▪ There is increasing demand for local retail experiences, which requires high levels of 


amenity in local centres for leisure-based customers 
▪ Online retailing is rapidly growing and posing a threat to some retail sectors, particularly 


department stores and stores selling items with standard formats. In response, retailers 
are making shopping more of an experience. This may alter the role of certain retail 
sectors in Liverpool in the future but is unlikely to completely displace physical retail any 
time soon. 


Case Study - Creating Age-Friendly Cities 


City of Monash, VIC  


In 2016, the City of Monash was declared an ‘Age Friendly City’ by the World Health 
Organisation after Council and older residents worked for two years to develop the 
long-term Age Friendly Monash Plan. Age Friendly Cities are where older people can live 
safely, maintain good health and be active in social activities.  


Some of the economic activity actions from the Plan include:  


▪ Improving and increasing the number of ‘places to rest’ in public places 
▪ Review Council volunteer opportunities and work with key stakeholders to identify 


opportunities for volunteers to support community activities 
▪ Promote government economic incentives for employing seniors to local employers 
▪ Encourage businesses in Monash to embrace economic opportunities created by an 


ageing population through promotion of age friendly practices.  
 


City of Melville, WA 


The City of Melville worked with one of the biggest shopping centres in the LGA, Garden 
City, to become more age-friendly and accessible for older people in the future as the 
shopping centre doubled in size over the course of a five-year period.  


Some of the aims of the project included:  


▪ Encourage local businesses to implement age-friendly accessible initiatives  
▪ Raise awareness among the business community to the requirements and benefits 


of becoming more age-friendly and accessible 
▪ Support businesses to have access to free basic training and support around 


dementia. 


 
Source: City of Monash,  2019 
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▪ Supermarket and hospitality spending are growing, while spending in department stores 
is shrinking in real terms. In response, supermarkets are becoming more important retail 
anchors, and this may require reorganisation of some larger shopping centres in Liverpool 
in the future. 


▪ Cafés and restaurant precincts are emerging across Sydney in response to increased 
hospitality spending. In Liverpool, this creates the opportunities for Liverpool CBD to 
become more of a dining destination. Local centres in the LGA may be able to increase 
their viability through the opening of cafés which increase foot traffic and bolster other 
retailers. 


▪ Shopping centres are moving more of their floorspace towards hospitality and food 
retailing in response to trends in spending. This is likely to manifest in Liverpool LGA in 
the future through redevelopments of the larger shopping centres, particularly Westfield 
Liverpool, to include a greater entertainment and hospitality presence. 


▪ Trading hours are increasing, which could lead to a late-night economy in parts of the 
LGA with significant hospitality offerings (most likely the Liverpool CBD) if the planning 
framework is sufficiently flexible. 


▪ There is an increasing demand for fine-grain retail experiences from consumers. This 
could lead to opportunities to revitalise some local centres with high levels of amenity. It 
could also allow the creation of high-amenity centres with active street frontages in 
greenfield areas (as seen in the Rouse Hill Town Centre case study), which contrast with 
traditional big-box centres. 


▪ Bulky goods sale revenues are likely to decrease in the short term in  response to the 
property market downturn, but in the long term are likely to continue to increase, 
particularly in areas with clusters of large-format retail which diversify to offer an 
attractive experience to shoppers. 


▪ It is important to ensure that local centres are accessible and cater to older people as the 
local population ages. This may increase the competitiveness of local centres.  
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4. RETAIL FLOORSPACE SUPPLY 


4.1 Current and planned floorspace 


Methodology 


This study does not involve an on-foot land audit. Rather existing commercial and retail 
floorspace has been estimated using a combination of Google analytics and building 
footprints provided by PSMA Australia through the Geoscape Dataset.  


Data downloaded through the Google Maps API, supplemented by local business registry 
data, provides the location and types of businesses in the LGA as well as the general patterns 
of centres. These locations are matched against the Geoscape dataset, which is satellite-
derived data showing the footprint and height of every building. After allocating businesses to 
buildings, the amount of floorspace per business within each building has been estimated. 
Floorspace estimates have been adjusted based on the number of levels in each building, the 
ratio of retail to commercial use and the expected sizes of different retail uses (for example, 
supermarkets occupy much more floorspace than clothing stores). 


Much of the retail floorspace within the Liverpool LGA is located within stand-alone shopping 
centres. The sizes and kinds of premises within these centres have been determined based 
upon a manual review of available centre directories and the review of third-party shopping 
centre floorspace databases. 


Floorspace estimates have been checked and refined using a number of other data sources, 
including: 


▪ The Liverpool Retail Centres Hierarchy Review (2012) 
▪ The Property Council of Australia (PCA) retail and floorspace database 
▪ ABS Census data (deriving floorspace from employment estimates) 
▪ Google Maps and Street View imagery 
▪ The Cordell Connect database 


Results 


The results of the retail floorspace estimates are summarised for the Liverpool LGA in Table 3. 
As of 2016, the Liverpool LGA consisted of approximately 634,503 sqm of retail floorspace. 
This is expected to grow by around 49.98% to 951,617 sqm based upon the development 
pipeline and development anticipated in planning precincts. Household Goods are expected 
to contribute the highest amount to future floorspace at 44.1%, followed by Supermarket 
(15.7%) and Hospitality (9.9%). 


The Liverpool CBD currently contains approximately 33% of the total retail floorspace across 
the LGA at around 125,000 sqm. Bulky Goods precincts hold the next highest amount of 
floorspace at around 97,300 sqm, followed by Town Centres at approximately 65,500 sqm 
and Village at 22,400 sqm. The other centres (including neighbourhood centres and highway 
retail corridors) provide approximately 81,500 sqm of retail floorspace across the LGA. 
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TABLE 3: CURRENT AND FUTURE EXPECTED RETAIL SUPPLY IN THE LIVERPOOL LGA 


Commodity Type 2016 2026 2036 Change 
Average annual 


growth rate 


Supermarket 81,894 102,968 128,468 46,574 2.3% 


Other Food 33,796 40,742 49,546 15,750 1.9% 


Hospitality 57,121 68,467 81,344 24,223 1.8% 


Clothing and Soft 
Goods 42,681 


54,131 67,669 24,988 2.3% 


Household Goods 83,857 90,561 200,139 116,281 4.4% 


Other Retail 37,875 46,548 54,351 16,476 1.8% 


Department Stores 54,841 72,051 84,057 29,216 2.2% 


Total 392,065 475,468 665,575 273,509 2.7% 


Source: SGS 2019 


FIGURE 13: DISTRIBUTION OF RETAIL FLOORSPACE IN THE LIVERPOOL LGA BY CENTRE TYPE 


 


Source: SGS 2019 
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TABLE 4: CURRENT RETAIL FLOORSPACE BY COMMODITY TYPE IN CENTRES IN THE LIVERPOOL LGA 


Commodity Liverpool CBD Town Centres Bulky Goods 
Centres 


Village Other Centres Total 


Supermarket 13,536 27,103 10,884 11,853 18,518 81,894 


Other Food 8,859 7,261 7,444 2,121 8,111 33,796 


Hospitality 19,849 8,937 6,214 3,850 18,271 57,121 


Clothing 24,808 2,826 12,367 1,070 1,610 42,681 


Household Goods 12,683 537 49,344 285 21,010 83,857 


Other Retail 16,024 5,363 935 2,821 12,732 37,875 


Department Store 29,481 13,524 10,164 406 1,266 54,841 


Total 125,241 65,550 97,351 22,406 81,517 392,065 


Source: SGS 2019 


Retail precincts by commodity group 


Breaking down floorspace according to hierarchy and major centre provides further context 
to retail supply. The largest town centres include Casula Mall at 18,536sqm, followed by 
Carnes Hill at 18,524sqm. The largest bulky goods centres include the Orange Grove 
Homemaker Centre at 57,343 sqm, followed by Crossroads at 49,862 sqm. The largest village 
centres include Cecil Hills at 5,233sqm, followed by Wattle Grove at 4,981 sqm. 


Analysing each centre’s supply by commodity type shows that the Liverpool CBD holds the 
largest amount of floorspace for most commodity types, except for household goods. Much 
of the retail floorspace in the Liverpool CBD is contained within Westfield Liverpool. The 
dominant household goods centres are found at Crossroads (30,453sqm) and Orange Grove 
Homemaker (20,433 sqm), followed by Liverpool CBD at 15,950 sqm. 
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TABLE 5: LIVERPOOL CENTRES BY RETAIL COMMODITY GROUP 


Centre Type Centre Supermarket Other Food Hospitality Clothing Household Goods Other Retail Department 
Stores 


Total Retail 


Regional City  Liverpool CBD   13,536 8,859 19,849 24,808 12,683 16,024 29,481 125,241 


Town Centres Casula 6,787 1,328 1,052 1,035 0 1,099 7,234 18,536 


Moorebank 2,780 1,482 3,995 330 146 1,040 0 9,774 


Miller 5,256 1,174 729 521 0 1,689 0 9,368 


Green Valley 6,639 1,260 1,339 551 390 640 0 10,819 


Carnes Hill 5,641 2,017 1,822 389 0 894 6,290 17,053 


Edmondson Park - - - - - - - - 


Subtotal 27,103 7,261 8,937 2,826 537 5,363 13,524 65,550 


Village Centres Chipping Norton 2,833 158 472 0 0 238 0 3,701 


Wattle Grove 3,447 143 713 0 0 285 0 4,587 


Middleton Grange 0 0 0 0 0 0 0 0 


Flowerdale Road  1,320 614 1,080 0 285 585 0 3,884 


Holsworthy 0 0 0 0 0 0 0 0 


Cecil Hills 2,865 545 722 0 0 1,102 0 5,233 


Subtotal 10,465 1,459 2,987 0 285 2,210 0 17,406 


Small Village 
Centres 


 
5,308 4,822 8,150 110 494 4,571 0 23,456 


Neighbourhood 
Centres 


 
0 1,116 1,790 0 1,822 917 0 5,644 


Bulky Goods 
Centres 


 
10,884 7,444 6,214 12,367 49,344 935 10,164 97,351 


Out of centre Woolworths Hume Hwy 
and Camden Valley Rd 7,276 0 532 0 0 106 0 7,915 


Other Other 7,322 2,835 8,662 2,570 18,694 7,748 1,672 49,501 


Total  81,894 33,796 57,121 42,681 83,857 37,875 54,841 392,065 


Source: SGS 2019
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Development Pipeline 


Proposed floorspace has been estimated across the system using a combination of the Cordell 
Connect database and strategic policy positions and plans from across Greater Sydney. The 
table overleaf provides a snapshot of proposed new centres and large centre expansions in 
the Liverpool LGA. There are several smaller proposed developments within existing centres. 
An average mix of retail floorspace types has been applied in greenfield centres, but the final 
retail mixes of any individual centre are likely to differ from these assumptions. 


Table TABLE 6 identifies 7,000 sqm of retail floorspace for the proposed Middleton Grange 
centre. This differs from the 5,500sqm identified in the Liverpool Retail Centres Hierarchy 
Review. Under the Liverpool LEP 2008 there is 3.45ha of land zoned B2 with an FSR of 1.5:1 
with a total capacity for business premises of 12,934 sqm (under clause 7.29 a maximum of 
25% of the developed gross floor area may be for business premises). 7,000 sqm or 5,500 
sqm of retail floorspace being developed would correspond to two different development 
splits between retail and non-retail premises, but the use of 7,000 sqm in this report does not 
imply that this is the appropriate amount. 


The dataset identifies that there is approximately 256,447 sqm, of new retail floorspace 
anticipated to come online by 2036 in the Liverpool LGA. Other large projects anticipated 
between 2016-2036 outside of the LGA are: 


▪ The Sydney Science Park in Luddenham, which is expected to introduce around 30,000 
sqm of retail, most notably for supermarket and department store floorspace. This is not 
expected to come online until 2036.  


▪ A bulky goods centre at Gregory Hills, estimated to be around 20,301 sqm and due in 
2021. 


▪ The Leppington Town Centre, which is expected to be completed in stages between 
2026-2036 and to introduce a total of 99,327sqm of retail floorspace spread between 
each retail category. 


None of the Leppington Town Centre has been developed despite being zoned for some time 
for various issues including lack of sewerage infrastructure, land fragmentation and lack of 
developer interest for a new major centre development. If its delivery continues to be 
hampered by these issues and it does not develop until later than anticipated, or its scale is 
reduced, this would have implications for the local retail hierarchy planned in Austral, which 
would need to be reconsidered. 


The Aerotropolis Core has not been included in the development pipeline as the amount and 
nature of the retail floorspace it will include has not been determined, not has the worker and 
resident population it may contain, which would increase local demand for retail premises. 
Developments which were unconfirmed or subject to planning proposals at the time of 
modelling were also not included as their impacts are assessed separately in Appendix B. 
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TABLE 6: PROPOSED CENTRE DEVELOPMENTS ACROSS THE LIVERPOOL LGA 


Development Completion Year Supermarket Other Food Clothing Hospitality Household 
Goods 


Other Retail Department 
Store 


Total 


Fashion Spree 
Expansion 


2016-2021 
0 3 301 1,497 1,499 1,483 7 4,790 


Edmondson Park Town 
Centre Stage 1 


2016-2021 
8,000 1,801 2,251 3,154 0 1,801 7,005 24,012 


Edmondson Park Town 
Centre Stage 2 


2021-2026 
0 1,741 2,175 3,050 0 1,741 1 8,707 


Liverpool CBD mixed 
use developments 


2021-2026 
1,645 671 2,615 838 871 1,135 2,191 9,966 


Edmondson Park 
Neighbourhood 
Centres 


2021-2026 


800  800   400  2,000 


Middleton Grange 
Town Centre 


2021-2026 2,000 506 506 506 506 506 2,470 7,000 


Austral major centre 2026-2031 5,000 2,001 3,001 3,004 5,004 1,000 6,005 25,015 


Austral (2 
Neighbourhood 
Centres) 


2026-2031 


7,000  1,801  2,250  3,154  0  1,801  0  16,006  


Austral 
(Neighbourhood 
Centre) 


2026-2031 


3,500 901 1,125 1,577 0 900 0 8,003 


Austral Bulky Goods 2026-2031 0 0 0 0 45,756 0 0 45,756 


Austral Bulky Goods 2031-2036 0 0 0 0 58,824 0 0 58,824 
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4.2 Floorspace capacity 
Using the current planning framework, SGS assessed the theoretical yield for retail and 
commercial development in each of the centres in the Liverpool LGA, including in the 
Liverpool CBD. This notional floorspace capacity identifies the total floorspace capacity that 
would be realised if all available sites were developed. This can be compared with future 
floorspace demand to identify any gaps in the current planning controls which could impede 
commercial and retail floorspace supply. This analysis will be conducted in the next stage of 
the retail studies. 


Method 


This analysis took place in the following stages: 


1. Available land was first determined. Available land represents all land where 
development is possible and on which commercial development is permissible. 


 
2. The potential yield calculation was conducted, in which the yield of all available sites 


if they were to be developed is calculated. 
 
3. The net yield calculation was conducted, in which the existing commercial floorspace 


on each site is subtracted from the potential yield to generate the amount of 
additional floorspace, known as the ‘net yield’. 


1. Available Land Identification 


Available land was determined by excluding any properties which cannot be developed or are 
unlikely to be developed from the full list of properties with the following zonings: 


▪ B1 Neighbourhood Centre, 
▪ B2 Local Centre, 
▪ B3 Commercial Core, 
▪ B4 Mixed Use, 
▪ B5 Business Development, and 
▪ B6 Enterprise Corridor. 


Designation of a property as available land does not mean that development is feasible or 
that property owners are ready or willing to develop the sites that are identified as available. 
Typically, only a small portion of available lots are likely to be developed in any one year. The 
exclusions used to identify available land are shown in Table 7.  


TABLE 7: LAND EXCLUSIONS USED TO IDENTIFY AVAILABLE LAND 


Exclusion Rationale Data Source 


Heritage items Additional development on these sites is 
likely to be restricted. 


Liverpool Local Environmental 
Plan 2008 


Community uses and social 
infrastructure such as schools, 
community centres, public 
domain elements and places of 
worship 


These sites serve a community function 
and so are less likely to be redeveloped 


Spatial Services NSW 2019, 
NSW Points of Interest 


Elements of the public domain  These are unlikely to be developed and 
generally serve an important community 
function 


Manual audit of available land 


 


Other possible exclusions which have not been used include: 


▪ Sites with environmental constraints including flooding. A relatively minor part of the land 
in Liverpool’s centres is affected by flooding and in most cases it is likely that a design 







 


 Liverpool Centres and Corridors Study 42 


 


response to flood affectation, including an appropriate freeboard, would allow sites to be 
developed.  


▪ Sites on which recent development has occurred. These sites are less likely to be 
developed in the short-medium term. However, it is difficult to classify buildings by age of 
development and so exclude all such sites.  


2. Potential Yield Calculation 


Development density in the Liverpool LGA is governed by floor space ratio controls in the 
Liverpool Local Environmental Plan 2008, which determine how much floorspace can be 
constructed on each development site, and by height of building controls. Additional design 
standards such as building setbacks, floor to floor heights and building envelopes are 
provided in the Liverpool Development Control Plan 2008.  


Potential development yield has been assessed on a site by site basis under various 
development scenarios. Site-specific constraints in combination with design standards and 
building height controls may mean that the possible yield of some sites is less than the 
maximum permissible floor space, but in most cases appropriate design responses should 
ensure that this does not occur. Site amalgamation would be required to allow many of the 
narrow properties in Liverpool’s older centres to be redeveloped. 


Expected development yield will differ depending upon assumptions made including: 


▪ The amount of redevelopment of existing premises which is expected to occur, 
▪ How much commercial development is expected to be in mixed use zones, and 
▪ How densely sites are expected to be developed. 


To reflect the wide variety of results created by these variables, development yield has been 
assessed using the following scenarios. 


Low scenario 


Under this scenario, capacity outside the Liverpool CBD has only been calculated for sites 
outside of the Liverpool CBD which are vacant. Within the City Centre, developments have 
been assumed to deliver the minimum allowable amount of commercial development. This is 
a status-quo scenario in which extensive redevelopment of existing centres outside of the 
Liverpool CBD does not occur. And current development patterns are replicated in new 
developments. 


The following assumptions have been used to calculate development yield: 


▪ Sites zoned B1, B2, B5 or B6 will be developed at a notional FSR of 0.3:1, which is close to 
the average FSR in existing shopping areas across Liverpool zoned B1, B2, B5 and B6 (for 
example Moorebank, Carnes Hill, Green Valley, Cecil Hills and Crossways) which have 
large amounts of surface level car parking and low site coverage. 


▪ Development of sites zoned B4 in the Liverpool CBD have been assumed to yield the 
minimum non-residential development amount under the LEP Amendment 52. All sites 
have been assumed to be developable through bonus FSR provisions. 


▪ Development of sites zoned B3 in the Liverpool CBD have been assumed to yield the 
maximum FSR allowable under the LEP with bonus FSR provisions. All of the sites in the 
Liverpool CBD covered by FSR area 10 have been included, included the Liverpool Primary 
School, Liverpool City Council offices and Liverpool Library. 


Medium scenario 


Under this scenario, all available sites have been included for development and a higher 
notional floor space ratio has been used for development, reflecting some redevelopment 
occurring in existing centres throughout the LGA. It has been assumed that no redevelopment 
would decrease the amount of commercial floor space on any development site. 


The following assumptions have been used to calculate development yield: 
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▪ Sites zoned B1, B2, B5 or B6 will be developed at a national FSR of 0.5:1, which is 
approximately the amount of commercial floorspace that would be delivered through 
ground floor retail and some first floor commercial uses in mixed use development, or 
through moderate intensification of existing centres with low site coverage in 
commercial-only developments. It has been assumed that the amount of commercial 
floorspace is not reduced if the current notional FSR is higher than 0.5:1. 


▪ Development of sites zoned B4 in the Liverpool CBD have been assumed to yield the 
minimum non-residential development amount under the LEP Amendment 52. All sites 
have been assumed to be developable through the bonus FSR provisions. It has been 
assumed that the amount of commercial floorspace will not be reduced from current 
levels on any site. 


▪ Development of sites zoned B3 in the Liverpool CBD have been assumed to yield the 
maximum FSR allowable under the LEP with bonus FSR provisions. All of the sites in the 
Liverpool CBD covered by FSR area 10 have been included, included the Liverpool Primary 
School, Liverpool City Council offices and Liverpool Library. 


High scenario 


In this scenario, all available sites have been included in the capacity calculation, and the 
maximum permissible floor space ratio for each site has been used to calculate commercial 
floorspace capacity. This calculation assumes that no residential or other non-commercial 
uses will be accommodated, and that development is as dense as possible, and so provides an 
upper limit to development capacity. 


Greenfield centres 


Floorspace capacities for new greenfield centres have been taken to be the anticipated 
floorspace amounts in development control plans or approved concept plans. These are: 


▪ Edmondson Park Town Centre South: 45,000 sqm of retail floor space 
▪ Edmondson Park Town Centre North: Approximately 5,200 sqm of retail floor space 
▪ Austral: One 30,000sqm retail centre on Fifteenth Avenue and three 10,000sqm 


neighbourhood retail centres. 
▪ East Leppington: One 2,500 sqm retail centre. 


3. Net Yield Calculation 


Net yield was calculated by subtracting the existing commercial floorspace on each site from 
the potential yield, where existing floorspace was derived from the existing floorspace 
estimations. This provides an indication of the maximum increase or decrease in commercial 
floorspace that would be possible if complete redevelopment occurred.  


Results 


The net yield results for the Liverpool are shown in Table 8, grouped by planning district. 
Planning districts are shown in Figure 14. Capacity has not been shown for the rural district as 
there are few commercial zones in this area and minimal growth is expected under the 
current planning framework. 
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TABLE 8:COMMERCIAL AND RETAIL FLOORSPACE CAPACITIES IN SQM FOR THE LIVERPOOL LGA 


Scenario Zone 2168 District City Centre District Eastern District Established District New Release District Total 


Low B1 - - - 299 86 385 


B2 - - 5,591 - 18,124 23,715 


B5 & B6 - - - 13,191 8,357 21,548 


B3 & B4 - 1,289,352 - 1,048 163,450 1,453,850 


Subtotal - 1,289,352 5,591 14,538 190,017 1,499,498 


Medium B1 18,747 - 9,064 8,797 5,444 42,052 


B2 6,735 - 14,506 12,993 50,149 84,383 


B5 & B6 - 2,421 5,364 125,838 43,324 176,947 


B3 & B4 - 1,324,315 - 1,960 177,173 1,503,447 


Subtotal 25,482 1,326,735 28,935 149,587 276,089 1,806,829 


High B1 63,043 - 28,120 43,843 18,121 153,127 


B2 37,814 - 81,523 43,679 222,291 385,306 


B5 & B6 - 16,622 8,696 79,496 41,011 145,824 


B3 & B4 - 2,923,620 - 3,434 344,817 3,271,871 


Subtotal 100,857 2,940,242 118,339 170,451 626,240 3,956,129 
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FIGURE 14: PLANNING DISTRICTS IN THE LIVERPOOL LGA 
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B1 and B2 zones 


Under the low scenario, there is very little capacity for additional development in local 
centres zoned either B1 or B2 in all districts except the New Release District. This reflects the 
status of these parts as Liverpool as developed areas with little vacant land. Under a status 
quo scenario in which land is not used more intensively in the future, almost no additional 
commercial development could be accommodated in Liverpool’s established suburbs outside 
of the Liverpool CBD, with the exception of some vacant land intended to be developed for 
centres in Holsworthy, Middleton Grange and Carnes Hill. 


Under the medium scenario, there is a large amount of development capacity in the B1 and 
B2 zones in Liverpool’s established suburbs. This capacity is increased further in the High 
scenario. This reflects that large amounts of land in some of Liverpool’s centres such as Green 
Valley, Moorebank and Wattle Grove is used for the purpose of surface-level car-parking and 
so redevelopment could be accommodated if an alternative car parking solution could be 
found. It may also be possible to develop new local centres in association with infrastructure 
investment (for example, a transit-oriented-development centre could be developed along 
Hoxton Park Road). This would require a large land-zoning uplift to encourage redevelopment 
above what is permitted under current planning controls. 


Liverpool CBD  


There is a very large amount of development capacity in the Liverpool CBD, much of which 
has been created by the Liverpool LEP 2008 Amendment 52. However, if development in the 
City Centre occurs on a fragmented basis there is a risk that it will not deliver the kinds of 
retail or commercial development which increase the vibrancy and economic activity of the 
Liverpool CBD. Site amalgamation may be required, and if developers are focused on the 
residential portion of their developments, they may neglect the retail and commercial 
components. 


New Release District 


After the Liverpool CBD, the most development potential of any district is in the New Release 
District. This reflects the presence of the large intended centres at Edmondson Park, Austral 
and Middleton Grange, the remaining vacant sites in Carnes Hill and the small local centre 
sites in Austral and Leppington East. If all of these centres are built as the LGA continues to 
develop, the retail landscape in the western part of the LGA will be significantly changed. 


B5 and B6 zones 


Most of the Crossroads, The Grove and Sappho Road sites have been developed, although 
there is a still a vacant portion of land on the site of The Grove, some of which may be 
occupied by the proposed retail centre expansion. There is a large site zoned B5 in Warwick 
Farm adjacent to the Train Station which has a reasonable amount of development capacity, 
with current land zoning encouraging a highway-side big-box development. 


Aside from the vacant Warwick Farm site, much of the identified capacity in the B5 and B6 
zones is in B6 zoned land along major road corridors. These sites are generally small and have 
sensitive interfaces with adjoining residential development, and so could not accommodate 
the kinds of bulky-goods retail development which has occurred in Crossroads, or for large-
scale commercial development. Few of these sites are vacant, and so any redevelopment 
would need to be feasible, considering the value of the current sites uses.  
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5. FLOORSPACE DEMAND 


5.1 Retail modelling method 
SGS has used a retail gravity model to project future retail spending and floorspace demand in 
the Liverpool LGA. The SGS Retail Model is built on previous research as well as the extensive 
experience SGS has gained conducting many retail studies. The SGS retail model takes the 
following approach:  


 


 


 


This formula recognises that an individual is more likely to go to more ‘attractive’ and larger 
centres and less likely to go to small, lower-quality centres that are further away.  


The ‘attractiveness’ of a shopping centre refers to a range of visual and functional attributes. 
Unlike other gravity models, the SGS model does not explicitly measure the effects of design 
layout or product mix. Instead, it uses the shopping centre’s current turnover and the 
distribution of current demand as a basis to establish a ‘current attractiveness value’ for the 
centre. This current attractiveness value is then used to forecast how the shopping centre will 
perform in the future given changes to floorspace (in either that centre or surrounding ones) 
and demand.  


The rate at which travel times affect propensities is calibrated to ensure realistic catchments. 
This is to account for consumers going to alternative shopping centres that are based along 
major freeways or restricted to others based on natural barriers such as bays and rivers. 


Why use a gravity model? 


Other demand approaches (such as survey-based assessments) are expensive and data 
intensive and only consider current population and behaviour. Simplified ‘shift-share’ 
approaches typically focus on one/a few centres and heavily rely on judgement-based 
catchments with exaggerated market share thresholds.     


Gravity models, on the other hand, present the following benefits:  


▪ All spending across the retail system is accounted for once and only once; 
▪ Catchments are generated through data analysis rather than through the judgement of 


consultants; and 
▪ A gravity model captures the continuous and dynamic nature of catchments, based on 


changing demand, supply, and transport infrastructure.  


 


Drivers of the increase in retail demand 


This section identifies the drivers of the increase in retail demand, and the expected growth in 
demand for commodity types.  


 


 


Propensity to shop  


at a centre 
= 


Floorspace of shopping centre 


Travel time to the shopping centre2 


“Attractiveness” of centre X 







 


 Liverpool Centres and Corridors Study 48 


 


Population, employment and tertiary enrolments  


Forecasts of the future resident population in the Liverpool LGA were estimated at a small-
area level using Forecast.id projections. Projections from the Transport Performance and 
Analytics (TPA) division within TfNSW were used to estimate future population levels outside 
of the Liverpool LGA and future employment both inside and outside the LGA. Projections 
were calculated in five-year categories out to 2056 at the travel zone level.   


Based on these forecasts, population within the Liverpool LGA is expected to grow 
significantly over the next 20 years.  The resident population is expected to increase by 59% 
from approximately 224,400 in 2016 to 355,600 in 2036.Employment expected to grow at a 
similar rate as resident population, increasing by approximately 47,000 workers between 
2016-2036.   


Tertiary enrolments within the Liverpool CBD were estimated using the TZP, however, 
adjustments were made to capture the expansion of the Western Sydney University and 
Wollongong University campuses in the Liverpool CBD. 


FIGURE 15 PROJECTED POPULATION, EMPLOYMENT & TERTIARY ENROLMENTS, LIVERPOOL CBD 


 


Source: SGS 2019; TfNSW 2019 


 


Tourist retail expenditure 


With the opening of the Western Sydney International Airport, future retail expenditure by 
tourists is expected to increase. Estimates of existing distributions of tourism visitation and 
expenditure from Tourism Research Australia (TRA) were combined with long term TRA 
projections to estimate total tourism visitation and expenditure for Liverpool CBD.  
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FIGURE 16 PROJECTED TOURISM VISITATION AND EXPENDITURE FOR THE LIVERPOOL LGA 


 


Source: Tourism Research Australia 2019 


 


5.2 Retail demand results 


Retail expenditure forecasts 


Total retail expenditure is forecast using estimates of the profile of household spending.  The 
primary source of this is the MarketInfo estimates of expenditure per capita for different 
commodity types across all of Australia.  This information is derived by MarketInfo from the 
ABS Household Expenditure Survey, which provides information on the market activities of 
households, and is based on demographic characteristics. 


The retail spending profiles prepared by MarketInfo are provided in a per capita format, by a 
number of different commodity categories.  MarketInfo is regarded as an industry standard.  
It is reported at the Statistical Area 1 (SA1) level to enable fine-grained estimates for retail 
expenditure forecasting. 


These small area expenditure estimates are projected forward to 2036 using data from the 
ABS Retail Trade series for NSW.  The Retail Trade series provides data on historical growth of 
real consumption by commodity category.  These rates of growth are used to forecast change 
in real expenditure (i.e. excluding inflation). 


These per capita forecasts are then used to calculate forecasts of total residential retail 
expenditure using small area population, employment, and enrolment forecasts. 


The following issues are accounted for and steps are taken to derive a forecasted retail 
expenditure for the local retail system: 


▪ An adjustment for online expenditure is applied by each commodity category to 
account for online retail purchases. 


▪ Adjustments are made to account for workers within the retail trade area. 
▪ Adjustments are made to account for tertiary students within the retail trade area. 


 
The table below shows forecast retail expenditure generated by residents of the Liverpool 
LGA between 2016-2036. The projected growth in retail expenditure is driven by both 
population growth and increase per capita spending in real terms. 
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TABLE 9: RETAIL EXPENDITURE BY RESIEDNTS OF THE LIVERPOOL LGA ($ MILLION), 2019-2036 


Commodity Type 2019 2026 2036 Change 
Average annual 


growth rate 


Supermarket $807 $1,178 $1,660 $853 3.5% 


Other Food $349 $483 $662 $314 3.1% 


Hospitality $391 $485 $665 $275 2.6% 


Clothing and Soft 
Goods $160 $205 $297 $137 3.1% 


Household Goods $290 $397 $570 $280 3.4% 


Other Retail $325 $418 $551 $226 2.6% 


Department Stores $222 $298 $395 $173 2.9% 


Total $2,542 $3,465 $4,800 $2,257 3.1% 


Source: SGS 2019 


Retail turnover vs retail expenditure 


In order to understand the impact of retail activity on Liverpool’s centre network, it is 
necessary to understand the quantity of retail activity that is taking place within Liverpool’s 
centres. Note that this figure will necessarily be different to the level of retail expenditure 
generated by the local population. In the case of Liverpool LGA, the level of retail expenditure 
estimated to be generated by the local population in 2036 is projected to be around $4.8 
billion – representing 82 per cent of the turnover generated by Liverpool LGA’s centres. This 
makes the LGA a net importer of retail expenditure.  


This situation can be explained by the relative attractiveness of Liverpool LGA’s centres to 
those in neighbouring regions, and the relative proximity/ accessibility of Liverpool’s major 
centres to residents of surrounding LGAs. For example, the Liverpool CBD is a regional scale 
centre and its primary trade area will extend into the nearby Fairfield LGA. 


Change in overall retail turnover 


In a retail gravity model, assessment of future turnover at existing centre is influenced by the 
amount of existing and new floorspace expected to be located in each area as well as the 
relative attractiveness of centres (calculated as a calibration factor in the retail model) and 
expenditure and population forecasts for each small area.  


Future turnover and floorspace demand forecasts are one possible view of the future retail 
market if expected development occurs and the relative attractiveness of different centres 
stays the same. A different distribution of future development will generate a different 
pattern of future turnover, with different impacts on the expected turnover of existing 
centres. Increases in attractiveness of particular centres, for example through reduced traffic 
congestion, a broader retail mix or a more attractive environment, are not anticipated in the 
model and could also shift the propensities of consumers to spend their money in different 
centres. 


Table 8 shows the expected retail turnover by District in the Liverpool LGA until 2036. As 
noted above, turnover within any one district will be influenced by the centres expected to be 
located in that district in any given year. Shifts in the amount of floorspace and the relative 
attractiveness of the centres within different districts would shift retail expenditure between 
the districts. Nonetheless, this table provides an indication of the amount of how retail 
turnover will change in each part of the Liverpool LGA. 


By far the largest increase in retail turnover is expected in the New Release District, driven by 
rapid greenfield housing development in this area. Additional retail centres are planned to 
meet the associated demand. Rapid population growth is also expected to drive growth in 
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turnover in the City Centre District, while more modest turnover growth is expected in each 
of the other districts in the LGA. 


TABLE 9: RETAIL TURNOVER BY DISTRICT 2019-2036 ($ MILLION) 


District 2019 2026 2036 
Average 
annual 


growth rate 


New Release District $596 $1,301 $2,458 7.3% 


2168 District $228 $232 $280 1.0% 


Established District $1,071 $1,331 $1,552 1.9% 


Eastern District $231 $233 $267 0.7% 


City Centre District $1,068 $1,234 $1,460 1.6% 


Total $3,194 $4,331 $6,017 3.2% 


Source: SGS 2019 


 


Table 10 shows retail turnover forecasts for each of the kinds of centres in the Liverpool LGA 
by established in the previous centres review. The Sappho Road, Crossroads and The Grove 
precincts have been grouped under bulky goods precinct, while the other category in the 
below table includes all out of centre retail premises.  


TABLE 10: RETAIL TURNOVER BY CENTRE TYPE 2019-2036 ($ MILLION) 


Centre Type 
2019 2026 2036 


Average Annual 
Growth Rate 


City Centre $1,068 $1,234 $1,460 1.6% 


Existing Town Centres $597 $608 $715 0.9% 


Edmondson Park $0 $297 $356  


Existing Village Centres $185 $188 $213 0.7% 


Middleton Grange $0 $84 $93  


Small Village Centres $217 $220 $249 0.7% 


Neighbourhood 
Centres $39 $39 $44 0.6% 


Release Areas $158 $474 $1,494 11.9% 


Existing Bulky Goods 
Precincts $656 $885 $1,043 2.3% 


Other $275 $304 $350 1.2% 


Total $3,194 $4,331 $6,017 3.2% 


Source: SGS 2019 


 


These results show the largest growth in turnover in release areas, consistent with rapid 
turnover growth expected in the New Release District. Growth in turnover elsewhere is more 
modest, with relatively high levels in the City Centre (1.6% per year on average), Bulky Goods 
Precincts (where a new retail centre is expected at The Grove) and the new centres of 
Edmondson Park and Middleton Grange. Turnover is only expected to grow modestly in other 
existing centres. 


Demand for bulky goods floorspace 


Bulky goods floorspace is typically understood as that associated with the sales of goods in 
large, one-storey buildings surrounded by car parking. Given the nature of these uses, they 
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have different locational requirements to activity centres. Whereas functional activity centres 
tend to have a focus on amenity, fine-grain uses, accessibility across multiple transport types, 
and the ‘human scale’, bulky goods precincts are characterised by their large scale, and a 
focus on providing convenient access for people in private vehicles.  


Bulky goods retailers tend therefore to avoid activity centres, though they may be situated 
adjacent to or nearby centres. With lower amenity requirements and a need for scale, they 
often locate in employment precincts, competing for land in these areas with ‘traditional’ 
employment land uses such as warehousing, distribution, manufacturing and materials 
recycling.  


As well as having different spatial requirements to activity centre-based retailers, the retail 
mix within bulky goods precincts is less diverse than that typically found in activity centres, 
with a focus primarily on the sales of ‘household goods’. In 2019, this category accounted for 
$500 million (or 15.6 per cent) of the $3,194 million in total retail turnover in the LGA. While 
the majority of ‘household goods’ turnover occurs within bulky goods precincts, a proportion 
of total turnover does (and will continue to) take place within activity centres. 


As can be seen in Table 10, little growth in turnover is expected in established bulky goods 
precincts because an additional retail centre is expected to be built at The Grove. The part of 
this turnover associated with household goods is shown in Table 11, with a much lower 
growth rate than overall turnover. 


TABLE 11: HOUSEHOLD GOODS TURNOVER IN BULKY GOODS CENTRES 2019-2036 


 2019 2021 2036 Average annual 
growth rate 


Turnover ($’000,000) $275 $302 $357 1.3% 


Source: SGS 2019 


 


Retail floor space demand forecasts 


Using benchmark retail turnover densities (RTDs) for each of the retail categories and centre 
sizes, it is possible to estimate the quantity of retail floorspace likely to be demanded within 
each centre as a result of changes in retail expenditure within their respective catchments. 
This provides a better estimate of how the performance of centres will change in the future 
than changes in turnover, as RTDs are adjusted over time to account for improvement in 
floorspace productivity (i.e. real increases in RTD). 


Table 4 shows how demand for retail floorspace is expected to change as a result of changes 
in expenditure between 2019 and 2036. These results are calculated by centre but presented 
by District, as an expected increase retail floorspace demand in one centre could be met be 
an expansion of a nearby centre. 


Table 4 shows that the bulk of new floorspace will be demanded in the New Release District, 
although this in part reflects where floorspace is expected to be developed in the future. As 
with retail turnover predictions, shifts in the relative attractiveness of centres or the quantum 
of floorspace expected to be developed would shift future floorspace demand between 
nearby centres or districts. 


These results show that relatively slow growth is projected for the Liverpool CBD, with around 
24,000sqm of additional floorspace demand between 2019-2036. This value could be 
significantly changed if the attractiveness of the Liverpool CBD for retail or hospitality 
increases in the future. In this case the Liverpool CBD would be expected to capture more of 
the additional floorspace demand in the LGA by 2036. If the Liverpool CBD becomes a 
regional-scale dining and entertainment destination, it could also capture floorspace demand 
from other LGAs. 
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The Eastern District has almost no demand for new floorspace between 2019-36, with a drop 
in demand between 2019-2026. This is a result of the Forecast.id population forecasts, which 
predict that the population of established suburbs like Chipping Norton and Wattle Grove will 
decline slightly over this time period as the population ages. Some housing development in 
Moorebank between 2026-2036 is expected to bolster demand.  


As Holsworthy Centre is not included in this model but may be developed between 2019-
2036, the performance of existing centres in the Eastern District may decline over that time 
period. This potential impact is explored in more detail in Section 7. 


TABLE 12: RETAIL FLOORSPACE DEMAND BY DISTRICT, 2019-2036 


District 2019 2026 2036 Increase 


New Release District 70,978 144,481 293,222 222,244 


2168 District 21,808 20,867 23,904 2,096 


Established District 149,972 168,070 182,105 32,133 


Eastern District 24,066 22,511 24,315 250 


City Centre District 125,241 133,093 145,814 20,572 


Total 392,065 489,022 669,360 277,294 


Source: SGS 2019 


 


Table 13 shows expected retail floorspace demand by centre type. Increases in demand are 
expected in release areas, the Liverpool CBD and the new centres of Edmondson Park and 
Middleton Grange. A decrease in demand for existing town centres and existing village 
centres is expected between 2019-26, with a small increase after that. 


Demand is expected to increase by only a small amount in village centres and small village 
centres, and to decrease slightly in neighbourhood centres. This indicates that some 
neighbourhood centres and small village centres may decline in the future if shopping 
behaviour shifts towards larger retail centres or additional retail facilities are built beyond 
what is included in this retail model.  


Demand is expected to grow in bulky goods precincts, driven by population growth and 
resulting increased demand for household goods. However, this sector is vulnerable to 
increased online trading and so the actual increase in demand may be less than anticipated. 
Some specialised retail premises in B6 zones are also contained in the other category, and are 
also expected to see small increases in demand. 
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TABLE 13: RETAIL FLOORSPACE DEMAND BY CENTRE TYPE, 2019-2036 


Centre Type 2019 2026 2036 Increase 


City Centre 125,241 133,093 145,814 20,572 


Existing Town Centres 65,550 62,384 68,678 3,129 


Edmondson Park 0 37,090 41,191 41,191 


Existing Village Centres 17,406 16,612 17,703 297 


Middleton Grange 0 11,068 11,306 11,306 


Small Village Centre 23,456 22,244 23,661 205 


Neighbourhood Centre 5,644 5,297 5,622 -23 


Release Area 17,778 45,590 186,084 168,306 


Bulky Goods Precinct 97,351 114,005 124,524 27,173 


Other 39,639 41,638 44,776 5,138 


Total 392,065 489,022 669,360 277,294 


Source: SGS 2019 


 


5.3 Commercial floorspace demand 
Office floorspace can be broadly understood to be one of two types, each of which has 
distinctly different drivers.  


▪ ‘Population-serving’ commercial activity is closely linked to demand from the local 
population. These commercial uses provide services for people within a relatively 
restricted local catchment. Typical activities include accounting, legal services, and 
medical services.  


▪ ‘Business-serving’ commercial activities choose to locate in areas that suit the broader 
requirements of the business. For these uses, proximity to customers is important but sits 
alongside other broader locational factors. These are diverse and include:  


o access to skilled employees 
o proximity to trade gateways (i.e. ports and airports 
o access to key business inputs, (e.g. administrative functions associated with a 


winery locating within a wine region) 
o the location of clusters of related businesses 
o proximity to collaborators.  


The following section will assess employment within sectors likely to contribute to demand 
for commercial office floorspace, establishing demand for commercial office floorspace 
attributable to population serving and business serving uses.  


Population serving commercial floorspace generally corresponds to the LEP definition of 
business premises, while business-serving commercial floorspace generally corresponds to 
the LEP definition of office premises. However, there are some exceptions to this relationship, 
including medical and other health centres which are population-serving commercial activities 
but fall into a separate LEP definition. There are also some population-serving activities which 
more closely resembles office premise rather than business premises (such as local solicitors 
offices), and some business-serving activities which also deal with members of the public on a 
semi-regular basis and so do not fit neatly within the definition of office premises. 


Methodology 


SGS has adopted the following approach to estimating office-based employment across 
Liverpool LGA:  
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1. TPA data has been used to estimate total employment within the Liverpool LGA at 
five-year intervals to 2036.  


2. Current and future employment by industry category (ANSZIC) has been converted 
into demand for a set of broad land uses using standard coefficients, recognising that 
workers within industries work in a variety of different workplaces depending on 
their specific roles.  


3. A per-capita number of population-serving commercial jobs determined for the 
Greater Sydney area has been used, along with population projections, to calculate 
the number of population-serving jobs expected in the LGA in each five year interval. 


4. Population serving jobs have been distributed to each district in the Liverpool LGA 
based on the expected population growth in that district. 


5. Any commercial employment not accounted for in as a population serving job has 
been determined to be a business-serving job and allocated to the Liverpool CBD 


6. Standard floor-space per job ratios were used to determine the future commercial 
floorspace demand in each centre. 


Future employment across the Liverpool LGA 


Table 14 shows employment projections for the Liverpool LGA which are created by Transport 
for NSW and are used for a variety of strategic planning and transport planning applications in 
the NSW Government. Employment across the LGA is expected to grow from around 67,100 
to around 107,000 between 2016-2036.  


Much of the projected employment growth will not impact demand for commercial office 
floorspace, with many additional workers employed in retail outlets, on factory floors, on 
construction sites, or elsewhere. Furthermore, not all jobs will be located in activity centres, 
with many jobs based in employment precincts, in homes, or not fixed to particular 
addresses.  
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TABLE 14: EMPLOYMENT GROWTH IN THE LIVERPOOL LGA FROM 2016 


Industry to 2021 to 2026 to 2031 to 2036 Average annual 
growth rate 


Agriculture, Forestry and Fishing -156 -186 -205 -272 -1.6% 


Mining -4 -6 -6 -7 -0.5% 


Manufacturing -283 -680 -878 -843 -0.4% 


Electricity, Gas, Water and Waste Services 231 296 425 503 2.5% 


Construction 875 2,407 3,634 4,871 2.5% 


Wholesale Trade 946 1,485 1,933 2,436 2.6% 


Retail Trade 1257 2182 3357 4774 2.1% 


Accommodation and Food Services 10 38 56 76 2.6% 


Transport, Postal and Warehousing 1,567 2,986 4,594 5,870 3.5% 


Information Media and Telecommunications 304 409 496 699 5.0% 


Financial and Insurance Services 124 334 768 1,013 4.0% 


Rental, Hiring and Real Estate Services 91 341 590 819 2.6% 


Professional, Scientific and Technical Services 722 1,943 3,031 4,631 4.6% 


Administrative and Support Services -162 122 458 740 1.1% 


Public Administration and Safety 424 874 1,392 2,064 1.5% 


Education and Training 1,239 3,097 4,262 5,624 3.2% 


Health Care and Social Assistance 1,358 4,094 6,637 9,548 2.8% 


Arts and Recreation Services 2 104 205 459 2.2% 


Other Services 538 799 1,113 1,727 2.5% 


Total 7,825 18,458 28,507 39,958 2.3% 


Source: SGS 2019 based on Transport for NSW 2019, TZP2016 v1.51 projections 


 


Population-serving and strategic office employment 


Using the Forecast.id forecast for the Liverpool LGA, SGS has calculated population-driven 
employment by region. As outlined in the methodology above, the relationship between 
employment by sector and population has been derived using regression analysis of 
population against employment in the Greater Sydney Area. This provides a number of jobs in 
each industry sector that would be expected per capita to serve the local needs of the 
population. 


These population-serving jobs were distributed across Liverpool’s districts on the assumptions 
that the location of demand for population-serving jobs will follow the broad location of 
population growth. 


By subtracting this number from the ‘total’ office employment figures, which is calculated 
from standard SGS industry to land use conversion ratios, it is possible to approximate the 
number of business-serving jobs expected to be generated within the LGA to 2036. The 
approximate breakdown of population-serving and business-serving jobs across Liverpool to 
2036 is set out in the Table 15 below.  
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This table shows a relatively modest increase in office employment in the Liverpool LGA. This 
reflects both that not all population serving jobs will be in offices, and that currently available 
employment projections do not consider the increase economic importance of the Liverpool 
CBD, recent commercial development trends or the economic results of the opening of the 
Western Sydney Aerotropolis. This reflects a status-quo development scenario in which 
economic development momentum in Liverpool does not increase from its level between 
2011-2016. This does not reflect recent developments; however the results are likely to be 
more accurate outside of the Liverpool CBD where office demand will be driven by population 
growth. 


TABLE 15. BREAKDOWN OF CHANGES IN OFFICE-BASED EMPLOYMENT – POPULATION-SERVING AND BUSINESS-SERVING, FROM 
2016 


 to 2021 to 2026 to 2031 to 2036 
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2168 District -3  -3   -     5   5   -     19   19   -     25   25   -    


Eastern District  1   1   -     10   10   -     23   23   -     29   29   -    


Established District  11   11   -     23   23   -     42   42   -     51   51   -    


City Centre District  288   13   276   464   23   441   467   33   435   521   38   483  


New Release District 21  21  -    50 50  -    49 49  -    41 41  -    


Rural District  1   1   -     6   6   -     21   21   -     64   64   -    


TOTAL 320   44  276  580  140   441  693  258   435  852  369   483  


Source: SGS 2019 


 


Demand for floorspace 


The expected increase in employment in each District in the Liverpool LGA has been 
converted into a floorspace demand using standard job to floorspace ratios.  


For a range of reasons, the quantity of floorspace demand on average for workers varies from 
place to place. In general, higher land values in central metropolitan regions mean that each 
worker occupies less space on average. In contrast, outer-metropolitan office space tends to 
be less intensively used. Other factors that can impact the intensity with which commercial 
office floorspace is used include office fitouts (i.e. open plan or segregated), specific work 
practices (i.e. ‘hot desking’), and the requirement across workplaces to accommodate shared 
(e.g. meeting) spaces. Employment densities in Liverpool may differ slightly in the Liverpool 
LGA than in other parts of Sydney, which would change forecast floorspace demand slightly. 
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TABLE 16. COMMERCIAL OFFICE FLOORSPACE REQUIREMENTS (SQM), 2016 TO 2036 


 to 2021 to 2026 to 2031 to 2036 
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2168 District -133 -133  -    262 262 0 929 929 0 1,256 1,256 0 


Eastern District 51 51  -    520 520 0 1,136 1,136 0 1,440 1,440 0 


Established District 561 561  -    1,169 1,169 0 2,118 2,118 0 2,564 2,564 0 


City Centre District 14,412 631 13,781 23,198 1,159 22,039 23,374 1,642 21,732 26,066 1,921 24,145 


New Release District 1,053 1,053  -    3,554 3,554 0 6,014 6,014 0 8,056 8,056 0 


Rural District 35 35  -    312 312 0 1,061 1,061 0 3,225 3,225 0 


TOTAL 2,197 2,197 13,781 6,976 6,976 22,039 34,632 12,901 21,732 42,607 18,462 24,145 


Source: SGS 2019 


 


The analysis shows that approximately 14,926 square metres of additional commercial office 
floorspace are expected to be required between 2016 and 2021 and 24,551 square meters 
between 2016-2036 across the LGA, noting the issues discussed above with currently 
available projections. Outside of the Liverpool CBD, 8,485 square metres of commercial 
floorspace are expected to be required, with the most demand in the established district 
initially. Demand in the Rural District is expected to increase rapidly after 2026 as the 
Forecast.id population forecast predicts population growth west of Austral in that time 
period. 


As noted above, additional demand may be understated for the Liverpool CBD as 
employment projections do not reflect the recent increase in development momentum in the 
Liverpool CBD.  There is development capacity in the CBD which could accommodate demand 
well in excess of the estimates here (see Section 4.2) 
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6. ISSUES FOR FUTURE PLANNING 


6.1 Retail floorspace gap 


Retail floorspace gap 


Table 17 shows the retail floorspace gap in each district in the Liverpool LGA, which quantifies 
how the expected increase in retail demand compares to the expected increase in supply. 
This figure is calculated by subtracting expected demand (from Section 5.2) from supply (from 
Section 4.1), including any expected retail developments. If it is positive, this value indicates 
an over-supply in retail floorspace compared to the base year (2019) while if it is negative it 
indicates unmet demand compared to the base year. 


The model results show an overall undersupply of retail floorspace in the LGA in 2026 and 
2036. In 2026 this undersupply will mainly be related to the timing of new centres in 
greenfield development areas. In 2036 there is expected to be an overall undersupply in all 
districts except the New Release District, where a large amount of bulky goods retail 
floorspace is expected to be built between 2026-2036 and to result in the oversupply of 
floorspace. 


An undersupply of retail floorspace is to be expected given the timeframe of the study. Future 
supply results from Section 4.1 include current retail floorspace, planned floorspace in 
greenfield centres and any developments currently in the development pipeline. As the 
timeframe for the study extends to 2036 and the development pipeline usually only includes 
developments that will be delivered within around five years, the development pipeline does 
not provide a good estimate of the likely total amount of retail floorspace in 2036 in 
established centres. Rather, the undersupply that the model results indicate shows that 
additional developments may need to occur before 2036 to meet retail demand. In a rapidly 
developing LGA like Liverpool this is to be expected. 


TABLE 17: RETAIL FLOORSPACE GAP BY DISTRICT (EXPECTED FUTURE SUPPLY – MODELLED DEMAND) 
NEGATIVE VALUES INDICATE UNMET DEMAND AND ARE COLOURED IN RED 


District To 2026 To 2036 


New Release District -25,457 15,920 


2168 District 946 -2,090 


Established District 7,196 -6,844 


Eastern District 1,561 -244 


City Centre District 2,200 -10,527 


Total -13,554 -3,785 


Source: SGS 2019 


 


Table 19 shows the floorspace gap for each district in 2036 by retail commodity type. As 
discussed in Section 6, the distribution of spending in a retail gravity model depends upon 
where floorspace is expected to be delivered and it has been assumed that the relative 
attractiveness of different centres will not change. If the distribution of floorspace of different 
types in different parts of the LGA changes in the future, some centres become more 
attractive relative to others or the community’s shopping behaviour changes, the gaps within 
each district would also change. The total figure for the Liverpool LGA presents a more 
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reliable estimate of how expected retail demand and supply will compare, but is also 
influenced by expected development patterns. 


The largest segment of unmet demand is for supermarket floorspace, with large gaps in the 
City Centre District and New Release District. Based on this result, additional supermarkets in 
the City Centre District and New Release District could be supported. Potential locations for 
this include: 


▪ An additional supermarket could be delivered at Carnes Hill, or  
▪ A greater proportion of the retail floorspace in local centres in the New Release District 


could be supermarkets. 


The expected creation of a new retail centre at The Grove means that there is an expected 
surplus of supermarket floorspace in the Established District, and so the provision of 
additional supermarkets is not supported by this modelling. Floorspace gaps for supermarkets 
in the 2168 District and Eastern District are also not large enough to support the provision of 
additional large supermarkets.  


The impact of any additional supermarkets on surrounding centres would need to be tested in 
every district to ensure that the viability of local centres is not compromised. 


TABLE 18: RETAIL FLOORSPACE GAP BY DISTRICT AND COMMODITY TYPE IN 2036  
(VALUES INDICATING UNMENT DEMAND ARE COLOURED IN RED) 


District Supermarket Household Goods Other categories Total 


New Release District -5,952 44,070 -22,198 15,920 


2168 District -1,477 21 -634 -2,090 


Established District 2,147 -4,431 -4,560 -6,844 


Eastern District -891 -81 729 -244 


City Centre District -6,437 -2,344 -1,746 -10,527 


Total -12,610 37,234 -28,409 -3,785 


Source: SGS 2019 


 


There is a moderate gap in expected provision of household goods in the Established and City 
Centre Districts. As noted in Section 6, bulky goods retailers are susceptible to the impacts on 
online retail, and so the size of this gap may be overstated. Nonetheless, this gap supports the 
retention of land zoned B6 in which household goods retailing premises could be 
accommodated.  


The large overprovision of household goods floorspace in the New Release District shows that 
the amount of land zoned B5 in Austral exceeds likely demand for specialised retailing, and so 
there is no need to rezone additional land for this use in the LGA between 2019-2036. 
However, this overprovision may be overestimated, as the retail gravity model may 
underestimate the very large trade areas of major bulky goods precincts. When considered 
with the large distances people travel to homemaker centres and bulky goods clusters, the 
expected oversupply of floorspace for household goods in the Liverpool LGA suggests that the 
performance of smaller bulky goods centres like Sappho Road may decline in the future. 


The gap in provision of other categories in the New Release District, Established District and 
City Centre District could support a modest expansion of retail provision in those areas. 
However, an increased market share of online retail would reduce the size of or eliminate this 
gap. 


Floorspace capacity gap 


The expected future demand for retail and commercial floorspace in each District in the 
Liverpool LGA can be compared to the floorspace capacity calculated in Section 4.2 to identify 
if there is a need for changes to the amount of floorspace allowed under current planning 
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controls. The total floorspace capacity and demand between 2019-2036 for each district is 
shown in Table 19, while the floorspace capacity gap, calculated by subtracting demand from 
capacity, is shown in Table 20. 


Expected floorspace demand is larger than capacity under the low scenario in the 2168 and 
Established districts. This means that expected demand cannot be accommodated by low-
density development of only vacant land, and so some redevelopment of existing premises 
must occur to accommodate this demand.  


In the New Release District, much of the retail floorspace demand is for bulky goods retailing 
and this would be accommodated in the B5 zone in Austral. Demand only outstrips capacity in 
this district if the B5 and B6 zones are excluded, so there is enough floorspace capacity under 
current planning controls to accommodate demand in the New Release District at relatively 
low development densities. 


Floorspace capacity exceeds demand under the medium scenario in every district even if B5 
and B6 zones are excluded. This shows that if some redevelopment were to occur of existing 
centres and development densities were slightly increased, there would be enough floorspace 
capacity across the LGA under current planning controls to meet expected demand. 


The difference between floorspace capacity and demand is even higher in the high scenario, 
under which development would occur up to the maximum permissible level. As this is 
substantially higher than demand, and capacity under the medium scenario also exceeds 
demand, there is no need to revise planning controls across the LGA to permit a higher 
density of commercial development. However, it may be necessary on a site-specific basis to 
change the planning controls applying to specific centres to permit redevelopment which 
would improve the access of the community to retail facilities. These redevelopments would 
provide an opportunity to improve the design of existing centres in accordance with Council’s 
planning policies. 
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TABLE 19: FLOORSPACE DEMAND BETWEEN 2019-2036 AND CAPACITY IN EACH DISTRICT  


District Demand Capacity – low scenario Capacity – medium scenario Capacity – high scenario 


Retail Commercial Total Centres B5 & B6 Total Centres B5 & B6 Total Centres B5 & B6 Total 


2168 District 2,096 1,256 3,352 0 0 0 25,482 0 25,482 100,857 0 100,857 


Eastern District 250 1,440 1,690 5,591 0 5,591 23,570 5,364 28,934 109,643 8,696 118,339 


Established 
District 


32,133 2,564 34,697 1,347 13,191 14,538 23,750 125,838 149,588 90,956 79,496 170,452 


City Centre 
District 


20,572 26,066 46,638 1,289,352 0 1,289,352 1,324,315 2,421 1,326,736 2,923,620 16,622 2,940,242 


New Release 
District 


222,244 8,056 230,300 199,125 73,640 272,765 232,766 152,129 384,895 585,229 149,816 735,045 


Total 277,295 39,382 316,677 1,495,415 86,831 1,582,246 1,629,883 285,752 1,915,635 3,810,305 254,630 4,064,935 


 


TABLE 20: FLOORSPACE CAPACITY GAP IN EACH DISTRICT 


District Low scenario Medium scenario High scenario 


Centres Centres & B5/B6 Centres Centres & B5/B6 Centres Centres & B5/B6 


2168 District -3,352 -3,352 22,130 22,130 97,505 97,505 


Eastern District 3,901 3,901 21,880 27,244 107,953 116,649 


Established District -33,350 -20,159 -10,947 114,891 56,259 135,755 


City Centre District 1,242,714 1,242,714 1,277,677 1,280,098 2,876,982 2,893,604 


New Release District -31,175 42,465 2,466 154,595 354,929 504,745 


Total 1,178,738 1,265,569 1,313,206 1,598,958 3,493,628 3,748,258 
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6.2 Access to retail facilities 
Figure 17 shows the on-road distance to major supermarkets from each part of the 
established areas in the Liverpool LGA. Most of the residential parts of the LGA are within 
2km of a major supermarket, with some of those who are further away (for example in 
Hammondville) having access to a smaller local supermarket.  


While it is likely that most people in the Liverpool LGA drive to the supermarket, 2km is a 
reasonable distance to walk or cycle for someone of moderate fitness. However, some of the 
roads which have been included in this analysis would be unpleasant to walk along or unsafe 
to cycle on and so the local environment is an important consideration in active transport 
accessibility to local centres and retail. 


FIGURE 17:  ACCESS TO MAJOR SUPERMARKETS FROM DIFFERENT PARTS OF THE LIVERPOOL LGA 


 


Source: SGS 2019 


The following parts of the Liverpool LGA have poor access to a major supermarket: 


▪ Middleton Grange, which ranges from just over 2km to Carnes Hill near the intersection 
of Fifteenth Avenue and Cowpasture Road to around 4.5km in the parts of the suburb 
which are furthest to the north.  


▪ Voyager Point, which is up to 4.8km by car from the Wattle Grove Coles, 
▪ Pleasure point, which is generally more than 5km from the Wattle Grove Coles, 
▪ Austral, which contains two IGAs but is mostly over 5km from Carnes Hill 
▪ Denham Court, parts of which are up to 5km from Coles Willowdale. 


Other residential parts of the LGA which are more than two kilometres from a major 
supermarket include parts of Prestons, Leppington, Casula, Moorebank, Elizabeth Hills and 
Holsworthy. 


Centres are proposed and zoned for development in Middleton Grange, Holsworthy and 
Edmondson Park. Each of these would be expected to contain at least one major 
supermarket. If these were to be developed, access to major supermarkets would be 
improved for Middleton Grange and Voyager Point and Bardia (which is in the Campbelltown 
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LGA). The Middleton Grange and Holsworthy sites have been subject to planning proposals 
seeking to increase development density. 


Several centres are proposed in Austral, with expansions of the existing small centres 
proposed in two cases. Distributed land ownership in these centres may constrain orderly 
development of the centres in Austral. If development of the centres occurs much later than 
housing development (which has already commenced), people moving to Austral will have 
very poor access to retail facilities, particularly if Middleton Grange is not developed in the 
short term. 


Parts of the Fairfield LGA immediately north of the boundary with Liverpool including Mount 
Pritchard and Cabramatta West are relatively far from a major supermarket. There are 
relatively few major supermarkets in this area, although Cabramatta contains a notable 
cluster of Vietnamese grocery stores. As access to Liverpool CBD is relatively difficult 
sometimes due to traffic congestion, people in this catchment may have few everyday retail 
choices. The proposed general retail centre at the Grove seeks to remedy this issue. 


Coles supermarkets in the Liverpool LGA are outnumbered by Woolworths supermarkets, as 
can be seen in Figure 17 and Figure 2. West of the Georges River in the Liverpool LGA, there 
are three Coles supermarkets compared to seven Woolworths supermarkets, in part due to 
the recent development of two stand along Woolworths stores, one each on the Hume 
Highway and Camden Valley Way. As a result, Coles may in the future seek to increase its 
retail presence in the Established, New Release and 2168 districts. Where possible, this 
should occur in existing centres, for example in Carnes Hill where there is a large amount of 
remaining capacity and several vacant sites. 


6.3 Commercial land uses 
Section 5.3 estimated the demand for commercial floorspace in each District in the Liverpool 
LGA as a result of population-driven commercial jobs and strategic commercial jobs. It found 
that the expected increase in the population of the Liverpool LGA would lead to demand for 
an additional 16,541 sqm of floorspace for commercial offices outside of the Liverpool CBD. 
This can be accommodated in existing centres given modest redevelopment of some sites, as 
well as in new centres which are expected to be developed in Middleton Grange, Holsworthy, 
Edmondson Park and Austral. 


Section 5.3 also estimated demand for strategic commercial floorspace in the Liverpool LGA 
based on employment projections. The jobs associated with this floorspace demand would be 
predominately business serving rather than associated with providing services to the local 
population. As such, they do not need to be distributed throughout the LGA towards where 
housing development is occurring. Instead, floorspace demand will be targeted towards the 
part of the Liverpool LGA which are most attractive to businesses. 


Businesses will generally decide to locate in places that: 


▪ Improve their productivity,  
▪ Are near their supply chains and customers,  
▪ Are affordable for them,  
▪ Which offer high levels of amenity for their staff, and 
▪ Which offer suitable levels of prestige, particularly for knowledge-intensive industries. 


It is important for businesses to be able to access a suitable large labour pool, which in many 
cases necessitates a location near a train station or near a motorway if employees are 
expected to drive and parking is available. In the Liverpool LGA, the most attractive location 
for businesses in knowledge intensive industries based on these attributed is the Liverpool 
CBD. There are no major business parks in South-West Sydney which would compete with 
Liverpool, however Liverpool competes for business location with other parts of Greater 
Sydney. 
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Other centres in the Liverpool LGA besides the Liverpool CBD are unlikely to be competitive 
for office locations. In the long-term, Leppington is intended to become a major centre and 
the Western Sydney Aerotropolis Core next to the Western Sydney International Airport is 
intended to become part of the metropolitan city cluster of the Western Parkland City and 
therefore one of the primary centres of Greater Sydney. 


Liverpool’s role as a commercial centre should be encouraged by Council, particularly in light 
of the economic opportunities offered by the construction of Western Sydney International 
Airport. Large commercial developments have recently been proposed in the Liverpool CBD, 
creating a perception of a centre with development momentum and whose economy is 
evolving. In the short-medium term, promoting other parts of the Liverpool LGA as 
commercial office destinations would risk detracting from the economic momentum of the 
Liverpool CBD, which has a very large amount of development capacity. 


6.4 Western Sydney Aerotropolis 
The construction of the Western Sydney International Airport and the associated Western 
Sydney Aerotropolis is intended to act as a major catalyst for economic development in 
Western Sydney. The form and contents of the Aerotropolis are currently in planning and so it 
is not clear what its retail role will be. If the Aerotropolis contains a major regional-scale 
shopping centre which is accessible by motorway from Liverpool’s residential suburbs, this 
could impact on the retail performance of Liverpool CBD as it would be competing with the 
new centre for expenditure from people living in the western part of the LGA’s suburbs. 
Liverpool’s other centres generally have a more localised retail role and would be unlikely to 
be significantly affected. 


The Western Sydney International Airport will be a relatively small airport immediately after 
opening, with passenger projections for three million passenger movements per year in 2026. 
This is slightly less than Canberra Airport in 2018 and only 7% of Sydney Airport’s number of 
passengers in 2018 (noting that passenger numbers through other airports is expected to 
increase between 2018-2026). In the longer term, it will provide an entry point for tourists 
coming to Western Sydney and to Sydney. This creates an opportunity for Liverpool to act as 
an entry point for these tourists. The majority of tourists who currently visit the Liverpool LGA 
are visiting friends and relatives27. These people are likely to stay with others and the 
resulting retail expenditure would be spread throughout the LGA.  


The greatest opportunity for the Liverpool LGA to attract a broader range of visitors in the 
future is for them to travel from the Western Sydney International Airport to the Liverpool 
CBD. This would increase retail expenditure in the Liverpool CBD and would bolster the 
opportunity for it to develop as a destination for hospitality. 


New transit-oriented developments 


Council are considering the creation of high-density transit-oriented development (TOD) 
centres on the route of the proposed rapid transit corridor from the Liverpool CBD along 
Hoxton Park Road and Fifteenth Avenue to the Western Sydney Aerotropolis and Western 
Sydney International Airport. Investigations around the rapid transit corridor are still 
underway and detailed planning has not occurred, and so the ultimate size and functions of 
the potential TODs has not been determined. 


The role of retail centres within TODs should fit within the broader centre hierarchy. There is 
limited demand for a large new retail centre in the Liverpool LGA, as demonstrated in this 
report. In addition, while any new centres should be designed to be a vibrant and well-
designed place, it is unlikely to be co-located with a large amount of social infrastructure. For 
this reason, it should not act as a new town centre.  


 
27 Liverpool City Council 2019, Destination Management Plan Draft 2018/19-2022/23 
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The most natural role for a new TOD centre within the retail hierarchy is as a local centre with 
a focus on serving the day to day needs of the local population, rather than on attracting a 
broader range of expenditure to the area. Such a centre would likely contain a small 
supermarket and some speciality retailing, restaurants and cafés. The amount of retail 
delivered should roughly correspond with the additional retail demand created by the other 
development proposed in the centre. This will minimise the impacts that the new centre will 
have on turnover in other nearby centres. 


 







 


 Liverpool Centres and Corridors Study 67 


 


7. RETAIL HEIRARCHY 


7.1 The role of Liverpool’s centres 
Planning for the future of retail and commercial centres in the Liverpool LGA should be based 
upon a vision for the future role and character of each centre. As well as how retail turnover 
changes in the future (discussed in Section 7.1), the retail hierarchy should reflect the much 
broader role that centres play than just as convenience-based retail facilities. As recognised in 
the GSRP and WCDP, local centres are focal points of neighbourhoods, provide local 
employment, and can be an important part 
of a 30-minute city where high quality public 
transport is available.  


In recognition of the importance of local 
centres and their position within 
communities, the WCDP specifies that they 
should be planned through a place-based 
planning process. This is discussed in the box 
on the right and would aim to recognise 
what makes each centre unique and build 
on those qualities to create great places. 


The GSRP discusses three elements that 
should be combined in a great place: 


▪ A well-designed built environment, 
▪ Social infrastructure and opportunity, 


and 
▪ Fine grain urban form. 


Mapping out whether Liverpool’s centres 
meet these objectives provides a direction 
for their future planning, which the WCDP 
identifies is to meet principles including a 
focus on the public real and open space; 
development co-located with social infrastructure; and good walking, cycling and public 
transport connections. These principles should be combined with an understanding of the 
retail market in future planning. 


Integration with social infrastructure 


The social infrastructure available in each of Liverpool centres (except neighbourhood 
centres) is shown in Table 21, and mapped in Appendix A. Liverpool’s Town Centres are 
generally co-located with the largest amount of social infrastructure and each contains a 
library. These centres are distributed through the LGA and there is at least one in each 
district. 


Co-location with social infrastructure is more mixed in Liverpool’s smaller centres. Social 
infrastructure which is well-integrated with a centre will act as an anchor and bring people to 
the centre, increasing its competitiveness with other centres. It also has the potential to assist 
with its activation at a variety of times of the day, and to improve the amenity of the local 
environment. This will be important in centres seeking to transition towards providing an 
experience which can compete with online retail or providing a greater focus on hospitality. 


Definition:  A place-based approach to 
planning 


The NSW Government defines a place-
based planning approach is defined as “a 
design-led and collaborative way of 
examining the complexity of the city by 
viewing it as a mosaic of different places, 
each with unique sense of place.”  


A place-based approach to planning in 
local centres requires a detailed 
understanding of how places work, based 
on input from many stakeholders including 
the local community.  This knowledge is 
then incorporated into a vision and 
strategies about how to manage change or 
protect and enhance valued assets.  The 
vision should be developed with people 
with local expertise, knowledge and 
responsibility, including with the local 
community. 
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While village centres generally have better co-location than small village centres, some have 
little or no social infrastructure. In these cases, the centre provides convenient access to retail 
facilities and some services to the local community but is unlikely to take on a broader role as 
the focal point of the community which provides a variety of functions.  


While co-location with social infrastructure is important for a local centre to take have a 
strong place function, the integration of this social infrastructure with the design of the 
centre will determine whether it forms a cohesive part of the centre or operates separately. 
Other factors including the design of the centre, the retail facilities it provides and its 
accessibility by a variety of modes are also important factors. Liverpool’s local centres are 
rated on these factors in Table 22. 


While town centres in Liverpool have good co-location to social infrastructure, in almost all 
cases this infrastructure is poorly integrated with the design of the centre. Green Valley is an 
example of this and is shown in Figure 18 below. In this case the retail centre is car-based in 
design and does not encourage walking to the district centre and library next door or to the 
sports fields behind the centre or the open space across Wilson Road. 


FIGURE 18: THERE IS POOR INTEGRATION BETWEEN THE RETAIL CENTRE AND SURROUNDING SOCIAL 
INFRASTRUCTURE AT GREEN VALLEY 


 


Source: Nearmap 2019 


 


Specialised retail centres in Liverpool’s B5 zones and out-of-centre retail areas along major 
road corridors have a notable lack of co-location with social infrastructure. As they have been 
planned to provide a car-based role, they are not near any social infrastructure or other 
enabling infrastructure. This makes them inappropriate for a broader centre role unless 
substantial design interventions take place. 


Accessibility  


Liverpool’s town centres are generally accessible by public transport, as shown in Table 21 (in 
this case frequent public transport is defined as a service roughly every 20 minutes). Other 
centres are generally less accessible.  


Town centres, village centres and small village centres are generally walkable from the 
surrounding areas (see Table 22), with positions surrounded by residential development and 
direct roads leading to the centres. There are some exceptions, with centres located along 
major roads which may not have frequent crossings, and hostile walking environments.  


Those centres in Liverpool which have the easiest access by road are located next to major 
highways like the Hume Highway, Newbridge Road or Camden Valley Way. These centres are 
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well suited to attracting people from a broad trade area who can easily drive to the centre. 
However, these centres also have poor walkability from the surrounding area and car-based 
designs do not provide high levels of amenity for a broad range of functions. By contrast, 
centres like Moorebank and Cecil Hills are located off main thoroughfares, so road access is 
less easy, but they are located at the centres of the surroundings suburbs. 


Retail anchors 


All town centres and village centres in the Liverpool LGA contain at least one existing or 
proposed major supermarket (see Table 22). These retail anchors will maintain patronage in 
the centre even if spending in other retail categories shift towards online retailing or larger 
centres. Carnes Hill and Casula also contain discounted department stores, giving them a 
stronger retail base. 


Liverpool’s small village centres generally contain only a small supermarket, which makes 
them vulnerable to shifts in consumer patronage towards larger centres. These threats are 
particularly acute where the amenity of the centre is low, or they have poor walkability from 
the surrounding area. 


Centres without a retail anchor in the form of a supermarket or large grocery store should be 
regarded as neighbourhood centres and are not listed in Table 22. Some of these centres also 
perform a local place-based function, which will provide a continuing important role in the 
future. Others may need to transition in uses in the future. 


Amendments to centre hierarchy 


Following from the analysis in this section, it is clear that the Liverpool CBD and town centres 
in the LGA perform a higher-order retail and place-based function compared to smaller 
centres. This role should be encouraged in the future.  


Smaller centres in the Liverpool LGA, apart from neighbourhood centres, should be 
considered based on whether they have a strong place-based role and are accessible by 
diverse transport modes, or whether they perform a car-based role which increases the 
ability of the community to meet their day to day retail needs in a convenient way. Based on 
this distinction, smaller centres in the LGA have been classified as either local centres or 
stand-alone centres. 
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TABLE 21: THE CO-LOCATION OF SOCIAL INFR0ASTRUCTURE WITH LIVERPOOL’S CENTRES – GREEN CELLS INDICATE CO-LOCATED SOCIAL INFRASTRUCTURE 


Centre Previous classification 


Police station 
Recreation 
Centre Library Open Space Schools 


Community 
facilities 


Frequent public 
transport 


Overall social 
infrastructure 
rating 


Liverpool CBD Regional City        Very good 


Moorebank Town Centre        Good 


Carnes Hill        Very good 


Casula        Very good 


Green Valley        Very good 


Edmondson Park        Very good 


Miller        Very good 


Chipping Norton Village Centre        Poor 


Cecil Hills        Good 


Flowerdale        Moderate 


Middleton Grange        Moderate 


Holsworthy Plaza        Poor 


Wattle Grove        Good 


Hammondville Small Village Centre        Poor 


Hoxton Park        Moderate 


Edmondson Avenue        Poor 


Prestons        Moderate 


Luddenham        Poor 


Green Valley Road        Poor 


Lurnea        Moderate 


Gov Mac Shopping Centre        Poor 


Casula Shopping Centre        Poor 


Orange Grove Stand alone centre        Poor 


Crossroads 
Out-of-centre bulky goods 
cluster 


       Poor 
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TABLE 22: THE CHARACTERISTICS OF LIVERPOOL’S CENTRES AND THEIR SUGGESTED CLASSIFICATION 


Centre Previous 
classification 


Stand-alone 
function 


Social 
infrastructure 


Design 
integration with 
social 
infrastructure 


Walkability Road 
accessibility 


Design 
integration with 
the street 


Supermarkets Department 
stores 


Liverpool CBD 
Regional City 


 Very good Good Good Good Good Large x 3 
Kmart, Big W, 
Myer 


Moorebank Town Centre  Good Poor Good Poor Car-based Large No 


Carnes Hill  Very good Poor Moderate Good Car-based Large x 2 Big W 


Casula  Very good Poor Moderate Moderate Internal focus Large x 2 Kmart 


Green Valley  Very good Poor Moderate Moderate Car-based Large x 2 No 


Edmondson Park  
Very good 
(Proposed) Good (Proposed) Good (Proposed) Good Good (Proposed) Proposed Proposed 


Miller  Very good Moderate Good Moderate Moderate Large x 2 No 


Chipping Norton Village Centre Yes Poor  Moderate Moderate Internal focus Large No 


Cecil Hills  Good Poor Good Poor Car-based Large No 


Flowerdale Yes Moderate Poor Very poor Good Car-based Large No 


Middleton Grange  Moderate Unknown Good (Proposed) Poor  Proposed No 


Holsworthy Plaza Yes Poor  
Moderate 
(Proposed) Good  Proposed 


No 


Wattle Grove  Good Moderate Good Poor Car-based Large No 


Hammondville Small Village 
Centre 


 Moderate Good Good Poor Good Small No 


Hoxton Park Yes Moderate Poor Very poor Good Car-based Small No 


Prestons  Poor  Moderate Poor Car-based Small No 


Luddenham  Poor  Rural Rural Good Small No 


Green Valley Road  Moderate Moderate Moderate Moderate Car-based Small No 


Lurnea  Moderate Moderate Good Poor Good Small No 


Gov Mac Shopping 
Centre Yes Poor  Moderate Moderate 


Good 
No 


No 


Casula Shopping 
Centre Yes Poor  Moderate Good Car-based No 


No 







 


 Liverpool Centres and Corridors Study 72 


 


Centre Previous 
classification 


Suggested 
classification 


Social 
infrastructure 


Design 
integration with 
social 
infrastructure 


Walkability Road 
accessibility 


Integration with 
the street 


Supermarkets Department 
stores 


Orange Grove Stand alone centre Yes Poor  Very poor Good Internal focus Proposed Proposed 


Crossroads 


Out-of-centre 
bulky goods 
cluster 


Yes 


Poor  Very poor Good Car-based No 


No 


Woolworths Casula  Yes Poor  Moderate Good Car-based Large No 


Woolworths 
Prestons  


Yes 
Poor  Moderate Good Car-based Large x 2 


No 


 


Colours in this table provide an illustration of the labels through a qualitative ranking where red is generally poor, yellow is moderate and green is good 
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7.1 Economic prospects of centres 
The future economic prospects of different centre classifications as defined under the 
Liverpool Retail Centres Hierarchy Review was discussed in Section 5.2 following from the 
results of retail modelling. Along with the district-based retail floorspace gap identified in 
Section 6.1 and the retail trends and drivers identified in Section 3, this provides an indication 
of whether changes are necessary to Liverpool’s retail hierarchy in response to potential 
changes in centres’ economic prospects. 


Existing town centres 


Section 5.2 showed that retail floorspace demand in existing Town Centre is likely to grow 
slightly (by approximately 4.8%) between 2019-2036. Along with the range of retail facilities 
and anchor tenants in these centres, this additional demand means that Town Centres are 
likely to perform well in the future. Some expansion of retail floorspace may be supportable, 
particularly of an additional supermarket and some additional specialty retail premises in the 
New Release District as identified in Section 6.1. However, any necessary expansion can be 
accommodated in existing centres and turnover is not forecast to increase enough to indicate 
the need for additional town centres beyond those contemplated in existing policy settings. 


Existing village and small village centres 


As noted in Section 5.2, retail floorspace demand in existing village and small village centres is 
predicted to be relatively static in the future. There is the potential for online retail to 
compete with traditional retail above the level predicted in SGS’s modelling, or for consumers 
preferences to continue to shift. For this reason static modelled floorspace demand raises the 
threat that turnover in some village and small village centres may decline in real terms. This 
would be exacerbated by additional out of centre retail development. However, village and 
small village centres all contain at least a small supermarket, which in the context of the 
increasing role of food retailers in anchoring retail precincts, provides a basis for the 
continued relevance of these retail centres in meeting the day to day needs of nearby 
communities.  


Retail floorspace demand is not predicted to increase enough to indicate the need for village 
centres to be reclassified as town centres. 


A transition in use profile within some village and small village centres may occur in the future 
to take advantage of increased expenditure on food and hospitality, and this should be 
encouraged. 


Existing neighbourhood centres 


As shown in Section 5.2 retail floorspace in these centres is predicted to decline slightly. 
Unlike village and small village centres, neighbourhood centres are not anchored by 
supermarkets. Given the potential for increased competition from larger centres and online 
retail in the future, some neighbourhood centres may decline or become unviable. 


Greenfield centres 


Greenfield centres are likely to attract customers in proportion to their new floorspace and 
the modelling results in Section 5.2 suggest that the associated floorspace demand will grow 
after the development of each new centre as surrounding retail development occurs. As 
noted in the Town Centre section above, there is not predicted to be a sufficiently large retail 
floorspace gap in any district to support the elevation of any proposed greenfield centre to 
town centre status, beyond those which are already proposed and included in the model. 


The lack of a large retail floorspace gap in the Eastern District in 2036 shows that there is 
unlikely to be capacity to expand the size of the proposed Holsworthy Town Centre beyond 
the size currently proposed without substantial impacts on other centres in this District. The 
potential impacts of the Holsworthy Town Centre are examined in more detail in Appendix B. 
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7.2 Recommended amendments to the retail hierarchy 
Following from the above analysis, SGS recommends that the intended future role of 
individual centres in the Liverpool LGA be based on: 


▪ The amount of retail floorspace that they contain, 


▪ The presence of anchor tenants, which will influence future retail prospects,  


▪ Likely future retail demand in the associated district,  


▪ Their capacity to act as social connecters and hubs, and 


▪ Their accessibility and design. 


Expansions of existing centres should improve the integration with the public domain and 
with nearby social infrastructure and other services. Centres which are not co-located with 
social infrastructure and which have a more car-based role and design serve an important 
retail function but should not be encouraged to expand.  


The following tables show recommended amendments to the Liverpool retail hierarchy, with 
the aim of concentrating retail expansion in centres with the best alignment with social 
infrastructure and the surrounding public domain. An exception to this is large format retail 
centres, which are vulnerable to online retail competition and broader economic trends and 
in which a limited diversification of uses may be appropriate. 


Amendments to categories 


Amendment Rationale  


Rename the regional city category to metropolitan 
cluster, with this category to remain the primary 
location for commercial development and higher-
order functions 


The Western City District Plan and Greater Sydney Region Plan set 
the high-level strategic planning context for the Liverpool LGA and 
define Liverpool City Centre and the Aerotropolis Core as 
Metropolitan Clusters. 
 
As discussed in Section 6.3, the Liverpool City Centre is the most 
attractive location in the Liverpool LGA for businesses and is the 
most suitable for commercial intensification. 
 
In the long term the Western City District Plan and Greater Sydney 
Region Plan set a vision for the Aerotropolis Core to be an additional 
higher order centre providing a range of jobs and services. 


Retain the town centre category, with town centres 
to provide the highest level of services and social 
infrastructure outside of metropolitan clusters 


Town centres in the Liverpool LGA perform a higher-order retail and 
place-based function compared to smaller centres. Concentrating 
the highest level of retail provision, services and social infrastructure 
in a limited number of centres will ensure that they are vibrant 
places that are viable and provide for the needs of the population in 
their catchments, while ensuring that people do not need to travel 
long distances to access high-order retail and services. 


Combine the village and small village centre 
categories to create a new local centre category 


The Western City District Plan and Greater Sydney Region Plan, as 
well as Planning Future Retail Centres by the Department of Planning 
and Environment, emphasise the need to allow centres to grow and 
evolve over time. 
 
Village and small village centres both perform similar retail 
functions. They are smaller than town centres and provide for day to 
day retail needs, anchored by supermarkets or large grocery stores. 
While some village and small village centres are larger than others, 
combining these categories provides additional flexibility for the role 
and composition of these centres to change over time. Maintaining 
separate categories and embedding these categories in planning 
instruments and strategic planning expectations would risk 
constraining the evolution of small village centres, which face many 
of the same risks as neighbourhood centres and could face decline in 
turnover over time if they are unable to evolve. 
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Amendment Rationale  


Retain the neighbourhood centre category The Liverpool LGA contains multiple centres with only a limited 
amount of retail floorspace and without supermarkets or large 
grocery to anchor them and ensure continued foot traffic. The 
planning response to these centres should differ from the response 
to larger centres which have a supermarket anchor. 


Expand the stand-alone centre category to include 
village and small village centres which are not 
deemed to have a strong place-based function.  
 
Make town centres and local centres the primary 
locations for retail development, with stand-alone 
centres expanding only if there is limited capacity 
elsewhere, if they can act as a local or town centre in 
the future, and if there will not be a substantial 
impact on the viability of a local or town centre. 


As discussed in Section 7.1, the place-based function of a retail 
centre to act as a social connector and centre of the local 
community is influenced by its design, co-location with social 
infrastructure and accessibility by diverse transport modes.  
 
Focusing service, retail and social infrastructure development in 
town and local centres will ensure that they remain viable retail 
centres offering a broad range of retail premises and that their 
place-based function at the centre of local communities is 
consolidated and complemented by their retail function. Stand alone 
centres form an important part of Liverpool’s retail landscape and 
retail accessibility, but do not have the same capacity as town and 
local centres to act as centres of the local community. 


Classification of existing centres 


Amendment Rationale  


Retain all existing and proposed town centres in the 
town centre category 


There is a clear distinction between the retail and service provision 
in town centres and that of other centres, as illustrated in Section 
7.1. Town Centres have a larger amount of social infrastructure and 
generally provide a broader range of retail facilities. They also have 
relatively large population catchments separating them from other 
town centres. 
 
Moorebank is the town centre with the fewest retail anchors and 
the worst co-location with social infrastructure, but its status as the 
only town centre in the Eastern District means that its position in the 
hierarchy should be retained. 
 
The modelled retail floorspace demand by centre type and retail 
floorspace gap by district do not indicate that additional town 
centres need to be created in established parts of Liverpool, with the 
floorspace gap generally able to be accommodated within existing 
town centres and greenfield centres. 


Classify Cecil Hills, Wattle Grove, Hammondville, 
Prestons, Luddenham, Green Valley Road, Lurnea, 
Edmondson Avenue and Epsom Road as local centres 


Each of these centres were previously classified as village or small 
village centres and perform relatively well is several of the place-
based criteria of social infrastructure integration, walkability from 
the surrounding area and design integration with the street. 


Classify Chipping Norton (Barry Road x Ernest 
Avenue), Flowerdale, Holsworthy Plaza, Hoxton Park, 
Casula Shopping Centre and Orange Grove as stand-
alone centres 


Each of these centres were previously classified as village or small 
village centres, but do not perform as well as the other village or 
small village centres in the place-based criteria of social 
infrastructure integration, walkability from the surrounding area and 
design integration with the street. 


Classify Woolworths Casula and Woolworths 
Prestons as stand-alone centres 


These centres consist of stand-alone supermarkets co-located with 
several other shops. They were built since the Liverpool Retail 
Centres Hierarchy Review was written. As they provide several retail 
premises as well as supermarkets they meet the criteria for local 
centres, but their design and locations mean they primarily facilitate 
car-based supermarket access rather than having the potential to fill 
a broader place-based role.  
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Classification of greenfield centres 


Amendment Rationale  


Classify Middleton Grange as a local centre Middleton Grange was previously classified as a Village Centre and 
has not yet been built. The floorspace of the Middleton Grange 
centre anticipated in current planning controls is consistent with a 
local centre role. There is not a large enough retail floorspace gap in 
the New Release District or a large enough catchment around the 
Middleton Grange Centre to reclassify it as a town centre. In 
addition, road access to the Middleton Grange centre site is more 
constrained than road access to most town centres.  
 
The centre site is co-located with proposed parkland and with the 
local school. Planning controls intend to facilitate a mixed-use town 
centre. These attributes make Middleton Grange suitable to be 
developed as a local centre with strong design integration with the 
surrounding area. 


Classify Holsworthy as a local centre Holsworthy was previously classified as a village centre.  
 
The location of the proposed Holsworthy centre would be most 
closely aligned with a stand-alone centre designation. It is not co-
located with social infrastructure or highly accessible on foot from a 
large surrounding population catchment, both of which would 
ordinarily be required for a local centre. While it is next to the 
Holsworthy Station, it is located on a major road, which lends itself 
to a car-focused function. 
 
A designation for Holsworthy as a local centre reflects the potential 
for a mixed-use centre development (which is permissible under 
current planning controls) to be designed to integrate with the 
surrounding area and so fulfill a place based role despite the lack of 
surrounding social infrastructure or a large walking catchment. If the 
centre were delivered with an inward focused car-based design and 
without a mix of uses, a designation as a stand-alone centre would 
be more appropriate.  
 
The amount of retail floorspace permitted at Holsworthy is 
consistent with a local centre role. Retail modelling shows that 
floorspace demand in the Eastern District is unlikely to grow 
substantially in the future, and so there is no need for an additional 
town centre in this area. 


Add proposed retail centres in Austral and East 
Leppington and the Western Sydney Parklands 
Business Hubs to the retail hierarchy 


Additional centres are proposed in Austral and the Western Sydney 
Parklands and should be considered as part of the same strategic 
framework governing other greenfield and established centres. 
 
The proposed size (up 30,000sqm retail or commercial GLA) and 
large natural population catchment (the northern half of Austral) of 
the proposed centre at the intersection of Edmondson Avenue and 
Fifteenth Avenue is consistent with a designation as a town centre. 
 
The centres at Gurner Avenue, Eighth Avenue and Tenth Avenue are 
proposed to have up to 10,000 sqm of retail or commercial GLA and 
to have an outward focused design which in most cases is co-located 
with open space or other social infrastructure. This is consistent with 
designations as local centres. 
 
The proposed large bulky goods retailing area in Austral has a 
natural classification as a stand-along bulky goods cluster similar to 
Crossroads. 
 
Any retail premises developed in business hubs in the Western 
Sydney Parklands would be car-focused rather than intended to act 
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Amendment Rationale  


as local centres at the centre of residential communities. As such, 
they should be designated as stand-alone centres. 
 
The inclusion of proposed centres in the retail hierarchy should not 
change development expectations for these centres, which are 
mostly set in growth area DCPs and the State Environmental 
Planning Policy (Sydney Region Growth Centres) 2006. 
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7.3 Recommended retail hierarchy 


TABLE 23: RECOMMENDED RETAIL HEIRARCHY FOR THE LIVERPOOL LGA 


Centre type Role Features Future development 


Metropolitan 


Cluster 


(Liverpool CBD) 


Regional-scale mixed-use centre 


of retail, services and business 


▪ Commercial office development 


▪ Multiple supermarkets and 


department stores 


▪ Higher-order services  


Significant future development is 


likely 


Town centre 


(B2 zone) 


Large retail centres which act as 


community gathering places 


with a range of uses 


▪ One or more full line supermarkets 


▪ A broad range of specialty retail 


▪ A concentration of social 


infrastructure 


▪ Some other services 


▪ Good public transport and 


pedestrian accessibility 


Should be the priority for retail and 


service development outside the 


Liverpool CBD.  


 


Design integration with social 


infrastructure should be improved 


as part of any expansion. 


Local centre 


(B2 zone) 


Smaller retail centres which 


meet convenience retailing 


needs as well as acting as a 


community gathering place 


▪ A supermarket or large grocery 


store 


▪ Some other retail facilities 


▪ Co-location with social 


infrastructure 


▪ Good pedestrian accessibility from 


surrounding residential 


development 


Public domain improvements and 


some expansion of these centres 


may be appropriate. 


 


Design integration with social 


infrastructure should be improved 


as part of any expansion. 


Stand-alone 


centre 


(Retain current 


B1, B2 or B6 


zones) 


Provide for the convenience 


and specialised retail needs of 


the local community, but do not 


act as mixed-use centres of the 


local community 


▪ A supermarket or significant 


specialised retail facilities 


▪ No or limited co-location with 


social infrastructure 


▪ Good access from the arterial road 


network 


Should be expanded only if there is 


limited capacity elsewhere, if they 


can act as a local or town centre in 


the future, and if there will not be a 


substantial impact on the viability of 


a local or town centre. 


Neighbourhood 


centre 


(B1 zone) 


The smallest centres which 


make a small contribution to 


meeting the day to day retailing 


needs of the local community 


▪ A small amount of retail floorspace 


▪ No supermarket, large grocery 


store or significant specialised 


retail role 


▪ Multiple retail premises (not just a 


petrol station or one stand-alone 


store) 


Vulnerable to declines in the future 


and so a change in use including 


mixed use redevelopment with a 


reduced retail component may be 


required if they decline or 


experience long-term vacancies 


Out of centre 


bulky goods 


cluster 


Provide for consolidated bulky 


goods retailing and specialised 


retailing in a single location 


which facilitates comparison 


shopping 


▪ Large specialised retail facility with 


multiple premises 


▪ Good access from the arterial 


roads network 


▪ A small amount of unrelated 


floorspace or services 


Changes in specialised and bulky 


goods retail tenant profiles are 


appropriate. 


 


Traditional retail and service 


development should occur only if 


proposed premises cannot 


reasonably locate in another centre 


and constitute a small proportion of 


total floorspace. 
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Further potential directions and actions for the development of each kind of centre are 
provided below. 


Metropolitan Cluster (Liverpool CBD) 


▪ Continue to act as the primary destination for employment and services in the LGA. 
▪ Plan for provision of a greater amount of hospitality and dining space. 


Town centres 


▪ Integration with social infrastructure and the surrounding streets is generally poor and 
should be improved as part of any centre expansions or infrastructure investment in the 
area. 


▪ Advocate for the rationalisation of public transport services to make Town Centres nodes 
of the local public transport network. 


▪ Encouraging surrounding medium or high density residential development to improve the 
vibrancy of centres providing that it meets other planning objectives including alignment 
with local infrastructure, desired future housing character and any environmental 
constraints. 


Local centres 


▪ Encourage these centres to diversify uses somewhat to allow these centres to take on a 
broader role within the community 


▪ Encourage mixed use redevelopment where required, especially if smaller centres are 
threatened by continuing centralisation of retailing. 


▪ Ensure that any expansion does not detract from the higher order role of town centres, 
which contain a greater amount of social infrastructure, a broader retail offering and 
have the potential to form nodes in the public transport and active transport network. 
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TABLE 24: PROPOSED SGS CENTRE HEIRARCHY 


Centre type Centre name Previous centre classification 


Metropolitan Cluster Liverpool CBD Regional City 


Aerotropolis Core (proposed) Not included 


Town centre Moorebank Town Centre 


Carnes Hill 


Casula 


Green Valley 


Edmondson Park 


Miller 


Proposed Austral major centre 
(Fifteenth Avenue x Edmondson 
Avenue) 


Not included 


Local centre Cecil Hills Village Centre 


Wattle Grove 


Middleton Grange (proposed) 


Holsworthy (proposed) 


Austral centres (besides Fifteenth 
Avenue x Edmondson Avenue) 


Not included 


East Leppington 


Hammondville Small Village Centre 


Prestons 


Luddenham 


Green Valley Road 


Lurnea 


Edmondson Avenue 


Epsom Road 


Stand-alone centre Chipping Norton Village Centre 


Flowerdale Road/Hoxton Park 
Road 


Hoxton Park Road/Dorrigo Avenue Small Village Centre 


Casula Shopping Centre (De 
Meyrick Ave/Hume Highway) 


Orange Grove Stand-alone centre 


Woolworths Casula Not included 


Woolworths Prestons 


Western Sydney Parklands 
Business Hubs 


Out of centre bulky goods cluster Crossroads Out-of-centre bulky goods cluster 


Sappho Road Not included 
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Neighbourhood centres 


The Liverpool LGA contains the following neighbourhood centres which are consistent with 
the definition set in Table 23: 


▪ West Hoxton (Fifteenth Avenue/22nd Avenue) 
▪ Heckenberg (Khancoban Street) 
▪ Reservoir Road (Mount Pritchard) 
▪ Ashcroft (Sinclair Road) 
▪ Sadleir (Bobin Road) 
▪ Cartwright (Wilan Drive) 
▪ Maryvale Avenue (Liverpool) 
▪ Boundary Road/Ives Avenue (Liverpool) 
▪ Rose Street/Gill Avenue (Liverpool) 
▪ Warwick Farm (Mannix Parade) 
▪ Goulburn Street/Hume Highway (Liverpool) 
▪ Grimson Crescent (Liverpool) 
▪ 54 De Meyrick Avenue (Casula) 
▪ Marsh Parade (Casula) 
▪ Alfred Road/Governor Macquarie Drive Chipping Norton (Chipping Norton) 
▪ Kemps Creek (Fifteenth Avenue) 
 
There are other locations which are zoned B1 Neighbourhood Centre in the Liverpool LGA  
▪ Elizabeth Drive/Park Road/Marsden Road (Liverpool) 


This zone contains a single petrol station 
▪ Longstaff Avenue (Chipping Norton) 


This site contains a large day surgery but no retail premises 
▪ Nuwarra Road/Newbridge Road (Moorebank) 


This site contains a red rooster and petrol separated by two other properties and is more 
appropriately classified as highway retail premises 


▪ Heathcote Road/Wattle Grove Drive (Wattle Grove)  
This site contains a single petrol station, with much of the site undeveloped.  


▪ Leacocks Lane/Alcock Avenue (Casula) 
This B1 zone has been developed for the purpose of residential accommodation and is 
unlikely to be developed as a local centre. As such, it would be appropriate to rezone this 
site to the low density residential zone. 


▪ 630-634 Hume Highway (Casula) 
This zone contains a single op shop 


▪ Kurrajong Road/Bernera Road (Prestons)  
This site is undeveloped. As it is long, narrow and wedge shaped it would be difficult to 
develop as a local centre. 
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8. ADDITIONAL 
RECOMMENDATIONS 


The recommendations in this section are in additional to recommended amendments to the 
centres hierarchy, which are discussed in Section 7.2. 


Retail roles and functions 


Action  Rationale  


Require development proponents for major retail 
developments which are inconsistent with current 
planning controls to demonstrate that there will be 
minimal impacts on the retail operation of the 
Liverpool CBD, town centres and local centres . 


Liverpool’s local centres are important focal points for the local 
community. While some smaller centres may decline in the future, 
the Council should protect all larger local centres and ensure that 
they remain viable in order to retain convenient access to retail 
centres for the local community. 


In all centres except neighbourhood centres, require 
the retention of the existing amount of retail and 
commercial floorspace as part of mixed use 
development. 


SGS’s modelling has demonstrated that overall floorspace demand 
for each kind of centre in the Liverpool LGA will remain stable or 
increase slightly. As such, retail planning should seek to retain retail 
premises distributed across the LGA to retain current levels of 
accessibility to retail facilities. 


Consider mixed use redevelopment with a reduced 
amount of retail for existing neighbourhood centres.  


Some neighbourhood centres may decline in the future if consumers 
in the LGA shift towards spending in larger centres beyond the levels 
anticipated in the retail model. In centres with a high level of 
vacancy which are not viable in the long term, vacant retail spaces 
will not be the highest and best use. 


Provide the flexibility in planning controls to allow 
the continued evolution of existing town and local 
centres in response to the changing retail market. 


The increasing prevalence of online retail is forcing retailers and 
retail centres to shift towards a more experiential retail offering and 
towards taking a greater food and beverage role rather than a 
traditional retail role. Larger centres in the Liverpool LGA with a 
strong place-based function should be allowed to evolve in response 
to this trend. 


Require improved design integration with social 
infrastructure and the surrounding area as part of 
any proposed redevelopment or expansion of town 
centres and local centres. 


Most of Liverpool’s town centres and local centres currently have 
poor design integration with surrounding open space and social 
infrastructure. Better integration would provide additional anchors 
to these centres and improve their function as multi-purpose great 
places. 


 


Out of centre retail development 


Action  Rationale  


Limit the creation of new out of centre retail 
developments. 
 
 


There is limited demand for new centres in the Liverpool LGA, and 
large out-of-centre retail developments could impact on the 
turnover of existing centres. Out of centre developments cannot 
take a broader place-based role in addition to their retail functions. 


 


Remove shops as a permissible use in the B6 zone 
but add permissibility for neighbourhood shops and 
other kinds of retail premises. 


Developments along the Hume Highway are functioning as stand-
alone local centres, with uses including grocery stores, restaurants 
and cáfes. These developments have a car-based design and are not 
well integrated into the local pedestrian network. The current cap of 
1,600sqm of retail remises in the B6 zone is not sufficient to prevent 
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Action  Rationale  


out-of-centre development, particularly considering the potential for 
retail development to occur on multiple adjacent sites. 


Allowing neighbourhood shops instead of shops in the B6 zone is the 
most straightforward way to prevent out of centre development 
while continuing to allow highway corridors to house some 
convenience based retail premises. 


Remove food and drink premises as a permissible 
use in the B6 zone but add permissibility for take-
away food and drink premises. 


Concentration of food and drink premises in existing centres is 
important to increase their vibrancy and to allow them to evolve in 
the face of competition and online retailing. There is sufficient 
capacity to accommodate these uses in existing centres rather than 
in out-of-centre locations 


Increase the connectivity of stand-alone centres 
along the Hume Highway and Camden Valley Way to 
the local pedestrian and cycling network. 


Pedestrian access to these developments is currently poor. While 
additional out of centre development should be discouraged, 
Council should seek to improve multi-modal access to all existing 
retail centres, including stand-alone centres.  


Plan for additional supermarkets to be located in 
existing town and local centres, including potentially 
in Carnes Hill and in greenfield centres. 


Supermarkets are becoming increasingly important as retail anchors. 
As they underpin the success of local centres, they should only be 
located out of centre if they cannot be located in an existing centre. 
SGS’s analysis shows that there may be additional unmet demand 
for supermarkets by 2036, but that there is capacity for additional 
supermarkets in the LGA, including in the locations identified in the 
recommendation. 


 


Access to retail 


Action  Rationale  


Review zoning framework in Middleton Grange to 
encourage development of a local centre, with the 
amount of mixed-use density subject to other 
planning considerations 


The lack of development on the town centre site in Middleton 
Grange means that the surrounding housing has poor access to retail 
facilities.  


Work with the landowner of the Holsworthy Centre 
site to encourage development of a local centre, 
while managing potential impacts on the Wattle 
Grove centre 


The lack of development on the town centre site in Holsworthy 
means that some of the surrounding housing has poor access to 
retail facilities. While the Holsworthy Centre development would 
impact on the performance of Wattle Grove, the development of a 
centre should be encouraged. 


Work with landowners in Austral to ensure the 
timely development of retail centres despite 
fragmented land ownership 


Land ownership is distributed on some of the development sites in 
Austral, which could impede orderly development of retail centres. 
As there are only small retail centres in Austral currently, people 
moving to this area as a result would need to travel very large 
distances to the nearest centre if housing development and retail 
development are out of step.  


Review the land zoning of small local centres in 
Edmondson Park 


Sites have been zoned for local centres in Edmondson Park with the 
R3 zone. These sites have not been developed so far, and the 
unusual zoning may hinder their development.  


Plan for additional small supermarkets in mixed use 
developments in the City Centre, particularly the 
southern part of the City Centre, and in Warwick 
Farm as part of any additional redevelopment  


Modelling indicates that there is likely to be increased demand for 
supermarkets in the Liverpool City Centre as a result of rapid 
population growth. Most of the current supermarkets are in 
Westfield and near it. As such, people in the southern part of the 
City Centre or near Warwick Farm Station are relatively far from 
supermarkets, which may discourage walking.  
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Western Sydney International Airport related development 


Action  Rationale  


Plan for a small retail centre with a local retail role 
supporting the surrounding population as part of any 
new TOD centre on Fifteenth Avenue in the 
established parts of the Liverpool LGA 


There is insufficient demand for a large new centre in the 
established parts of the Liverpool LGA and a new centre would not 
be co-located with social infrastructure, so any new TOD centre 
should have a local retail role and have minimal impact on expected 
retail turnover in nearby centres. 


Consider land-banking some land in any proposed 
TOD to allow higher density development in the 
future when demand has increased 


Demand for higher-density commercial development near a new 
TOD centre is unlikely to be present in the short-medium term, so 
retaining the current land zoning could preserve land for future 
development when demand is higher. 


 


B5, B6 and B7 zones zones 


Action  Rationale  


Retain the existing B5 and B6 zoned area but do not 
plan for additional specialised retail areas 


SGS’s modelling shows increasing demand for household goods 
retailing in the future, with more demand than expected supply in 
the established parts of the LGA. However, there is a very large 
amount of B5 zoned land in Austral, and complete development of 
this land would likely exceed demand for bulky goods retailing 
floorspace. 


Allow additional retail uses to locate in centres in the 
B5 zone if proposed as part of a redevelopment, but 
only if it is demonstrated that they could not 
reasonably locate in another centre and they 
constitute a small proportion of the total retail 
floorspace 


DPIE’s best practice retail planning guide encourages specialised 
retail centres to be seen as part of the retail hierarchy and to have 
flexible planning controls to encourage development of a broader 
retail experience. This would guard these centres against decreases 
in expenditure related to increased online trading. Some increase in 
the mix of uses may then the appropriate 
 
However, as demonstrated in this report, centres in the B5 zone are 
poorly located with regard to social infrastructure and walkability. 
Their development should not come at the expense of other centres, 
and so any new uses allowed should be limited in size and should 
only be permitted if it is demonstrated that they could not locate 
within an existing centre. 
 
Appropriate additional uses in the B5 zone may overlap in 
categorisation with other uses which would be more appropriate in 
a local centre, and should be assessed on a site by site and proposal 
by proposal basis. 


Add a B7 zone to the Liverpool LEP if an innovation 
district is planned in Warwick Farm 


An innovation district is planned in Warwick Farm as part of the 
Liverpool Collaboration Area. This would not fit well within the 
existing zoning framework, which allows only for centres, highway 
retail corridors and specialised retail centres. An innovation district 
would more closely resemble a business park, and so would require 
a new land use zone. The B7 zone in the standard instrument is 
intended to have this use. 


Review the zoning of key sites identified in Liverpool 
Local Environmental Plan 2008 Schedule 1 Clause 9, 
with the intention of rezoning them to B6 if they 
have been developed for the purposes of service 
stations or food and drink premises, providing that 
this would not create other land use conflicts 


These key sites have mostly been developed with services stations 
and take away food and drink premises, serving a function that 
would ordinarily fit under the B6 zone. Their current zoning gives 
Council less control over potential redevelopment of these sites to 
residential or other uses which may be incompatible with a highway-
side location than the B6 zone would. 
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APPENDIX A: SOCIAL 
INFRASTRUCTURE MAPS 


FIGURE 19: ALIGNMENT OF SOCIAL INFRASTRUCTURE AND LOCAL CENTRE LOATION IN THE 2168 DISTRICT 
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FIGURE 20: ALIGNMENT OF SOCIAL INFRASTRUCTURE AND LOCAL CENTRE LOATION IN THE ESTABLISHED DISTRICT 
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FIGURE 21: ALIGNMENT OF SOCIAL INFRASTRUCTURE AND LOCAL CENTRE LOATION IN THE NEW RELEASE DISTRICT 
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FIGURE 22: ALIGNMENT OF SOCIAL INFRASTRUCTURE AND LOCAL CENTRE LOATION IN THE EASTERN DISTRICT 
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APPENDIX B: PROPOSED 
DEVELOPMENTS 


There have been several planning proposals with a retail component since the last review of 
the retail hierarchy in Liverpool, conducted by Hill PDA in 2012. These proposals generally 
seek to create a new centre or expand retail floorspace beyond the levels anticipated in the 
retail hierarchy. This section summarises those proposals and provides an assessment of their 
impact or alignment with the retail hierarchy. This does not constitute a full assessment of 
these proposals. 


RZ-4/2016 – 36-42 Orange Grove Road Warwick Farm 


This proposal (which was revised subsequent to its submission to Liverpool Council) seeks to 
rezone the subject site from the IN1 General Industrial Zone to the B6 Enterprise Corridor 
Zone. A master-plan submitted with the proposal includes: 


▪ Around 1,400 apartments,  
▪ 25,000sqm of employment generating floor space including light industries and urban 


services 
▪ A cap of 2,500 sqm of commercial office space, and 
▪ A cap of 1,500sqm of retail floor space. 


1,500sqm of retail is a relatively small amount, and would be likely to cause minimal impacts 
on surrounding retail centres.  


This study recommends that Liverpool City Centre be retained as the primary location for 
commercial office space in the area. The subject site is relatively isolated and does not have 
good access to public transport and so is not an appropriate location for significant office or 
retail development. However, 2,500sqm of commercial office space is significantly smaller 
than the amount of space provided in the Liverpool City Centre and would be unlikely to 
create an alternative precinct which competes with the Liverpool City Centre.  


The subject site is proposed to be rezoned in isolation of the surrounding sites, which are also 
zoned IN1 General Industrial. The proposed development is likely to create land use conflicts 
with the surrounding sites. These could include reverse amenity impacts on existing industrial 
premises and decreased demand on the subject site as a result of the reductions in amenity 
caused by surrounding industrial land uses. This would need to form a component of the 
assessment of the proposal, along with industrial land supply, the likelihood of the proposal to 
deliver a viable industrial product and the appropriateness of this site for residential 
development. 


RZ-1/2017 – 1370 Camden Valley Way Leppington 


This proposal seeks to increase the allowable size of the neighbourhood centre which is 
planned for the site. Under current provisions in the State Environmental Planning Policy 
(Sydney Region Growth Centres) 2006, a maximum gross floor area of 2,500 square metres of 
retail premises is permitted in the B1 zone on the subject site. This cap is proposed to be 
increased to 4,000 square metres.  


The subject site is on the eastern side of Camden Valley Way on the border between the 
Liverpool LGA and the Camden LGA. It is a land-release development site within the East 
Leppington Precinct of the South West Growth Area. It is approximately 1.5km from the 
Leppington Train Station, the area surrounding which is proposed to be developed as a major 
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centre with a regional scale retail, services and commercial function. The only other planned 
retail centre in the East Leppington Precinct is the Willowdale Shopping centre, which is 
around 1.4km away and on the eastern side of Camden Valley Way. 


The retail needs of the East Leppington Precinct were assessed by SGS in 2013 based on an 
increase in population of 13,557 from 2016-2031. Many developments have now occurred or 
been applied for at higher densities than originally anticipated. Based on population forecasts 
from Forecast.id for the Liverpool and Campbelltown LGAs, and on an estimate of increased 
residential yields in the Camden LGA, the population of the precinct in 2036 is estimated to 
be 17,135. This is a moderate increase from the originally anticipated population and would 
be associated with an increase in retail demand. 


The East Leppington Precinct was originally planned to include a retail centre of 16,500sqm at 
Willowdale. This State Environmental Planning Policy (Sydney Region Growth Centres) 2006 
allows up to this gross floor area in the B2 zone at the Willowdale Centre. Despite this, around 
66% of the total area set aside for the centre has been developed with only 5,000sqm of retail 
floorspace. The existing development occupies the middle of the site, which is likely to 
constrain the ability of the centre to be expanded to include significant additional retail space. 
As a result, it is unlikely that a 16,500sqm retail centre will be developed in the short-medium 
term.  


Based on the centre hierarchy proposed in this report, the East Leppington centre would be a 
local centre. It is proposed to be co-located with open space centrally located within the 
Liverpool part of the East Leppington Precinct and the street network would facilitate 
walkable access to the centre. A small expansion of this centre would be consistent with the 
recommended retail planning framework. In addition, the provision of 4,000sqm of retail 
space would be within the expected range for a small local centre which is anchored by a 
supermarket.  


Provision of a retail centre in the Liverpool part of the East Leppington Precinct would ensure 
that residents have appropriate access to retail. The Precinct is cut-off from the proposed 
Leppington Major Centre by Camden Valley Way which is likely to impede walkability to a 
retail centre. In addition, there is uncertainty regarding when the Leppington Major Centre 
will be built. 


The retail gravity model in this report includes: 


▪ The current provision of the 5,000sqm Willowdale Centre 
▪ A 2,500sqm centre on the subject site (built between 2026-2031), and 
▪ Retail floorspace at the Leppington Major Centre from 2031 onwards.  


The retail floorspace gap (implied demand – expected supply) in the combined East 
Leppington and Willowdale centres is shown in  


These results do not include drive-by trade, which is likely to occur given the location of these 
centres on Camden Valley Way, and which could increase retail demand. 


. The positive gap indicates that centres are expecting to be trading at above average rates. 


The model does not include the neighbourhood centre until after 2026 and as the size of the 
gap in 2026 is less than 4,000 sqm, the opening of the proposed centre before then could 
impact trading at Willowdale in the short term. By 2031 the gap is just less than 1,500sqm 
(the difference between the 2,500sqm neighbourhood centre included in the model and the 
proposed 4,000sqm centre), while the gap in 2036 is larger than 1,500sqm. As such, any 
short-term impacts of the opening of a 4,000sqm centre would likely be mitigated in the 
longer term by population growth. 


TABLE 25: MODELLED RETAIL FLOORSPACE DEMAND GAP IN EAST LEPPINGTON, INCLUDING WILLOWDALE 
AND THE LIVERPOOL NEIGHBOURHOOD CENTRES 


Year 2026 2031 2036 
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Retail demand (sqm) 2,757 1,386 2,292 


 


These results do not include drive-by trade, which is likely to occur given the location of these 
centres on Camden Valley Way, and which could increase retail demand. 


RZ-4/2017 – 124 Newbridge Road Moorebank 


This proposal seeks to change the boundaries of the zones on the subject site, including a B6 
zone, and to introduce an R3 zone (see Figure 23). This would permit more intensive 
development of the site, facilitated by proposed increases in the allowable floor space ratio 
across the site to 1.0:1 and in the allowable building height to permit 5-8 storey buildings. 


FIGURE 23: PROPOSED LAND ZONING FOR RZ-4/2017 


 


Source: RZ-4/2017 planning proposal 
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The site previously contained a Flower Power retail nursery although this has recently closed. 
The proposal includes 870sqm of retail for a café, restaurants and related uses along the 
Georges River. The remainder of the proposed B6 zone is intended to contain commercial 
office buildings and serviced apartments. 


870sqm of retail is a relatively small amount, and would be likely to cause minimal impacts on 
surrounding retail centres. The proposed commercial development on the site is not located 
near any large retail centres.  


The increased height and floor space ratio allowance on the subject site would likely inflate 
development expectations and the associated land prices for the portion of land zoned B6. 
This would render it unavailable to be developed for the purpose of traditional highway 
retailing, such as a nursery. If there was not sufficient demand for commercial uses to be 
developed on the site, increasing the allowable development density on the site could 
sterilise it from development in the short-medium term.   


RZ-8/2017 – 2 Macarthur Drive Holsworthy 


This proposal applies to the retail centre site in Holsworthy adjacent to the Holsworthy train 
station. The proposal seeks to allow increased development density on the site to facilitate a 
mixed-use development with retail provided in a podium. A maximum non-residential gross 
floor area of 9,000sqm would be imposed with 8,804 sqm of retail gross lettable area 
included in the associated masterplan. This would include a large and small supermarket and 
multiple smaller specialty retail tenancies. 


The site of this proposal is currently zoned to be developed as a retail centre, and as 
discussed above this development would increase retail access to the surrounding area. As 
such, retail development should be supported. However, the form of the development and 
the total amount of retail floorspace delivered is still to be determined. 


Development of this site has not been included in the base-case modelling discussed in 
Section 5.2. The impact of the development of 8,804 sqm of retail as proposed in the planning 
proposal has been tested on other centres in the LGA. The proposed development includes a 
large supermarket, a smaller supermarket and specialty retail premises. 


The Liverpool LEP currently allows up to 7,500qsm of retail floorspace to be delivered on the 
site, and so the planning proposals seeks only a modest increase in the total amount of retail. 
As the amount of floorspace delivered would be similar with or without the planning 
proposal, only one scenario has been tested: the development as proposed in the planning 
proposal between 2021-2026. 


Impacts of the planning proposal on turnover in other centres compared to the base case are 
shown in Table 26. The largest impacts would be on Wattle Grove, with a moderate impact of 
10% on retail turnover in 2026. There would also be a moderate impact on the Hammondville 
Centre, and smaller impacts on other centres in the LGA. 


TABLE 26: IMPACTS OF 1% OR GREATHER OF THE PROPOSED HOLSWORTHY CENTRE DEVELOPMENT ON 
TURNOVER OF OTHER CENTRES IN THE LIVERPOOL LGA 


Centre 2026 2031 2036 


Wattle Grove -10.0% -9.5% -9.2% 


Hammondville -6.8% -7.2% -7.0% 


Moorebank -1.6% -1.6% -1.5% 


Chipping Norton -1.1% -1.0% -1.0% 


 
There would be a similarly large impact on turnover in Wattle Grove from a retail 
development under the current planning controls. Development approvals have been issued 
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for a retail development under the current controls, but this approved development contains 
a smaller proportion of other uses than the planning proposal. 


Given the benefits of a retail development occurring at Holsworthy for retail access and the 
size of the potential impact on other local centres, Council could seek to reduce the size of 
the proposed retail centre while increasing the overall density of the development. 
Regardless of whether this occurs, it will be important to work with the development 
proponent to achieve an appropriate development outcome. 


RZ-9/2017 – 146 Newbridge Road Moorebank 


This proposal seeks the following amendments to the planning controls applying to the B6 
Enterprise Corridor zone on the subject site: 


▪ Increase the allowable development density on the subject site by increasing the floor 
space ratio from 0.75:1 to 2.0:1, 


▪ Increase the maximum building height, and to 
▪ Include child care centres, seniors housing and health care facilities as additional 


permitted uses in the B6 Enterprise Corridor Zone. 


The proposal is accompanied by a masterplan which shows a new local centre being provided 
within the B6 zone fronting Newbridge road, including a supermarket and specialty retail 
totalling 3,584.6sqm or retail net lettable area, a gym, a medical centre, a child care centre, a 
seniors living facility (94 dwellings) and 2,570 sqm of office floorspace. Around 65 residential 
apartments and 6 serviced apartments are also shown. 


Retail provision in the B6 zone is currently capped at 1,500sqm, and the planning proposal 
states that it does not seek to amend this. The amendments sought to the Liverpool LEP 
would rather permit the proposed child care centre, seniors housing and health care facilities 
to be delivered.  


However, even with 1,500 sqm of retail floorspace instead of the 3,584.6 shown in the 
masterplan, this development would constitute a new local centre including a range of retail 
premises and other services (the proposed health care facilities, seniors housing and child 
care centre) in an out of centre location. Open space and a bus service along Newbridge Road 
are available next to the subject site, but it is not co-located with the wide range of social 
infrastructure that would be expected for a new local centre site. 


The total quantum of retail floorspace would be unlikely to have a significant impact on the 
trading of other centres in percentage terms. However, the retail modelling in this report 
found that there is likely to be a contraction in retail demand in the Eastern District, even 
before the addition of a new retail centre in Holsworthy is considered. This finding would not 
support the creation of a new local centre. 


RZ-2/2018 – 8 Hoxton Park Road, Liverpool 


This proposal seeks to change the zoning of the subject site from the B6 Enterprise Corridor 
Zone to permit a mixed-use development. This development would contain 790 sqm of 
commercial gross floor area. The proposal does not specify what kind of floorspace would be 
built. 


The site for this proposal is near the corner of Hoxton Park Road and the Hume Highway. The 
adjoining site has already been rezoned to permit a mixed-use development. This highlights 
some of the tensions regarding the current application of the B6 zone, which applies to land 
along major roads leading from the Liverpool CBD. The objectives of this zone are to provide a 
variety of employment types while limiting retailing activity. Residential development is 
permitted but only 50m or more from a major road. Residential redevelopment may be 
incompatible with some highway-side uses which would typically locate in this zone. While 
low-intensity uses such as service stations may appear to be an underdevelopment of these 
sites, they have low amenity for many other uses.  
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Delivery of only 790sqm of retail floorspace would not cause a substantial difference in the 
overall turnover of other centres. If this floorspace was for household goods, it could be 
accommodated within the gap for this kind of floorspace in the Established District identified 
in this section. Delivery of 790sqm or retail space on the site could be accommodated under 
the current planning controls. As such, this proposal would be likely to have a minimal impact 
on the surrounding retail landscape.  


RZ-4/2018 - 337-349 Newbridge Road 


This proposal seeks to change the zoning of a site in Moorebank from IN2 Light Industrial to 
B4 Mixed Use, with a maximum floor space ratio of 3.2:1. This would permit a mixed use 
development containing 5,593 sqm of commercial floorspace, a child care centre, 175sqm of 
café floorspace and approximately 536 apartments.  


The site for the proposal is east of the Liverpool CBD in a currently industrial part of 
Moorebank. It occupies a portion of land between Newbridge Road and Lake Moore. 


The construction of a single café would have little impact on the retail landscape of the 
Liverpool LGA, and the addition of 536 apartments would modestly increase the expenditure.  


The creation of a large commercial development on this site would be out of step with 
surrounding development and with the proposed aim to concentrate high-end office 
development in the short-medium term in the Liverpool CBD.  


RZ-3/2019 – 1400-1480 Elizabeth Drive Cecil Park 


This proposal seeks to change the zoning of the subject site from RU4 Primary Production to 
IN2 Light Industrial. An additional clause would allow up to 30% of the total gross floor area of 
all development to be retail premises, with the gross floor area of each individual retail 
premise to not exceed 2,000 sqm. Based upon the proposed floor space ratio of 1:1 and the 
site area, this would permit up to 31,845.3 sqm of retail space. 


The subject site is at the intersection of Elizabeth Drive with Mamre Road. The proposed M12 
motorway route runs through the middle of the site. The intersection of Elizabeth Drive with 
the M7 motorway is approximately 3.2km to the east. The subject site is thus easily accessed 
from the arterial road and motorway network, which is an important part of suitability for 
specialised and large-format retail development, which would be the most natural retail use 
of this site. 


SGS’s analysis has determined that there is likely to be an oversupply of land for specialised 
retail development given the amount of land zoned for this purpose in Austral immediately 
north of Bringelly Road. Development of a further specialised retail centre would exacerbate 
this problem, and could impact on the operation of both the proposed Leppington Bulky 
Goods centre in Austal and of other nearby specialised retail centres. 


SGS’s analysis has shown that it is important to concentrate retail development in existing and 
planned centres in the Liverpool LGA, and SGS recommends against the creation of out of 
centre retail development. As there is no restriction proposed on what kinds of retail 
development would be allowed on the subject site and each retail premise could be up to 
2,000 sqm in size, it could allow the creation of a new centre away from any local population 
catchment. 


It is also unclear if the proposed development will be compatible with surrounding land uses 
once redevelopment occurs given the subject site’s position in the Western Sydney 
Aerotropolis Growth Area, the more detailed plan for which is still being developed. 


A masterplan was submitted with the proposal for this development which shows a service 
station, showroom and two large fast food premises. This may be an appropriate 
development of the land, but would contain substantially less gross floor area than that which 
could be developed under the proposed statutory provisions. 
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Georges River Planning Proposals 


Liverpool City Council received multiple proposals for very high-density mixed-use 
redevelopment of currently industrial land on the eastern side of the Georges River. If this 
redevelopment occurred it would constitute a substantial addition to the amount of 
residential, commercial and retail floorspace in the area. Anticipated yields from the planning 
proposals are listed in Table 27. 


TABLE 27: ANTICIPATED YIELDS OF PLANNING PROPOSALS ON THE EASTERN SIDE OF THE GEORGES RIVER 


Proposal code Commercial GFA (sqm) Retail GFA (sqm) Residential units 
(number of dwellings) 


RZ-6/2015  
6, 8, 18 Bridges Road 
Moorebank 


 4,798 1,650 


RZ-2/2016 
1 Moorebank Avenue & 3 
Helles Avenue Moorebank 


101,221 30,304 9,188 


RZ-3/2016 
5-9 Bridges Road 
Moorebank 


20,860 19,199 2,115 


RZ-2/2017 
3-11 Bridges Road 
Moorebank 


94,000* 14,000* 13,000* 


RZ-6/2017 
11 Bridges Road 
Moorebank 


11,620 3,035 


Source: Planning proposal documents available from eplanning.liverpool.nsw.gov.au 


* - Note that the expected yields of RZ-2/2017 cover a broader area which includes the site for RZ-6/2017. No figures for 


only 3-11 Bridges Road are available, but 3-11 Bridges Road constitutes most of the broader site. 


 


As these proposals overlap and the floorspace split may not be enforced by planning controls, 
it is also unclear how much retail floorspace would actually be delivered. If they were all to 
proceed in the form in which they were received by Council, they would constitute a 
substantial modification to both the demand for retail and the retail floorspace supply 
hierarchy around the Liverpool City Centre and in the Eastern District. The impacts on 
transport infrastructure could significantly change journey times, changing the propensity of 
people to cross the Georges River for shopping. The exact impact on existing centres would 
depend upon the staging of the residential and commercial development and which 
developments proceed.  


Based upon the results of SGS’s retail modelling, there is currently approximately 1.76sqm of 
retail floorspace in the LGA per resident. The planning proposals provide the following 
amount of retail floorspace per person (assuming that 2.3 people live in each apartment 
dwelling, which is the 2016 average for the Liverpool LGA): 


▪ RZ-6/2015: 1.26 sqm per person 
▪ RZ-2/2016: 1.43 sqm per person 
▪ RZ-3/2016: 3.95 sqm per person 
▪ RZ-2/2017: 0.47 sqm per person 
▪ RZ-6/2017: Up to 1.66 sqm per person (depending on the split between retail and 


commercial floorspace) 


Based on these figures, RZ-3/2016 provides substantially more retail floorspace than the 
demand which is likely to be generated by the proposal, while RZ-6/2015, RZ-2/2016 and RZ-
6/2017 may provide more may provide more floorspace than generated demand depending 
on the amount of generated expenditure which will be captured by centres elsewhere. Most 
of the proposals would rival Liverpool’s existing Town Centres in size, while in combination 
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they would provide a similar amount of retail floorspace to Westfield Liverpool. This would 
detract from the current role of the Moorebank Centre and of the Liverpool CBD. If this were 
to occur, Council would need to be confident that the proposals would create a more 
appropriate town centre than the Moorebank Centre for the Eastern District. 


SGS has modelled the retail impact of the creation of 17,000 sqm of retail space in the area 
north of Newbridge Road between 2026-2031 to illustrate how the completion of a more 
modest set of proposals would fit within the retail landscape of the LGA. This amount of retail 
space is higher than proposed under RZ-2/2017, but less than would occur if all developments 
occurred as submitted in the planning proposals. The impacts on total turnover in other 
centres are shown in the table below.  


TABLE 28: IMPACTS ON RETAIL TURNOVER OF 17,000SQM OF RETAIL FLOORSPACE ON THE EASTERN SIDE OF 
THE GEORGES RIVER 


Centre 2031 2036 


Moorebank  -4.2% -4.0% 


Hammondville -2.8% -2.9% 


Chipping Norton -2.5% -2.4% 


Wattle Grove -2.3% -2.3% 


Casula -1.2% -1.3% 


Liverpool CBD -1.2% -1.2% 


 


These impacts are within ranges usually regarded as acceptable, with the largest impacts as a 
proportion of turnover on centres in the Eastern District. This shows that a modest increase in 
retail provision in concert with significant residential redevelopment could be supported if it 
was in line with planning objectives. This modelling is high-level and does not constitute a 
recommendation regarding the amount of floorspace that could be supported in a 
development in the Georges River Precinct. Rather, it illustrates that some additional retail 
provision may be appropriate, with the appropriate amount subject to further study. 


As noted above, Council would need to ensure that any new centres were well designed, co-
located with social infrastructure and formed a focal point of the new neighbourhoods.  
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Terminology  
 
The following terms apply throughout the document:  


Term  Definition  
 


DCP  Development Control Plan  
 


FAST Corridor Proposed rapid transit link along Hoxton Park Road and Fifteenth Ave, 
linking the Liverpool City Centre and the Western Sydney International 
Airport 
 


LEP  Local Environmental Plan  
 


LSPS  Local Strategic Planning Statement – ‘Connected Liverpool 2040’  
 


Local Centre  
 


Smaller retail centres which meet convenience retailing needs as well 
as acting as community gathering places.  
 


Liverpool LGA  
 


Liverpool Local Government Area  


Metropolitan 
Cluster  
 


Regional-scale mixed-use centre  


Neighbourhood 
Centre  
 


The smallest centres which make a small contribution to meeting day to 
day retailing needs of the local community.  


Out of centre 
bulky goods 
cluster 
 


Bulky goods retailing and specialised retailing in a single location which 
facilitates comparison shopping. 


Stand-alone 
Centre  


Centres which provide for the convenience and specialised retail needs 
of the local community, but do not act as mixed-use centres.  
 


TOD  Transit Oriented Development  
 


Town Centre  
 


Large retail centres which act as community gathering places with a 
range of uses.  
 


Village Centre  A term used in the 2012 Retail Hierarchy Review to describe a centre 
of small scale (larger than a neighbourhood centre).  
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Executive Summary 
 
Centres act as important focal points for the local community, especially when they are well integrated 
with social infrastructure (e.g. libraries and community centres). Centres also provide opportunities for 
local employment and are an important part of establishing the 30-minute city when co-located with 
high quality public transport.  
 
Liverpool is experiencing substantial growth and there is a need to ensure that our centres are able to 
respond to growth and emerging commercial and retail trends. It is also important that centres have 
adequate supporting infrastructure and are well designed to meet the needs of the wider community.  


This Strategy has been developed in response to Action 11.3 of Council’s Local Strategic Planning 


Statement ‘Connected Liverpool 2040’ (the LSPS) which identifies the need to prepare a Centres and 


Corridors Strategy and review relevant planning controls. This Strategy re-defines and re-categorises 


Liverpool’s centres and corridors and provides direction for future planning.  


Preliminary Consultation  


This Strategy is underpinned by the Centres and Corridors Study prepared by SGS Economics & 


Planning (February 2020). The SGS Study was prepared in consultation with key stakeholders to 


understand key retail trends and the performance of the local retail market.  


The key points of this consultation include:  


• Stakeholders generally viewed the local retail market to be performing strongly.   


• Larger retail centres in the Liverpool LGA generally have low levels of vacancies, indicating 


that businesses are performing well.  


• The Liverpool City Centre should continue to grow and expand in terms of both retail and 


commercial development. A particular opportunity was noted for Liverpool City Centre to 


become a major dining destination. 


• Congestion and parking issues in the Liverpool City Centre were cited as reasons for people 


to visit local centres (like Casula Mall) instead.  


• Local centres play a broader role beyond simply providing retail facilities (e.g. hosting 


community events). In this regard, stakeholders felt that opportunities such as tourism, night-


time trading and developing larger dining precincts should be considered for larger local 


centres in the LGA. 


• Stakeholders highlighted the changing nature of the retail market and the resulting need for 


retail centres and retailers to be more flexible and agile. 


Retail Access and Gaps  


According to the SGS Study, there is unmet demand for supermarket floorspace within the Liverpool 


LGA, with large gaps in the City Centre District and the New Release District.  


The SGS Modelling indicates that there is likely to be increased demand for supermarkets in the 


Liverpool City Centre as a result of rapid population growth. Most of the current supermarkets are in 


Westfield and near it. As such, people in the southern part of the City Centre or near Warwick Farm 


Station are relatively far from supermarkets, which may discourage walking. The Liverpool City Centre 


Retail Study (SGS, 2020) seeks to address this issue and includes a framework for the evaluation of 


mixed-use developments and future directions for retail development in each part of the Liverpool City 


Centre. 
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Centres are proposed for development in Middleton Grange, Holsworthy and Edmondson Park. The 


Middleton Grange and Holsworthy sites have been subject to planning proposals. The lack of 


development on the town centre site in Middleton Grange means that residents currently have limited 


access to retail facilities. 


Limiting out of centre retail  


The SGS Study identifies the need to limit the creation of new out of centre retail developments as 


there is limited demand for new centres. Further, they cannot take a broader place-based role and 


could have an impact on the turnover of existing centres.   


The Liverpool B6 Enterprise Corridor zone (which is intended to cover business premises along major 


roads including garden centres, hardware and building supplies etc.) currently allows a wider range of 


uses than most B6 zones in greater Sydney. In some cases, out of centre retail developments with a 


range of uses more typically found in local centres (e.g. grocery stores and restaurants) have occurred 


in the B6 zone, and a revision of the zone is recommended to prevent this from occurring.  


Update to the Retail Hierarchy  


This Strategy updates the current retail hierarchy included in the 2012 ‘Liverpool Retail Centres 


Review’. Since 2012, the strategic context of the Liverpool LGA has evolved. There have been several 


developments which were not anticipated at the time including two full-line supermarkets on Camden 


Valley Way and the Hume Highway as well as the significant expansion of the size of the Edmondson 


Park Town Centre. 


The retail hierarchy is not intended to pre-determine the outcome of current planning proposals. The 


role of individual centres is based on the amount of retail floorspace, the presence of anchor tenants, 


the likely future retail demand, capacity to act as social connecters and hubs, and their accessibility 


and design.  


Guiding Criteria for Planning Proposals  


This Strategy includes a set of guiding criteria for future Planning Proposals which are intended to 
assist in the assessment process and provide guidance to proponents. The guidelines were developed 
to ensure that centres remain viable and to ensure improved integration with the public domain and 
with nearby open space, social infrastructure and other services.   
 
Recommended Actions 


1. Review land use planning controls to ensure quality built form outcomes and ensure consistency 


with the revised retail hierarchy.  


2. As part of the existing planning proposal, review planning controls in Middleton Grange and 


encourage development of a local centre consistent with the retail hierarchy.  


3. As part of the existing planning proposal, encourage the development of a local centre in 


Holsworthy consistent with the retail hierarchy.  


4. Investigate and address any impediments for the timely delivery of centres in Austral.  


5. Amend LEP to replace permissibility of ‘shops’ in the B6 zone with ‘neighbourhood shops’. 


6. Review LEP zoning of key sites (LEP Schedule 1, Clause 9) if they have been developed for the 


purposes of service stations or food and drink premises. As part of review, undertake a site 


analysis and consider rezoning to B6.  


7. As part of the planning for the FAST corridor, consider appropriate location of TODs.  
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Liverpool Centres Vision – 2040  
 


 


 


 


 


 


 


Introduction  
 
This Strategy has been prepared in response to Action 11.1 of Council’s Local Strategic Planning 
Statement (LSPS) which identifies the need to develop a Centres and Corridors Strategy and review 
the LEP and DCP to ensure alignment.  


This Strategy has been informed by the SGS Centres and Corridors Study which provides 
recommendations regarding future retail and business development.  


The objectives of this Strategy are to:  


1. Ensure that there are adequate, appropriate and accessible retail services for Liverpool’s 
residents into the future;  


2. Maintain and strengthen the viability of existing centres;  
3. Ensure that centres have a high level of amenity for workers, shoppers, residents and visitors; 


and  


4. Ensure that future centres are well planned and connected.  


Residents across the Liverpool LGA have convenient access to a variety of vibrant retail and 
business spaces which are co-located with social infrastructure (including libraries and 
community centres) which help bring people into retail centres at various times of the day.   


Retail centres remain competitive in the face of competition and evolving trends (such as online 
retailing). They provide for a significant concentration of local jobs and services. They are well 
serviced by fast and reliable public transport and they are easily accessible by a network of 
pathways, cycleways and open space. 


Our neighbourhood centres are at the heart of Liverpool’s suburbs and provide for modern and 
well-connected spaces which encourage people to walk or cycle.  


Improvements to the urban domain and a focus on active and innovative transport have led to 
a thriving, safe, inclusive and green city centre with a strong 24-hour economy. Access to the 
Georges River has been improved, providing residents and visitors with cool, clean, green 
spaces in which to connect, play, swim and relax. A boom in local education opportunities has 
changed the city, with an influx of university students bringing greater life and vibrancy to the 
City Centre, feeding into Liverpool’s activated streets and enhanced night-time economy. 
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LGA Snapshot  
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Strategic Policy Context  
 
 
 
Region Plan  


The Greater Sydney Region Plan (GSRP) is the NSW Government’s 
planning strategy for Greater Sydney. It provides a 40-year vision to 
transform Greater Sydney into a Metropolis of Three Cities: The Western 
Parkland City, the Central River City and the Eastern Harbour City. 
Liverpool is within the Western Parkland City which is intended to 
accommodate 29% of Sydney’s growth and 49% of employment growth to 
2036.  


In the GSRP, Liverpool City Centre is classified as part of the metropolitan 
city cluster of the Western Sydney Aerotropolis, Liverpool, Campbelltown-
Macarthur and Greater Penrith. These are the major centres of the Western 
Parkland City and along with Parramatta and the Sydney CBD, the major 
centres of Greater Sydney. Under the GSRP vision, everyone would be within  
30 minutes by public transport of a metropolitan centre, including Liverpool  
and the future Western Sydney Aerotropolis.  
 


District Plan 


The Western City District Plan (WCDP) is a 20-year plan which implements 
the Greater Sydney Region Plan for the Western City District, which 
includes the Liverpool LGA.  


Local strategic planning and amendments to local planning controls must 
be consistent with the WCDP. It is also intended to guide strategic land use 
and transport planning for the Western City District more broadly. 


The District Plan addresses planning for housing, employment and greater 
sustainability with a district-level focus. Planning priorities are implemented 
through actions for Councils and NSW Government departments and 
agencies. The plan identifies current job distribution within the Western City 
in which local centres make up 16% of the total job distribution and strategic 
centres make up 10% of the job distribution. 


City Deal  


The Western Sydney City Deal is an agreement between the Australian 
Government, the NSW Government and the eight councils of the Western 
City District, including Liverpool City Council.  
 
The City Deal reinforces the vision for transformative development in 
Western Sydney set by the Greater Sydney Region Plan. It contains 
commitments from each level of government which seek to facilitate the 
development of the Western Sydney Aerotropolis, as well as to improve 
connectivity, liveability, jobs, skills, education, the environment and 
governance in Western Sydney.  
 
The Western Sydney City Deal aims to provide over 200,000 jobs in a range of 


industries, with development focused around the Western Sydney Aerotropolis. 


It commits to the establishment of a university, the North South Rail Link and 


NSW Government Policies & Guidelines  
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rapid bus links between Western Sydney International Airport, the Western Sydney Aerotropolis and 


Liverpool. 


Draft Western Sydney Aerotropolis Plan (WSAP)  


The Western Sydney Aerotropolis (next to the future Western Sydney 
Airport) is intended to be developed as a major commercial centre at 
the heart of Sydney’s Western Parkland City. The Aerotropolis is 
intended to share the role of the main centre in the Western Parkland 
City with the Liverpool City Centre, Penrith and Campbelltown-
Macarthur.  


The development of the Western Sydney International Airport and 
Western Sydney Aerotropolis could also create opportunities of new 
transit-oriented developments including retail centres along the route of 
any rapid transit connections from the airport. A rapid transit connection 
is being planned along Fifteenth Avenue.  


The draft Western Sydney Aerotropolis Plan (WSAP) has recently been 
exhibited by the NSW Government for public comment and was not 
included in the modelling for the SGS Centres and Corridors study.   


Planning Future Retail Centres: Discussion Paper (2018)  


Directions for best practice planning of local retail is provided by a discussion paper prepared by the 


Department of Planning in 2018. It was associated with changes to the Standard Instrument LEP 


template but had a broader scope regarding the future of retail planning 


in response to changes in the retail sector. 


The discussion paper identifies the changing role of retail in response to 
structural changes in how consumers shop. Building on work from the 
Independent Retail Expert Advisory Committee, the paper found that the 
current planning framework does not provide sufficient flexibility to 
accommodate a dynamic and evolving sector. It finds continued strong 
retail demand related to population and economic growth, despite 
increasing competitive pressures and some high-profile store closures. As 
a result, the paper calls for planning which supports the important place of 
retail in local economies while recognising its role in the liveability of well- 
designed and accessible centres. 
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Liverpool Retail Hierarchy Review 2012  


A comprehensive review of the retail landscape in the Liverpool LGA 
was conducted in 2012 by HillPDA, which resulted in a retail hierarchy. 
The Liverpool City Centre was identified as a ‘Regional City’ serving 
both the LGA and the broader South West and West Central subregions, 
with other centres in the LGA classified as town, village, neighbourhood 
and bulky goods clusters.  


The Review found that the Liverpool retail landscape would change due 


to a growing local population, increasing affluence and as a result of the 


South West Growth Centre Areas and proposed development of the 


Leppington Major Centre.  


There have been several developments since the Retail Hierarchy Review 
in 2012 which were not anticipated at the time. This includes two full-line 
supermarkets on Camden Valley Way and the Hume Highway as well as the 
significant expansion of the Edmondson Park Town Centre. Large additional 
retail facilities are subject to planning proposals (approved and under assessment) in several parts of 
the LGA.  


Liverpool Economic Development Strategy 2019-2029  


Liverpool’s Economic Development Strategy details the economic priorities, actions and targets to 
guide the development of the LGA’s economy. Key features identified as 
underpinning Liverpool’s growth include:  


• Land use planning which balances economic opportunities with 


environmental requirements  


• Improved freight and passenger transport with continued investment 


in infrastructure projects by the public and private sector, and  


• A growing and trained workforce to support business needs.  


The Strategy identifies a number of opportunities and challenges for the LGA 
regarding industry development, infrastructure, land use/planning and skills 
and employment. One of the key opportunities for industry development is the 
continued expansion of the retail sector. One of the challenges identified is to 
accommodate a combined 30,000 jobs in the Liverpool city centre and Georges  
River Precinct, which would offer a significant contribution to retail viability and 
vibrancy. 
   


Local Policy Context  
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Local Strategic Planning Statement – Connected Liverpool 2040 


Liverpool’s Local Strategic Planning Statement (LSPS) provides a 20-year land use vision 
and includes a range of priorities and actions relating to connectivity, 
liveability, productivity and sustainability.  


The 2040 vision statement identifies aspirations for high quality 
development, with a balanced mix of housing, employment, community 
and retail spaces. The vision also reflects a desire for a successful and 
vibrant Liverpool City Centre with active streets and an enhanced night-
time economy.  


Notable priorities in the LSPS include:  


• PP1 – Active and public transport reflecting Liverpool’s strategic 


significance.  


• PP5 – A vibrant, mixed-use and walkable 24-hour City Centre with 


the Georges River at its heart.  


• PP6 – High-quality, plentiful and accessible community facilities,  


open space and infrastructure aligned with growth.  


• PP7 – Housing choice for different needs, with density focused in the Liverpool City Centre 


and centres well serviced by public transport.  


Community Strategic Plan – Our Home, Liverpool 2027 


The Community Strategic Plan (CSP) is a ten-year plan that defines the vision and priorities of the 


community. The CSP is the overarching plan that sets the direction not 


only for Council but for all stakeholders, including government, business, 


the not-for-profit sector and residents. The CSP is structured around four 


directions that represent the community’s priorities:  


- Creating connection – Social;  


- Leading through Collaboration – Environment;  


- Generating Opportunity – Economic; and  


- Strengthening and Protecting our Environment – Civic Leadership.  


Direction 3 of the CSP is ‘Generating Opportunity’, a direction that underlines 


the need for Council to support economic growth, including employment and 


investment options. Measures of success for achieving these goals include 


the quantity of new and expanded business in the LGA, employment rates for 


the population, and improved transport connections.  
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Preliminary Consultation  
 
Community consultation – LSPS  


During the exhibition of the LSPS, the community said there is a need for:  


- Improved transport options to the Liverpool City Centre and other centres;  


- Improved community facilities (including parks, libraries and community centres);   


- A shopping centre at Middleton Grange; and  


- More cafes and shops in Warwick Farm.  


 


Key Stakeholders – SGS Study  


The SGS Study was prepared in consultation with key stakeholders to understand key retail trends 


and the performance of the local retail market.  


The key points of this consultation include:  


- Stakeholders generally viewed the local retail market to be performing strongly.   


- Larger retail centres in the Liverpool LGA generally have low levels of vacancies, indicating 


that businesses are performing well.  


- The Liverpool City Centre should continue to grow and expand in terms of both retail and 


commercial development. A particular opportunity was noted for Liverpool city Centre to 


become a major dining destination. 


- Congestion and parking issues in the Liverpool City Centre were cited as reasons for people 


to visit local centres (like Casula Mall) instead.  


- Local centres play a broader role beyond simply providing retail facilities (e.g. hosting 


community events). In this regard, stakeholders felt that opportunities such as tourism, night-


time trading and developing larger dining precincts should be considered for larger local 


centres in the LGA. 


- Stakeholders highlighted the changing nature of the retail market and the resulting need for 


retail centres and retailers to be more flexible and agile. 


 
Trends and Drivers 
 


The prospects for retail centres in the Liverpool LGA are influenced by broader trends in the retail 


sector. The SGS Study notes the following:  


• Spending on hospitality in physical stores has been growing strongly in Australia in recent 


years with the rise of ‘café culture’.  


• Spending on fresh food has also been increasing,  


• The growth in spending on clothing has been more modest and spending in department stores 


has been decreasing in real terms.  


• Spending patterns present a strong basis for growth in local centres anchored by supermarkets 


or with strong hospitality offerings, while centres with large department stores may require 


reconfiguration in the future.  


• The continued rise of online retail threatens retail sectors which lend themselves to online 


comparison shopping such as household goods and department stores.  
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• Experience-based retail and convenience retail is likely to remain more competitive in the 


future. In response to competition, centres and large-format retail precincts are diversifying 


their range of activities beyond retail, while new centres are being designed to respond to a 


demand for fine-grain retail experiences in traditional retail streetscapes.  


• New greenfield centres in Liverpool should be encouraged to contain a mix of uses and be 


designed to be permeable and activated at the street level. Ensuring that existing centres have 


attractive public domains will make them more attractive as general retail destinations and for 


dining and hospitality, which are growth sectors. 


 
Retail Access and Gaps  


 
Accessibility  


Most of the residential areas of the Liverpool LGA are within 2km of a major supermarket, with some 
of those who are further away (for example in Hammondville) having access to a smaller local 
supermarket. 


The following areas of the Liverpool LGA currently have limited access to a major supermarket:  


• Middleton Grange – Up to 4km to Carnes Hill  


• Voyager Point – Up to 4.8km by car to the Wattle Grove Coles 


• Pleasure Point – more than 5km from the Wattle Grove Coles  


• Austral – Contains two IGAs but is mostly over 5km from Carnes Hill  


• Denham Court – parts of which are up to 5km from Coles Willowdale (in Campbelltown LGA).  


Other residential areas of the LGA which are more than 2km of a major supermarket include parts of 
Prestons, Leppington, Casula, Moorebank, Elizabeth Hills and Holsworthy. 


Unmet demand for supermarkets 


According to the SGS Study (2019), there is unmet demand for supermarket floorspace within the 
Liverpool LGA, with large gaps in the City Centre District and the New Release District.  


City Centre  


The SGS Modelling indicates that there is likely to be increased demand for supermarkets in the 
Liverpool City Centre as a result of rapid population growth. Most of the current supermarkets are in 
Westfield or near it. As such, people in the southern part of the City Centre or near Warwick Farm 
Station are relatively far from supermarkets, which may discourage walking.  


The Liverpool City Centre Retail Study (SGS, 2020) seeks to address this issue and includes a 
framework for the evaluation of mixed-use developments and future directions for retail development 
in each part of the City Centre. For example, the study identifies the Terminus Street Precinct as an 
area in need of a small supermarket to cater to the current and future working and residential 
population.  


New Release Area District & Established Areas  


Centres are proposed for development in Middleton Grange, Holsworthy and Edmondson Park. The 
Middleton Grange and Holsworthy sites have been subject to planning proposals. 


Local supermarkets and retail facilities  
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Edmondson Park includes proposed small local centres which are zoned R3 Medium Density 
Residential. These sites have not been developed so far, and the unusual zoning may hinder their 
development.  


Several centres are proposed in Austral, with expansions of the existing small centres proposed in two 
cases. Fragmented land ownership in these centres may constrain orderly development of the centres 
in Austral. If development of the centres occurs much later than housing development (which has 
already commenced), people moving to Austral will have very poor access to retail facilities, 
particularly if Middleton Grange is not developed in the short term.  


Large format retail & business premises  
 
The B6 Enterprise Corridor zone covers business premises along major roads (e.g. garden centres, 


hardware and building supplies etc.). The B5 Business Development zone covers the large format 


retail areas at Orange Grove (The Grove), Crossroads and Sappho Road (Warwick Farm). 


Accessibility  


Specialised retail centres in Liverpool’s B5 zones and out-of-centre retail areas along major road 


corridors have been planned to provide a car-based role and are not well integrated into the local 


pedestrian network. They are not located in proximity to social infrastructure and therefore makes 


them inappropriate for a broader centre role.  


Identified capacity  


Most of the Crossroads, The Grove and Sappho Road sites have been developed, although there is 


still a vacant portion of land on the site of The Grove, some of which may be occupied by the proposed 


retail centre expansion. There is a large site zoned B5 in Warwick Farm adjacent to the train station 


which has a reasonable amount of development capacity, with current land zoning encouraging a 


highway-side big-box development. Council has endorsed a rezoning of this site to B4 Mixed Use and 


R4 High Density Residential.   


In the New Release Areas, much of the retail floorspace demand is for bulky goods retailing and this 


would be accommodated in the B5 zone in Austral. There is enough floorspace capacity under current 


planning controls to accommodate demand.  


Much of the identified capacity in the B6 zoned land (along major road corridors) are generally small 


and have sensitive interfaces with adjoining residential development, and so could not accommodate 


the kinds of bulky-goods retail development which has occurred in Crossroads, or for large-scale 


commercial development. Few of these sites are vacant, and so any redevelopment would need to be 


feasible, considering the value of the current sites uses. 


Permissible land uses in the B6 zone  


The Liverpool B6 zone allows a wider range of uses than most B6 zones in greater Sydney. In some 


cases, out of centre retail developments with a range of uses more typically found in local centres 


have occurred in the B6 zone, and a revision of the zone is required to prevent this from occurring.  


Developments along the Hume Highway are functioning as stand-alone local centres, with uses 


including grocery stores, restaurants and cafés. These developments have a car-based design and 


are not well integrated into the local pedestrian network. The current cap of 1,600sqm of retail 


premises in the B6 zone is not sufficient to prevent out-of-centre development, particularly considering 


the potential for retail development to occur on multiple adjacent sites. Allowing ‘neighbourhood shops’ 
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instead of ‘shops’ in the B6 zone is the most straightforward way to prevent out of centre development 


while continuing to allow highway corridors to house some convenience-based retail premises.  


Concentration of food and drink premises in existing centres is important to increase their vibrancy 


and to allow them to evolve in the face of competition and online retailing. There is sufficient capacity 


to accommodate these uses in existing centres rather than in out-of-centre locations.  


Permissible land uses in the B5 zone  


The B5 Business Development zone covers the large format retail areas at Orange Grove and 


Crossroads. The zone enables a mix of business and warehouse uses, and specialised retail premises 


that require a large floor area, in locations that are close to, and that support the viability of centres. 


The use of the B5 zone in the Liverpool LGA is broadly consistent with the NSW Department of 


Planning, Industry, and Environment’s retail planning directions, as it seeks to create clusters of large-


format retail. However, its permissibility is relatively narrow, with many commercial and retail premises 


not permitted.  


Stakeholders have said that there should be greater flexibility in the B5 zone to accommodate a 


broader range of complementary land uses (e.g. service-based uses like banks, hair and nail salons). 


This would increase foot traffic in these centres outside of the weekend and would ensure they remain 


viable in the face of online retail and the changing nature of the retail market. However, Liverpool’s B5 


zones play a car-based role and there is a lack of co-location with social infrastructure. This makes 


them inappropriate for a broader centre role unless substantial design interventions take place. In this 


regard, it is not recommended to make any significant changes to the permissible land uses in this 


zone.   
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Retail Hierarchy & Future Planning  
 
Proposed Retail Hierarchy  
 
Table 1 - Proposed Retail Hierarchy for the Liverpool LGA 


Centre Type  Role  Features  Future 
development 


Centre Name  Former  
classification 
  


Metropolitan 
Cluster  


Regional-
scale mixed 
use centre of 
retail, 
services and 
businesses  


Commercial 
office 
development  
 
Mixed Use 
residential 
 
Multiple 
supermarkets 
and 
department 
stores  
 
Higher-order 
services 
 


Significant 
future 
development is 
likely.  


Liverpool City 
Centre  
 


Regional City  


Aerotropolis 
Core 
(Proposed)  


Not included  


Town Centre  Large retail 
centres which 
act as 
community 
gathering 
places with a 
range of 
uses.  


One or more 
full line 
supermarkets  
A broad 
range of 
specialty 
retail.  
A 
concentration 
of social 
infrastructure.  
 
Some other 
services.  
 
Good public 
transport and 
pedestrian 
accessibility.  
 


The priority for 
retail and 
service 
development 
outside the 
Liverpool City 
Centre.  
 
Design 
integration with 
social 
infrastructure 
should be 
improved as 
part of any 
expansion.  


Moorebank  
 


Town Centre  


Carnes Hill  
 


Casula 
 


Green Valley  
 


Edmondson 
Park  
 


Miller  


Proposed 
Austral major 
centre 
(Fifteenth 
Avenue x 
Edmondson 
Avenue)  
 


Not included  


Local Centre  Smaller retail 
centres which 
meet 
convenience 
retailing 
needs as well 
as acting as a 
community 
gathering 
place.  


A 
supermarket 
or large 
grocery store 
 
Some other 
retail facilities  
 
Co-location 
with social 
infrastructure  
 
Good 
pedestrian 
accessibility 


Public domain 
improvements 
and some 
expansion of 
these centres 
may be 
appropriate.  
Design 
integration with 
social 
infrastructure 
should be 
improved as 
part of any 
expansion.  


Cecil Hills  
 


Village Centre  


Wattle Grove  
 


Middleton 
Grange 
(proposed)  
 


Holsworthy 
(proposed)  
 


Austral centres 
(besides 
Fifteenth 
Avenue & 


Not included  
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Centre Type  Role  Features  Future 
development 


Centre Name  Former  
classification 
  


from 
surrounding 
residential 
development  


Edmondson 
Avenue)  
 


East 
Leppington  
 


Hammondville 
  


Small Village 
Centre  


Prestons 
 


Luddenham 
  


Green Valley 
road  
 


Lurnea  
 


Edmondson 
Avenue 


Epsom Road, 
Chipping 
Norton  
 


Stand-alone 
Centre  


Provide for 
the 
convenience 
and 
specialised 
retail needs of 
the local 
community, 
but do not act 
as mixed-use 
centres of the 
local 
community.  


A 
supermarket 
or significant 
specialised 
retail facilities  
 
No or limited 
co-location 
with social 
infrastructure  
 
Good access 
from the 
arterial road 
network  


Should only be 
expanded if 
there is limited 
capacity 
elsewhere, if 
they can act as 
a local or town 
centre in the 
future, and if 
there will not be 
a substantial 
impact on the 
viability of a 
local or town 
centre.  


Chipping 
Norton  
 


Village Centre  


Flowerdale 
Road/Hoxton 
Park Road  
 


Hoxton Park 
Road / Dorrigo 
Avenue  
 


Casula 
Shopping 
Centre (De 
Meyrick 
Ave/Hume 
Highway)  
 


Small Village 
Centre  


Orange Grove 
  


Small Village 
Centre  


Woolworths 
Casula  
 


Stand-alone 
centre  


Woolworths 
Prestons  


Not included  


Western 
Sydney 
Parklands 
Business Hubs 
  


Out of centre 
bulky goods 
cluster  


Provide for 
consolidated 
bulky goods 
retailing and 
specialised 


Large 
specialised 
retail facility 
with multiple 
premises.  


Changes in 
specialised and 
bulky goods 
retail tenant 


Crossroads Out of centre 
bulky goods 
cluster  
 


Sappho Road  Not included.  
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Centre Type  Role  Features  Future 
development 


Centre Name  Former  
classification 
  


retailing in a 
single 
location which 
facilitates 
comparison 
shopping.  


 
Good access 
from the 
arterial roads 
network. 
 
A small 
amount of 
unrelated 
floor space or 
services.  
 


profiles are 
appropriate.  
 
Traditional 
retail and 
service 
development 
should occur 
only if proposed 
premises 
cannot 
reasonably 
locate in 
another centre 
and constitute a 
small 
proportion of 
total floor 
space.  
 


 


Austral Bulky 
goods  


Not included.  


Neighbourhood 
Centre  


The smallest 
centres which 
make a small 
contribution to 
meeting the 
day to day 
retailing 
needs of the 
local 
community.  


A small 
amount of 
retail 
floorspace  
 
No 
supermarket, 
large grocery 
store or 
significant 
specialised 
retail role.  


Vulnerable to 
declines in the 
future. A 
change in use 
(including 
mixed use 
redevelopment 
with a reduced 
retail 
component) 
may be 
required if they 
decline or 
experience long 
term vacancies.  


West Hoxton 
(Fifteenth 
Avenue/22nd 
Avenue)  
 


Not included 


Heckenberg 
(Khancoban 
Street)  
 


Neighbourhood 
Centre  


Reservoir Road 
(Mount 
Pritchard) 
  


Neighbourhood 
Centre 


Ashcroft 
(Sinclair Road)  


Not listed.  


Sadlier (Bobin 
road)  


Neighbourhood 
Centre 


Cartwright 
(Wilan Drive)  
 


Neighbourhood 
Centre 


Maryvale 
Avenue 
(Liverpool)  
 


Neighbourhood 
Centre 


Boundary 
Road/Ives 
Avenue 
(Liverpool)  
 


Neighbourhood 
Centre 


Rose Street/Gill 
Avenue 
(Liverpool)  
 


Neighbourhood 
Centre 


Warwick Farm 
(Mannix 
Parade)  


Neighbourhood 
Centre 


Goulburn 
Street/Hume 


Neighbourhood 
Centre 
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Centre Type  Role  Features  Future 
development 


Centre Name  Former  
classification 
  


Highway 
(Liverpool)  
 


Grimson 
Crescent 
(Liverpool)  


Neighbourhood 
Centre 


54 De Meyrick 
Avenue 
(Casula)  
 


Neighbourhood 
Centre 


Marsh Parade 
(Casula)  
 


Neighbourhood 
Centre 


Alfred 
Road/Governor 
Macquarie 
Drive Chipping 
Norton  
 


Neighbourhood 
Centre 


Kemps Creek 
(Fifteenth 
Avenue)  


Not listed.  
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Note: Neighbourhood Centres have not been mapped 
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Explanation of changes to the retail hierarchy  
 
A comprehensive study about the retail landscape in the Liverpool LGA was last conducted in 2012, 


which resulted in a retail hierarchy dividing the LGA’s centres into a regional city, town centres, village 


centres, small village centres, neighbourhood centres, a stand-alone centre and a stand-alone bulky 


goods cluster.  


Since 2012, the strategic context of the Liverpool LGA has evolved, and several new retail centres 


have been proposed. There have also been several developments which were not anticipated at the 


time including two full-line supermarkets on Camden Valley Way and the Hume Highway as well as 


the significant expansion of the size of the Edmondson Park Town Centre. 


The SGS study recommended several changes to the hierarchy which are reflected in this Strategy. 


The revised hierarchy is not intended to pre-determine existing Planning Proposals. In this regard, 


future changes to the hierarchy may need to be made to reflect planning decisions.  


Table 2 - Notable changes to retail hierarchy categories 


Proposed Amendment Rationale 


Rename the ‘regional city’ to ‘metropolitan 
cluster’, with this category to remain the 
primary location for commercial 
development and higher order functions.  
 


The Western City District Plan and Greater 
Sydney Region Plan set the high-level strategic 
planning context for the Liverpool LGA and define 
Liverpool City Centre and the Aerotropolis Core 
as Metropolitan clusters.  
 
The Liverpool City Centre is the most attractive 
location in the Liverpool LGA for businesses and 
is the most suitable for commercial intensification.  
 


Create a new ‘local centre’ category 
(Combining the ‘village’ and ‘small village 
centre’ categories).  


The Western City District Plan and Greater 
Sydney Region Plan, as well as Planning Future 
Retail Centres by the DPIE, emphasise the need 
to allow centres to grow and evolve over time. 
 
Village and small village centres both perform 
similar retail functions. They are smaller than 
town centres and provide for day to day retail 
needs, anchored by supermarkets or large 
grocery stores.  
 
While some village and small village centres are 
larger than others, combining these categories 
provides additional flexibility for the role and 
composition of these centres to change over time.  
 
Maintaining separate categories and embedding 
these categories in planning instruments and 
strategic planning expectations would risk 
constraining the evolution of small village centres, 
which face many of the same risks as 
neighbourhood centres and could face decline in 
turnover over time if they are unable to evolve. 
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Proposed Amendment Rationale 


Expand the ‘stand-alone centre’ category to 
include village and small village centres 
which are not deemed to have a strong 
place-based function.  
 
Make town centres and local centres the 
primary locations for retail development, 
with stand-alone centres expanding only if 
there is limited capacity elsewhere, if they 
can act as a local or town centre in the 
future, and if there will not be a substantial 
impact on the viability of a local or town 
centre.  
 


The place-based function of a retail centre to act 
as a social connector and centre of the local 
community is influenced by its design, co-location 
with social infrastructure and accessibility by 
diverse transport modes. 
 
Focusing service, retail and social infrastructure 
development in town and local centres will ensure 
that they remain viable retail centres offering a 
broad range of retail premises and that their 
place-based function at the centre of local 
communities is consolidated and complemented 
by their retail function.  
 
Stand-alone centres form an important part of 
Liverpool’s retail landscape and retail 
accessibility, but do not have the same capacity 
as town and local centres to act as centres of the 
local community. 


 


Table 3 - Notable changes to classification of centres 


Proposed Amendment Rationale 


Classify Cecil Hills, Wattle Grove, 
Hammondville, Prestons, Luddenham, 
Green Valley Road, Lurnea, Edmondson 
Avenue and Epsom Road as local centres.  


Each of these centres were previously classified 
as village or small village centres and have 
relatively good social infrastructure integration, 
walkability from the surrounding area and design 
integration with the street. 
 
 
 


Classify Chipping Norton (Barry Road & 
Ernest Avenue), Flowerdale, Holsworthy 
Plaza, Hoxton Park, and Casula Shopping 
Centre as stand-alone centres.  


Each of these centres were previously classified 
as village or small village centres, but do not have 
good social infrastructure integration, walkability 
from the surrounding area and design integration 
with the street. 
 


Classify Woolworths Casula and 
Woolworths Prestons as stand-alone 
centres  


These centres primarily consist of stand-alone 
supermarkets. They were built since the Liverpool 
Retail Centres Hierarchy Review was written in 
2012. As they provide several retail premises as 
well as supermarkets, they meet the criteria for 
local centres, but their design and locations mean 
they primarily facilitate car-based supermarket 
access rather than having the potential to fill a 
broader place-based role. 
 


Classify Middleton Grange as a local centre  Middleton Grange was previously classified as a 
Village Centre and has not yet been built. The 
floorspace of the Middleton Grange centre 
anticipated in current planning controls is 
consistent with a local centre role. There is not a 
large enough retail floorspace gap in the New 
Release District or a large enough catchment 
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Proposed Amendment Rationale 


around the Middleton Grange Centre to reclassify 
it as a town centre. In addition, road access to the 
Middleton Grange centre site is more constrained 
than road access to most town centres. 
 
The centre site is co-located with proposed 
parkland and with the local school. Planning 
controls intend to facilitate a mixed-use town 
centre and these attributes make Middleton 
Grange suitable to be developed as a local centre 
with strong design integration with the 
surrounding area. The revised hierarchy is not 
intended to pre-determine existing Planning 
Proposals. In this regard, future changes to the 
hierarchy may need to be made to reflect 
planning decisions. 
 


Classify Holsworthy as a local centre  Holsworthy was previously classified as a village 
centre.  
 
The location of the proposed Holsworthy centre 
would be most closely aligned with a stand-alone 
centre designation. It is not co-located with social 
infrastructure or highly accessible on foot from a 
large surrounding population catchment, both of 
which would ordinarily be required for a local 
centre. While it is next to the Holsworthy Station, 
it is located on a major road, which lends itself to 
a car-focused function.  
 
A designation for Holsworthy as a local centre 
reflects the potential for a mixed-use centre 
development (which is permissible under current 
planning controls) to be designed to integrate with 
the surrounding area and so fulfil a place based 
role despite the lack of surrounding social 
infrastructure or a large walking catchment. If the 
centre were delivered with an inward focused car-
based design and without a mix of uses, a 
designation as a stand-alone centre would be 
more appropriate.  
 
The amount of retail floorspace permitted at 
Holsworthy is consistent with a local centre role. 
Retail modelling shows that floorspace demand in 
the Eastern District is unlikely to grow 
substantially in the future, and so there is no need 
for an additional town centre in this area. The 
revised hierarchy is not intended to pre-determine 
existing Planning Proposals. In this regard, future 
changes to the hierarchy may need to be made to 
reflect planning decisions. 
 


Add proposed retail centres in Austral and 
East Leppington and the Western Sydney 


Additional centres are proposed in Austral and 
the Western Sydney Parklands and should be 
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Proposed Amendment Rationale 


Parklands Business Hubs to the retail 
hierarchy.  


considered as part of the same strategic 
framework governing other greenfield and 
established centres. 
 
The proposed size (up 30,000sqm retail or 
commercial GLA) and large natural population 
catchment (the northern half of Austral) of the 
proposed centre at the intersection of 
Edmondson Avenue and Fifteenth Avenue is 
consistent with a designation as a town centre. 
 
The centres at Gurner Avenue, Eighth Avenue 
and Tenth Avenue are proposed to have up to 
10,000sqm of retail or commercial GLA and to 
have an outward focused design which in most 
cases is co-located with open space or other 
social infrastructure. This is consistent with 
designations as local centres. 
 
The proposed large bulky goods retailing area in 
Austral has a natural classification as a bulky 
goods cluster similar to Crossroads. 
 
Any retail premises developed in business hubs 
in the Western Sydney Parklands would be car-
focused rather than intended to act as local 
centres at the centre of residential communities. 
As such, they should be designated as stand-
alone centres. 
 
The inclusion of proposed centres in the retail 
hierarchy should not change development 
expectations for these centres, which are mostly 
set in growth area DCPs and the State 
Environmental Planning Policy (Sydney Region 
Growth Centres) 2006. 
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Guiding Criteria for Planning Proposals  
 
The table below outlines a set of guiding criteria to assist in the assessment of future planning 


proposals.  


Note: The criteria is intended as a guide only and proponents will be subject to the assessment 


processes that apply to all planning proposals under NSW planning legislation and guidelines.  


Table 4 – Guiding Criteria for Planning Proposals  


 Guiding Criteria Rationale 


1 Proposals must not have a significant negative impact 


on the retail operation of the Liverpool City Centre, 


town centres and local centres (including planned 


future centres).  


 


Liverpool’s centres are important 


focus points for the local 


community. They provide 


convenient access to retail for 


the local community.  


It is important that Council 


protects all larger local centres 


and ensures that they remain 


viable.  


New centres may be needed in 


the future to increase retail 


provision for the growing 


population in both greenfield and 


established areas, but the 


potential impacts of these 


developments on the economic 


viability of existing centres 


should be considered. An 


Economic Impact Assessment 


will be required to accompany a 


planning proposal.  


 


2 The creation of new out of centre retail developments 


are not encouraged. 


Out of centre developments 


cannot take a broader place-


based role in addition to their 


retail functions.  


 


3 In all centres (except neighbourhood centres), 


proposals must retain the existing amount of retail and 


commercial floorspace as part of a mixed-use 


development.  


 


Overall floorspace demand for 


each kind of centre in the 


Liverpool LGA will likely remain 


stable or increase slightly. As 


such, retail planning should seek 


to retain retail premises 
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 Guiding Criteria Rationale 


distributed across the LGA to 


retain current levels of 


accessibility to retail facilities.  


Existing neighbourhood centres 


may have issues with vacancies 


and viability. In these 


circumstances, mixed use 


redevelopment with a reduced 


amount of retail may be 


appropriate.  


4 Proposals for redevelopment or expansion of town 


centres and local centres must demonstrate improved 


integration with the public domain and with nearby 


open space, social infrastructure and other services.  


 


 


Improved design integration with 


surrounding open space and 


social infrastructure (and other 


services) would provide 


additional anchors to centres 


and improve their function as 


multi-purpose places.  


Centres which are not co-


located with social infrastructure 


and which have a more car-


based role serve an important 


retail function but should not be 


encouraged to expand. An 


exception to this is large format 


retail centres, which are 


vulnerable to online retail 


competition and broader 


economic trends and in which 


limited diversification of uses 


may be appropriate.  


 


 


New transit-oriented developments  
 
Council is considering the creation of high-density transit-oriented development (TOD) centres on the 


route of the proposed rapid transit corridor from the Liverpool City Centre along Hoxton Park Road 


and Fifteenth Avenue to the Western Sydney Aerotropolis and Western Sydney International Airport. 


Investigations around the rapid transit corridor are still underway and detailed planning has not 


occurred, and so the ultimate size of and the functions of the potential TODs has not been determined.  


The role of retail centres within TODs should fit within the broader centre hierarchy. There is limited 


demand for a large new retail centre in the Liverpool LGA. In addition, while any new centres should 
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be designed to be a vibrant and well-designed place, it is unlikely to be co-located with large amount 


of social infrastructure. For this reason, it should not act as a new town centre.  


The most natural role for a new TOD centre within the retail hierarchy is as a local centre with a focus 


on serving the day to day needs of the local population, rather than on attracting a broader range of 


expenditure to the area. Such a centre would likely contain a small supermarket and some specialty 


retailing and cafes. The amount of retail delivered should correspond with the additional retail demand 


created by the other development proposed in the centre. This will minimise the impacts that the new 


centre will have on turnover in other nearby centres,  


Conclusion  
 
This Strategy has been developed is response to Council’s LSPS and aligns with relevant state  and 
local policies.  
 
A significant gap has been identified in supermarket floor space within the Liverpool LGA, with large 
gaps in the City Centre District and new release areas. In response, this Strategy highlights the need 
to review and amend planning controls and continue to progress planning proposals to support the 
development of new local centres. The Liverpool City Centre Retail Study (SGS, 2020) also seeks to 
address this issue and includes a framework for the evaluation of mixed-use developments and future 
directions for retail development in each part of the Liverpool City Centre. 


New guidelines for planning proposals have been developed to ensure that centres remain viable and 
to ensure improved integration with the public domain and with nearby open space, social 
infrastructure and other services.   
 
The 2012 Retail Hierarchy has been updated to reflect the current strategic context of the Liverpool 
LGA and to incorporate retail developments which were not anticipated at the time.  
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Actions and Delivery Plan  
 
For the purposes of this Strategy, the following short, medium and long term timeframes have been 


established to align with the proposed actions and implementation plan. These timeframes also align 


with those in the LSPS.  


• Short term – 2020/2021  


• Medium Term – 2021/2022 – 2024/2025 


• Long Term – 2025/2026 – 2035-2036 


It is noted that the comprehensive review of Liverpool Development Control Plan 2008 (LDCP) and 


Phase 2 of the LEP Review will commence in mid-2020.  


# Action  Rationale  Implementation  Relationship 
to LSPS  


Timing  


1. Review land use 
planning controls to 
ensure quality built 
form outcomes and 
ensure consistency 
with the retail 
hierarchy.  
 


It is important to 
ensure that future 
development has a 
high-quality design 
that meets 
community 
expectations.  
 
The DCP may also 
need to be updated 
to reflect the revised 
retail hierarchy.  


Phase 2 of the 
LEP Review 
and DCP 
Review  
 


PP 9 – Safe, 
healthy and 
inclusive 
places 
shaping the 
wellbeing of 
the Liverpool 
community.  
 
PP11 – An 
attractive 
environment 
for local jobs, 
business, 
tourism and 
investment.  
 


Short to 
medium 
term 


2.  As part of the 
existing planning 
proposal, review 
planning controls in 
Middleton Grange 
and encourage 
development of a 
local centre 
consistent with the 
retail hierarchy.  
 


The Middleton 
Grange community 
have limited access 
to retail facilities and 
services.  


Review as part 
of existing 
Planning 
Proposal.  


PP6 – High-
quality, 
plentiful and 
accessible 
community 
facilities, 
open space 
and 
infrastructure 
aligned with 
growth.  
 
 
PP11 – An 
attractive 
environment 
for local jobs, 
business, 
tourism and 
investment.  


Short term  
 


3.  As part of the 
existing planning 
proposal, encourage 


The Holsworthy 
community have 
limited access to 


Undertake as 
part of existing 


PP6 – High-
quality, 
plentiful and 


Short term.  
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# Action  Rationale  Implementation  Relationship 
to LSPS  


Timing  


the development of 
a local centre in 
Holsworthy 
consistent with the 
retail hierarchy.  
 


retail facilities and 
services.  


Planning 
Proposal.  


accessible 
community 
facilities, 
open space 
and 
infrastructure 
aligned with 
growth.  
 
 
PP11 – An 
attractive 
environment 
for local jobs, 
business, 
tourism and 
investment.  


4. Investigate and 
address any 
impediments for the 
timely delivery of 
centres in Austral.  


Impediments (such 
as fragmented land 
ownership) may 
impact on the 
orderly development 
of retail centres in 
Austral. 


Investigate in 
consultation 
with internal and 
external 
stakeholders.  


PP6 – High-
quality, 
plentiful and 
accessible 
community 
facilities, 
open space 
and 
infrastructure 
aligned with 
growth.  
 
PP11 – An 
attractive 
environment 
for local jobs, 
business, 
tourism and 
investment. 
 


Short to 
Medium 
term 


5. Amend LEP to 
replace 
permissibility of 
‘shops’ in the B6 
zone with 
‘neighbourhood 
shops’.  
 
 


Whilst there is a 
current cap of 
1,600sqm of retail 
premises in the B6 
zone, there is a 
need for additional 
measures to 
prevent out of 
centre 
developments.  
 
Allowing 
‘neighbourhood 
shops’ instead of 
‘shops’ in the B6 
zone is the most 
straightforward way 


Phase 2 of the 
LEP Review. 


PP11 – An 
attractive 
environment 
for local jobs, 
business, 
tourism and 
investment. 
 


Short term 
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# Action  Rationale  Implementation  Relationship 
to LSPS  


Timing  


to prevent out of 
centre development 
while continuing to 
allow highway 
corridors to house 
some convenience-
based retail 
premises.  
 


6. Review LEP zoning 
of key sites (LEP 
schedule 1, Clause 
9) if they have been 
developed for the 
purposes of service 
stations or food and 
drink premises. 
Undertake a site 
analysis and 
consider rezoning to 
B6 
 


Service stations and 
take away food and 
drink premises are 
permitted on 
identified key sites 
with non-business 
zones along major 
road corridors 
through Clause 9 of 
Schedule 1 of the 
LEP.  
 
The majority of 
these sites have 
been developed for 
the purposes of 
service stations and 
take-away food and 
drink premises, and 
so perform a similar 
function to sites in 
the B6 zones.  
 
However, while the 
B6 zone requires 
residential 
development to be 
at least 50m from a 
major road, there is 
no such 
requirement for key 
sites with a 
residential zone 
which have been 
developed to serve 
an enterprise 
corridor function.  
 


Phase 2 of the 
LEP Review  


PP11 – An 
attractive 
environment 
for local jobs, 
business, 
tourism and 
investment. 


Short term 


7. As part of the 
planning for the 
FAST corridor, 
consider appropriate 
location of TODs.  
 


Council is 
considering the 
creation of high-
density transit-
oriented 
development (TOD) 
centres on the route 


Investigate as 
part of FAST 
corridor 
planning.  


PP3 – 
Accessible 
and 
connected 
suburbs  


Short to 
Medium 
term  
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# Action  Rationale  Implementation  Relationship 
to LSPS  


Timing  


of the proposed 
rapid transit corridor 
from the Liverpool 
City Centre to the 
Western Sydney 
Aerotropolis and 
Western Sydney 
International Airport.  
 
Any new TOD 
centre should have 
a local retail role 
and have minimal 
impact on expected 
retail turnover in 
nearby centres.  
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Executive Summary 
This report has been prepared by APP Corporation Pty Ltd (APP) to provide Liverpool City Council with 
an understanding of: 
▪ The changing demands and drivers affecting traditional industrial and employment lands and 


innovation, research and advanced manufacturing and business park uses; and 
▪ The potential land use implications and planning initiatives required to support long term 


economic prosperity and job growth in the Liverpool LGA. 
 
It includes a review and analysis of: 
▪ The key domestic and global demands and drivers for change influencing Liverpool’s existing 


industrial precincts; 
▪ Domestic and international case studies which identify and confirm best practice for land use 


planning; and 
▪ Market and Government initiatives that have incentivised growth and development of industrial 


development lands. 
 
The report has focused on the following industrial precincts within Liverpool, comprising Chipping 
Norton, Moorebank, Orange Grove, Priddle/Scrivener Street (Warwick Farm), Sappho Road (Warwick 
Farm North), Warwick Farm Racecourse (Coopers Paddock), Yarrunga/Prestons, Crossroads (Casula), 
Hoxton Park Airport (Len Waters Estate) and Austral.  
 
The way in which land and buildings are used and developed in industrial precincts is steadily changing 
in response to a number of key drivers, both domestically and internationally and include globalisation 
and impacts of global competition, population growth and increased construction activity. These 
drivers have led to investment in major infrastructure projects and land releases in Greater Sydney, 
including Western Sydney Airport. The changing nature of industries, the workplace and working 
efficiencies have created shifts in global and domestic economic conditions and a changing consumer 
market, spurring creative thinking and investment in technical and professional service industries.  
 
Liverpool’s industrial lands will transform steadily over the coming decades. A growing need for 
industry to specialise and target niche sectors to retain a competitive edge along with a demand for 
continued urban services, larger-scale distribution and freight and specialised innovation/creative and 
advanced technology industries will require the development of a variety of industrial spaces to 
accommodate the range of demands.  Good access to movement corridors, with access to transport, 
essential services and amenity will be paramount to further development in this sector. 
 
To understand the challenges and opportunities that will influence the changing Liverpool industrial 
sector, APP has examined the critical success factors of comparable industrial precincts throughout 
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Australia and overseas and how these learnings could be applied to Liverpool’s industrial precincts.    
This review has focused primarily on their land use planning and development regulation. 
 
A variety of market and government led initiatives can support the retention and growth of local jobs 
and industries. Value capture is an effective tool to reinvest funds raised from new development 
projects back into infrastructure upgrades. It is also a means of leveraging growth against significant 
infrastructure investment, such as the Western Sydney Airport and North-South Rail to drive 
investment from the private sector and establish important connected corridors of economic strength. 
Planning and land use incentives can also be used to drive growth, encourage desirable built form 
outcomes and place making, and protect established industries. 
 
Development standards including building height, floor space ratios (FSRs) and lot size under Liverpool 
Local Environmental Plan 2008 (LLEP 2008) have been reviewed with a series of recommended 
improvements included based on the best practice experiences investigated. This report recommends 
alterations to Liverpool’s planning framework to better respond to the changing nature of the 
industrial precincts. These changes include better definition of the type, scale and nature of industrial 
and other activities considered suitable in each of the zones as well as clarification of the desired intent 
of each zone. It is essential that the zones avoid generality by including more specific objectives and 
remove unnecessary duplication of permissible land uses. 
 
There is a need to reconcile the current zoning of Liverpool’s precincts. Specialised urban services are 
best suited to the IN2 Light Industrial Zone. The IN1 General Industrial Zone should be applied to 
industrial parks or estates that accommodate mid-sized operators and large, low-impact operations 
including warehousing, distribution, logistics, processing and manufacturing. The IN3 Heavy Industrial 
Zone should only be retained in areas where heavy impact industries are considered desirable to be 
maintained with protected separation distances to surrounding uses.  
 
Finally, this report explores the introduction of a modified B7 Business Park Zone in suitable precincts 
to allow for a variety of light and innovative industrial, commercial and retail uses. It is recommended 
that the tailored B7 zoning be applied to the Priddle/Scrivener Street precinct as part of an extension 
to the Liverpool Health and Education Precinct. This rezoning needs to be supported by initiatives, 
revised development standards and infrastructure improvements which focus on revitalizing places 
within the precinct. 
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1. Introduction 
1.1 Purpose of the Study 


Liverpool City Council (Council) have commissioned APP Corporation Pty Limited (APP) to undertake a 
detailed investigation of existing industrial and employment land within the Liverpool Local 
Government Area (LGA).  This report will provide Council with a better understanding of the changing 
demands and drivers of traditional industrial and employment land and innovation, research and 
advanced manufacturing and business park uses, the potential land use implications and planning 
initiatives required to support long term economic growth, prosperity and job creation in Liverpool 
LGA.  This report: 
▪ Investigates the changing demands and drivers of industrial and employment land uses and built 


form relevant to the Liverpool LGA in the short to medium term. 
▪ Investigates current best practice of land use planning for industrial and employment lands. 
▪ Provides an overview of the objectives, land uses and development standards within existing 


industrial zones under Liverpool Local Environmental Plan 2008 (Liverpool LEP 2008) and makes 
recommendations to the planning framework. 


▪ Investigates changing demand and drivers of Innovation/Research/Health/Advanced 
manufacturing precincts and business parks including B7 Business Park zoned land. 


▪ Investigates current best practice of land use planning for Innovation/Research/Health/ 
Advanced manufacturing precincts and business parks including B7 Business Park zoned land 
within Australia and in other countries. 


▪ Provides recommendations regarding implementation of Innovation/Research/Health/Advanced 
manufacturing precincts and business parks within the Liverpool LGA, including zone objectives 
and permissible uses. 


▪ Provide advice on land use planning initiatives to foster the establishment of 
Innovation/Research/Health/Advanced manufacturing precincts and business parks in existing 
precincts. 


 
This study builds on the previous research undertaken by Council and other organisations to 
understand the constraints, opportunities and changing nature of industries. The study identifies and 
acknowledges how global competition, advances in technology and collaboration are driving 
specialisation, clustering and innovation, and how these fundamental shifts need to be understood in 
the content of Liverpool’s employment lands.  


1.2 Report Structure 


This Study is structured in the following Chapters: 
 
Chapter 1: Introduction – Includes an overview of the purpose of the Study and its structure. This 
section considers the types of employment precincts examined in the Study, their economic role, 
typical characteristics and how these relate to Liverpool’s industrial context.  
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Chapter 2: Industrial Employment Lands in Liverpool – This Chapter includes summaries of planning 
and research documents to provide the strategic context behind the purpose for this Study. It also 
includes summaries and a Strengths, Weakness, Opportunities and Threats (SWOT) analysis of each of 
the industrial precincts. 
 
Chapter 3: Key Demands and Drivers – Includes an investigation into the key demands and drivers of 
employments lands in the context of Liverpool. It also examines how changes globally are re-defining 
industries as well as the physical form and characteristics of employment lands.  
 
Chapter 4: Best Practice Planning for Industry and Innovation – Investigates international and 
domestic case studies which have in some capacity demonstrated best practice approaches to planning 
for industrial and innovation precincts. This chapter considers how approaches to land use planning 
and development regulation has stimulated economic growth, retained jobs or delivered on a precinct 
Vision for built form or operational outcomes.  
 
Chapter 5: Market and Government Initiatives – This Chapter investigates a number of international 
and domestic examples of how the private sector, governments or partnership structures have 
influenced employment outcomes through initiatives. Some of the initiatives discussed include the 
utilisation of value capture, investments in infrastructure, governance structures, planning and 
development incentives and financial abatements.  
 
Chapter 6: Planning Review - Utilising best-practice approaches to land use planning, development 
regulation and initiatives, a review of Liverpool’s planning framework is undertaken to align zones with 
the economic roles, SWOTs and characteristics of each precinct. Development standards including 
building height, floor space ratios (FSRs) and lot size under Liverpool Local Environmental Plan 2008 
(LLEP 2008) have been reviewed with a series of recommended improvements included based on best 
practice experiences investigated. The purpose of this exercise is to best prepare Liverpool’s 
employment precincts for the future of evolving industries and to facilitate continued job growth.  
 
Chapter 7: Conclusion – Summarises the key findings from the investigations and planning review to 
form a series of recommendations and actions for Council’s consideration.  


1.3 Defining Industrial and Innovation Precincts 


This Study investigates existing employment precincts in Liverpool that are currently zoned IN1 
General Industrial, IN2 Light Industrial or IN3 Heavy Industrial. These are currently best defined as 
industrial precincts. They accommodate a range of built forms, activities and operations that by their 
nature require some level of physical separation from more sensitive land uses, including residential, 
due to their environmental impacts and spatial operating requirements.  
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There has been a myriad of terms used domestically and internationally to define industrial precincts. 
The Greater Sydney Commission in their Western City District Plan groups Liverpool’s industrial 
precincts into ‘urban services’ lands and ‘sub-regional employment’ lands.  
 
Urban services are a collection of industries that support the development, operation and liveability 
of a city, providing for the needs of local populations. They comprise the likes of local trade and 
construction services, building support, transport, automotive repairs, manufacturing, storage, postal 
and hire premises1. Good examples of urban services precincts in Liverpool include Coopers Paddock 
at Warwick Farm Racecourse, Chipping Norton (predominantly) and Priddle/Scrivener Street.  
 
Sub-regional precincts by their definition are larger industrial estates typically positioned on, or with 
good access to arterial motorways and freight rail lines. They typically comprise ‘big-box’ warehousing, 
freight and logistics, distribution, postal and processing centres which require larger land parcels to 
accommodate truck movements and turning, loading and work spaces. They also comprise a series of 
complementary ancillary uses including commercial offices, neighbourhood retail and recreation 
which does not compromise the predominant industrial activities2. These precincts often require 
greater physical separation or treatments to surrounding areas and more sensitive land uses because 
of the nature of the environmental impact arising from their operations. This includes nuisance 
pollution, noise, odour and unsightliness and risk to human health and safety. They are centres of 
significant employment numbers but typically lower employment densities owing to their expansive 
scale. Examples of sub-regional precincts in Liverpool include Moorebank, Yarrunga/Prestons and 
Hoxton Park Airport (Len Waters Estate).  
 
Whilst the identification of urban services and sub-regional precincts goes some way to delineating 
and defining industrial precincts, it is worth acknowledging that the nature and characteristics of such 
precincts, particularly in Liverpool, are much more complex than this. In Moorebank and Chipping 
Norton, a genuine mix of larger scale transport, warehousing and distribution is inter-mixed with small 
unit storage and local construction-based activities. Similarly, the Priddle/Scrivener Street precinct, 
although quite small at 23.2 hectares, includes medium to large floorplate light industrial or freight 
and logistics uses with a small number of industrial strata units.  
 
There is then the added complexity of innovation and how this ultimately affects the land use 
definitions and zoning of traditional industrial lands. Innovation precincts are globally recognised as 
centres of collaboration between firms, researches, investors and entrepreneurs. They can take a 
variety of forms, from an agglomeration of innovation activity around a research-intensive hospital or 
university to a single incubator hosting start-ups and innovators. The Brookings Institution defines 
these precincts as “areas where leading-edge anchor institutions and companies cluster and connect 


                                                           
1 The future of Greater Sydney’s Urban Services, SGS Economics and Planning https://www.sgsep.com.au/news/latest-news/future-
greater-sydneys-urban-services 
2 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
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with start-ups, business incubators and accelerators – they are physically compact, transit-accessible 
and technically wired and offer mixed use housing, office and retail”3.  
 
Globally, traditional industrial areas are undergoing transition due to improving technology, better 
understanding of good place-making and the impetus to collaborate and specialise. Older inner-city 
industrial areas, close to transport and innovation anchors, such as research institutions, hospitals and 
universities are being re-adapted into innovation clusters with a mixture of land uses and built form 
types4. In Liverpool, ageing industrial precincts to the immediate north and east of the CBD have come 
into the focus of Council and the Greater Sydney Commission in recent years as potential innovation 
precincts given their scale, declining physical environments and proximity to the Liverpool 
Collaboration Area, comprising the Health and Education precinct.  
 
Innovation precincts are broad in their employment and land use characteristics. They can be areas of 
advanced manufacturing, bio-medical and chemical production and warehousing positioned around a 
scientific research base, through to incubators comprising micro creative spaces, organic markets and 
live/work settings5. The land use zones under LLEP 2008 have not fully comprehended the intricate 
mixed-use nature of innovation precincts; hence the need for the review and recommendations 
outlined in this Study.  


1.4 Liverpool: Employment Profile 


The nature of industrial land is undergoing significant transition, predominantly due to the impacts of 
innovation in industry and business. These impacts are being felt globally but particularly in Liverpool 
due to the commitment and delivery of the Western Sydney Airport (WSA) and Aerotropolis under the 
Western Sydney City Deal. A snapshot of the current and future employment profile of its workers is 
required to appreciate the changing demands and drivers behind employment lands in Liverpool. 
 
Currently there are 25,600 jobs in employment lands which represents 17% of industrial jobs in the 
Western City District and 33% of all jobs in Liverpool6. Job growth in employment lands has been 
modest in the LGA over the past decade to 2018, owing mostly to the developed nature of existing 
operational precincts and the delays in land release for new precincts around the WSA.  
 
A large proportion of employment jobs in Liverpool are in manufacturing (28%) and transport, postal 
and warehousing (14%). Urban services including construction (12%) and wholesale trade (11%) also 
account for a large proportion of jobs. Employment in the professional, scientific, research and 


                                                           
3 NSW Innovation Precincts, NSW Innovation and Productivity Council September 2018 
4 Unlocking enterprise in a changing economy, Victoria State Government September 2018 
5 ibid 
6 Greater Sydney Region Plan, Greater Sydney Commission 2018 
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technical services sectors is currently very under-represented in the Liverpool employment precincts7. 
The recent and current employment trends are reflective of: 
▪ the successes of transport, warehousing and distribution centre activities in the sub-regional 


precincts of Moorebank and Yarrunga/Prestons given their proximity and superior access to the 
M5 and M7 Motorways and future proposed access to the WSA via the M12 link and Outer 
Orbital; and 


▪ the decade of growth in the residential development and infrastructure sectors in Western 
Sydney which has translated to a growing need for local trade and construction business. These 
in turn have supported the urban renewal and redevelopments in the Liverpool City Centre and 
new housing estates in the South-West Growth Centres.  


 
According to the SGS Liverpool Industrial Lands Study - July 2018, the number of jobs in employment 
lands in Liverpool are expected to more than double to 59,300 by 20468. Whilst specialised 
manufacturing jobs will still form part of the industrial sector across the Western City over the next 30 
years there is consensus that a steady decline will be experienced as a result of improving technologies 
in processing and the continued rise of off-shore competition. Freight and logistics, construction and 
wholesale industries currently have a degree of specialisation which will continue to be in demand, 
particularly as a result of ongoing land release in the south-west and the construction of the WSA and 
Aerotropolis. 
 
The highest rates of growth are anticipated in the professional services and transport and logistics 
sectors. Whilst higher-value knowledge jobs (‘smart jobs’) will be in demand across the LGA’s 
employment lands, most are anticipated to be based around the WSA and in the Aerotropolis.  


1.5 Understanding the Changing Demands and Drivers 


Land use and built form in employment lands across the world began to undergo change in the 1990s 
with increased access to the internet and technological advancements in mechanisation which 
fundamentally shifted sectors away from the traditional Fordist industries9. Further advances in 
technologies coupled with lifestyle improvements and the rise of global competition and globalization 
has demanded innovation and specialization to create competitive niche industries10. These global 
shifts have impacted on the types of jobs that people have, the way they work and the way they 
collaborate with others day to day. This has impacted drastically on land use and the physical 
environments emerging within traditional employment precincts.  
 
For industrial employment lands, this has predominantly resulted in one of the following scenarios: 


                                                           
7 Liverpool Industrial Employment Land Study, Knight Frank August 2016 
8 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
9 Working futures: the changing nature of work and employment relations in Australia, Callus, Ron 2002 
10 Liverpool Industrial Employment Land Study, Knight Frank August 2016 
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1.5.1 Industrial Parks 


The need for space in general industry still remains, notwithstanding the rise of mechanisation and 
advances and specialization in sectors such as manufacturing. In fact, the success of large-scale 
industrial cities which are home to a variety of warehousing, distribution, aerospace, port facilities, 
mining and extractive industries has continued in China, Europe, the Middle East and North America 
over the past few decades11. Successful Industrial Parks are those that are diverse by the nature of 
their activities and physical forms but are also well connected and serviced by major transport and 
digital infrastructure and are well planned in advance of development. Eastern Creek in the Western 
Sydney Employment Area is a good example of a modern industrial park which has been strategically 
planned to support general industries.  
 
 


  
  


 


1.5.2 Specialised Urban Services Precincts 


Industrial lands positioned around the edges of cities or in outer-suburban locations have the 
opportunity to become specialist urban services precincts where the demand for local services and 


                                                           
11 Suzhou Industrial Park celebrates 25 years http://www.chinadaily.com.cn/cndy/201904/12/content_37457505.htm 



http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwichM--39PiAhVSFHIKHa_qBLkQjRx6BAgBEAU&url=http://dailyactive.info/2019/01/22/bungoma-governor-in-uganda-in-determined-missions-of-industrial-park-delivery/&psig=AOvVaw0BixZaxVUtCmW3FM53zPuM&ust=1559872338729246

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjm6rnZ39PiAhXbYysKHc9uCroQjRx6BAgBEAU&url=https://asia.nikkei.com/Business/Thai-industrial-park-developer-plumbs-expansion-on-the-Mekong&psig=AOvVaw0BixZaxVUtCmW3FM53zPuM&ust=1559872338729246

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwia_fTt39PiAhXUXCsKHTjLCQAQjRx6BAgBEAU&url=https://communityimpact.com/austin/round-rock-pflugerville-hutto/city-county/2017/04/13/breaking-news-hutto-announces-business-industrial-park-deal/&psig=AOvVaw0BixZaxVUtCmW3FM53zPuM&ust=1559872338729246
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materials is still high. In Australia, these precincts are either existing or newly planned and developed 
small-scale industrial estates comprising strata title multi-unit complexes. These precincts 
accommodate a range of light industrial operations including construction and trade services, storage, 
advanced manufacturing, plant equipment repair and hire, auto repairs and fabricators12. Newly 
developed versions of these precincts are incorporating sustainable methods of construction and 
operations and their workspaces are decreasing in size and becoming more efficient13.  
 


  
  


 
 


1.5.3 Innovation Precincts 


Innovation Precincts are genuine mixed-use precincts that often form around the edge of a catalytic 
anchor such as a hospital, research centre or university. They typically occur as a result of urban 
renewal in an inner-city setting which has good access to public transport, walkability, a strong sense 


                                                           
12 The future of Greater Sydney’s Urban Services, SGS Economics and Planning https://www.sgsep.com.au/news/latest-news/future-
greater-sydneys-urban-services 
13 Liverpool Industrial Employment Land Study, Knight Frank August 2016 



http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&cad=rja&uact=8&ved=2ahUKEwjgmY3U3tPiAhUCFHIKHStvCx0QjRx6BAgBEAU&url=/url?sa%3Di%26rct%3Dj%26q%3D%26esrc%3Ds%26source%3Dimages%26cd%3D%26ved%3D2ahUKEwiY6t_T3tPiAhVbbn0KHaFRDUgQjRx6BAgBEAU%26url%3Dhttps://www.realcommercial.com.au/for-lease/liverpool-nsw-2170/industrial-warehouse/%26psig%3DAOvVaw1tlnVCQDQiODwBj87Q5x7y%26ust%3D1559872104087380&psig=AOvVaw1tlnVCQDQiODwBj87Q5x7y&ust=1559872104087380

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwir8fCB39PiAhXUfisKHeqoCwwQjRx6BAgBEAU&url=https://www.liverpoolchampion.com.au/story/5789549/new-warehouse-space/&psig=AOvVaw1tlnVCQDQiODwBj87Q5x7y&ust=1559872104087380

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwiGn72Y4NPiAhVTfysKHefQCmUQjRx6BAgBEAU&url=https://www.enterpriseindustrial.com.au/projects/brookvale/&psig=AOvVaw2l0bWTIgW2SLyF9JZJKSlX&ust=1559872535111785
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of history and place and excellent amenity for workers14. Innovation in these precincts is not only 
drawn from the creative industries that tend to occupy them, but also from the inspiration incited by 
the urban setting. Land use is both complementary and conflicting in these precincts, owing to the 
planned and unlikely collaboration and co-existence that can occur to create a truly dynamic place. 
Residential and retail elements often form core components of these precincts to drive vibrancy and 
a 24-hour collaboration economy. The Victorian Government’s recent establishment of a new 
Commercial 3 zone typifies the growth and attraction of Innovation Precincts in areas like West 
Melbourne.  
 
The demands for building and planned space, transport and access, environmental settings and 
interface treatments are broad and area-specific. Planning for land use, development outcomes and 
initiatives to encourage job retention and growth therefore need to be consciously grounded in an 
understanding of economic, environmental, social and technological drivers. These are examined in 
greater detail in Chapter 2 of this Study. 
 


 
 


 


                                                           
14 Reimagining the Liverpool Health, Education, Research and Innovation Precinct, PWC August 2017 



https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwi-_7Ov4NPiAhVDfisKHcEqCkkQjRx6BAgBEAU&url=https://www.themercury.com.au/news/tasmania/boost-from-universitys-stem-precinct-predicted-to-be-in-the-billions/news-story/b913e88899a82a7b76e5da5bc4f6280c&psig=AOvVaw0Xa8k-iDfjIVQkH79D8DK_&ust=1559872586781842
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1.6 What Is Best Practice? 


Council in collaboration with the Greater Sydney Commission (GSC), the Department of Planning and 
Environment and others have long recognised the need to review and revisit land zoning provisions, 
objectives and development controls to reflect and accommodate the changing needs of industry. This 
Study has investigated international and domestic approaches in land use planning and development 
across Industrial Parks, Specialist Urban Services Precincts and Innovation Precincts to provide insights 
and ideas for possible changes to Liverpool’s local planning framework. Approaches deemed ‘best 
practice’ from the case studies have been qualified in the literature on the basis that they have 
generated significant economic returns, ensured job growth and retention or have delivered on the 
original precinct vision or objective.  
 
Planning as a broad discipline first needs to consider the question: who are we planning for and why? 
In the context of employment lands in Liverpool the changing demographics of the workforce and the 
continued goal of delivering safe, flexible and attractive places for people to work is understood. 
Certain precincts have been identified as potentially more suited to a changing economic role given 
their scale, environmental parameters and proximity to growth in the Liverpool City Centre and 
Collaboration Area. Other precincts will continue to serve an important economic role as producers 
and distributors reliant on access to motorways, freight rail and the WSA, however, the changing 
nature of jobs and spaces in these precincts requires ongoing consideration.  
 
Getting the land use zoning and planning framework right is therefore fundamental to successful 
growth and transition. In this Study we consider how zoning in places like North America and Europe 
has been reformed to attract new industries, protect important traditional and heavy industries and 
encourage change through diversity. Floor area bonuses and height incentives are just some examples 
of planning approaches applied universally as a means of generating desired land use in new and 
existing employment precincts. Domestically, the identification of precincts by both State and local 
governments in land use planning for particular outcomes have laid clear platforms for the successful 
development of precincts such as the Bentley Technology Park in South Perth. 
 



https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwiShdjW4NPiAhXVfCsKHVF6BpUQjRx6BAgBEAU&url=https://www.architectureanddesign.com.au/news/anu-s-new-bvn-designed-campus-precinct&psig=AOvVaw0Xa8k-iDfjIVQkH79D8DK_&ust=1559872586781842
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Land use zoning and planning for built form and environmental outcomes are one part of the equation 
in delivering successful employment precincts. Economic, social, environmental and political drivers 
and demands all need to be considered in formulating mechanisms to encourage growth and change. 
A series of successful initiatives which have been implemented abroad and in Australia have been 
examined in this Study. These include planning incentives within legislation and local plans, the 
formation of joint partnerships and transparent governance structures, funding mechanisms, the 
relocation of catalytic anchors and other financial incentives which have provided cities and regions 
with continued job growth and excellence in industry.  


1.7 Review and Recommendations for Liverpool 


The Planning Review undertaken in Chapter 6 includes a series of recommended strategies for Council 
to consider based on the best-practice case studies examined in Chapters 4 and 5. These consider 
wholesale changes to the three industrial zones to better align established precincts for the future 
based on current and future employment trends. Changes to minimum lot size, maximum building 
height and FSR standards under LLEP 2008 are also discussed. 
 
The review has highlighted that the current zoning framework objectives and land use provisions are 
too broad, contradictory and unnecessarily duplicative. Differences between the IN1, IN2 and IN3 
zones are slight and do not clearly define intended outcomes for different precincts. The result has 
been a dilution of the character and specific economic roles of Liverpool’s employment precincts. In 
some cases, this will lead to a decline of investment from larger operators who are at risk of relocating 
around the Aerotropolis15.  
 
The consistency of numerical standards across the industrial precincts has also fueled homogenous 
outcomes which erodes specialised built form and land characters. This Study recommends the 
incorporation of subtle changes to standards and restructuring of industrial zones to better refine the 
specific character of each precinct.  
 
Council’s brief to investigate the function of a B7 Business Park zone has also been pursued. Currently, 
the B7 zone does not apply in the LGA. Other examples of modified B7 zones across Greater Sydney 
have been examined in the context of transitioning the Scrivener/Priddle Street precinct into some 
form of Innovation Precinct. Previously identified by the GSC in their Liverpool Collaboration Area – 
Place Strategy, the precinct is well positioned to leverage on the growth of the health and education 
cluster in the eastern edge of the city centre. This Study affirms that opportunities to transition this 
precinct in connection with the adjoining low-density residential area to the north should be pursued 
through rezoning, development of a visionary master plan and careful consideration of new controls 
and incentives.  


                                                           
15 Liverpool Industrial Employment Land Study, Knight Frank August 2016 
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2. Industrial, Employment and Innovation in Liverpool 
In order to establish the context for this Study the suite of State and Local planning, infrastructure and 
investment strategies and policy reports are reviewed and summarised. Each of the industrial precincts 
in the LGA are then reviewed. A SWOT analysis for each precinct has been undertaken to confirm the 
future threats and opportunities to economic growth, job retention and investment from developers 
and industrial operators.  


2.1 Strategic Planning Context 


2.1.1 Greater Sydney Region Plan 


The Greater Sydney Region Plan produced by the GSC includes a plan for the Sydney Metropolitan 
Area. It establishes the core principle of creating and harnessing the value in three 30-minute cities: 
The Eastern Harbour City, Central River City; and Western Parkland City. Liverpool is identified as a 
Metropolitan City Cluster in the Western Parkland City whose economy is projected to grow with the 
development of the WSA. Investigations and commitments for State significant transport 
infrastructure is also identified including a future mass-transit connection between Bankstown and 
Liverpool, the M9 Outer Orbital and M12 Motorway, Bringelly Road and The Northern Road upgrades 
and rapid bus transport services connecting Liverpool to the Aerotropolis and WSA.  
 
The Plan identifies Liverpool as a Collaboration Area. This is a direction by government which identifies 
the need for collaboration between all agencies and community stakeholders to contribute to better 
forward place-making for Liverpool. The Collaboration Area is to be well-connected and vibrant with a 
core focus on leveraging on the growth and development of its health and education precinct and 
pharmaceutical cluster. 


 
Figure 1 Extract from Western City District Plan – Industrial Lands 
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Existing industrial zoned lands to the east of the Liverpool City Centre are designated as ‘Review and 
Manage’. This means that these lands require review to confirm whether they should be retained or 
transition to higher order activities, considering the changing nature of industry and demand. 
Industrial zoned lands to the west of the city are designated as ‘Plan and Manage’. This necessitates 
that strategic plans are prepared to determine the need for industrial land in release areas in 
connection with the delivery and timing of infrastructure.  


2.1.2 Western City District Plan 


The Western City District Plan establishes a series of overarching planning priorities and directions for 
infrastructure investment, governance, liveability, productivity, sustainability and implementation. It 
acknowledges the opportunities, strengths, weaknesses and challenges facing Western Sydney from a 
housing, jobs, place-making and environmental perspective.  
 
Liverpool is the largest Metropolitan City Cluster in the Western Parkland City and is also geographically 
the closest to the WSA and Aerotropolis. The Plan acknowledges the significance of Liverpool’s role as 
a specialist industry leader in manufacturing, construction, transport and logistics. It also notes the 
need for the city’s employment lands to be adaptive, flexible to change and resilient in the face of 
globalization and competition.  
 
Importantly, it establishes the following key planning priorities for jobs and skills in the Western City: 


W8:  Leveraging industry opportunities from the WSA and Aerotropolis 


W9:   Growing and strengthening the Metropolitan Cluster 


W10:  Maximising freight and logistics opportunities and planning and managing industrial 
and urban services land 


W11:   Growing investment, business opportunities and jobs in strategic centre. 
 
Key actions and issues identified in the District Plan for the Liverpool City Centre and Collaboration 
Area include improving and coordinating transport and other infrastructure to support job growth and 
developing ‘smart jobs’ around the health and education precinct, especially in advanced 
manufacturing, logistics and automation.  


2.1.3 Liverpool Collaboration Area – Place Strategy 


The Liverpool Collaboration Area identified in both the Greater Sydney Region Plan and the Western 
City District Plan incorporates the Liverpool City Centre and surrounding precincts including specialist 
health, education, residential, urban services and industrial areas. The aim of the Collaboration Area is 
to provide governance to the delivery and improvement of coordinated infrastructure, land use 
planning initiatives, sustainability outcomes and place making principles.  
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The Place Strategy identifies the significance of Liverpool as a health and education cluster with 
opportunities to leverage research, scientific and technical industries around the CBD as part of a 
pharmecuiticals cluster16.  
 


 
Figure 2 Artistic Impression of the Liverpool Collaboration Health and Education Precinct 


The analysis of opportunities and impediments to productivity in the Collaboration Area identifies 
the following: 
▪ The City Deal ensures that Liverpool will be home to the Western Sydney Investment Attraction 


Office; will benefit from connections to aerospace, defence and advanced manufacturing 
industries related to the WSA; and be connected to the airport via rapid bus transport services. 


▪ The health and education precinct offers opportunities for expansion and greater diversity of 
jobs on the back of $740 million allocated to the expansion of the Liverpool Public Hospital, 
ongoing presence of Western Sydney University and emergence of the University of Wollongong 
and growth in medical technologies. 


▪ Education stakeholders have joined with Council, Ingham Institute for Applied Medical Research 
and Health Infrastructure to form the Liverpool Innovation Precinct Steering Committee to guide 
and promote growth of the precinct. 


▪ Warwick Farm’s specialised equine activities will continue to attract domestic and international 
visitation centred around the racecourse. 


▪ Moorebank North industrial precinct is continuing to strengthen, having generated 7,500 jobs in 
specialised manufacturing, postal, transport and logistics. 


                                                           
16 Liverpool Collaboration Area Place Study, Greater Sydney Commission September 2018 
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▪ The Liverpool Employment Land Study has identified opportunities to re-purpose some sites 
located close to the City Centre to respond to growth opportunities, particularly those generated 
by the health care sector. 


 
The Collaboration Area is an important governance tool in the context of this Study. It has already 
largely identified the productivity, land use and development opportunities and market conditions of 
Liverpool’s industrial zoned lands. The next steps for Council and the State Government through the 
mechanism of the Collaboration Area is to implement more focused rezoning, infrastructure and 
development priorities for the employment precincts which are detailed in Section 2.2 of this Study.  


2.2 Local Employment Land and Market Studies 


Council has previously commissioned Knight Frank and SGS to undertake Industrial Employment Land 
Studies for the industrial zoned lands and precincts identified in Section 2.2.  


2.2.1 Knight Frank Liverpool Industrial Employment Lands Study 


The Knight Frank study investigated current market conditions, factors affecting supply and considered 
the future demand for industrial activities. It establishes that global competition is placing increased 
pressure on larger industrial operations to specialise and innovate. It also highlights the importance of 
continuing to protect and encourage growth in smaller-scale urban services industries which support 
construction, trade, maintenance and repair jobs which are considered the backbone of Liverpool’s 
specialist industrial economy. Manufacturing based employment was found to constitute 46% of blue-
collar jobs in Liverpool and the report identifies the future challenge in diversifying this existing skills 
base, particularly with indicators suggesting a continued decline in this sector17.  
 
The Knight Frank study also identified the need to release larger tracts of appropriately zoned and 
serviced employment lands across the western portion of the LGA to leverage on the investment of 
the WSA and to meet future employment demands. The investments by government outlined in the 
City Deal in the M9 Outer Orbital, M12 Motorway, future Freight Line and other recent and ongoing 
upgrades to the arterial motorway network were identified as significant opportunities to grow sub-
regional industrial precincts for warehousing, freight and distribution activities.  
 
With respect to the existing eastern industrial precincts the report acknowledged the physical limits 
and future constraints to their growth but also highlighted the significance from an economic 
perspective to preserve and diversify urban services jobs. These smaller precincts are predominantly 
made up of sole-trader and small-business operators who on average employ less than 4 people and 
typically occupy sites and spaces of 1,500m² or less18. These precincts however do still contain larger 


                                                           
17 Liverpool Industrial Employment Land Study, Knight Frank August 2016 
18 ibid 







 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 22 


freight, logistics, postal, transport and manufacturing operations who have existed for decades and 
whose businesses are firmly grounded within a local consumer market. 


2.2.2 SGS Economics and Planning - Liverpool Industrial Lands Study 


The SGS report provided a focused understanding of the role and function of industrial precincts and 
the future demand that growth will create. It comprehensively detailed the impacts of a growing 
population on Liverpool’s economy and provided a snapshot of market trends and drivers likely to 
impact the precincts. It also broadly considered opportunities to rezone certain industrial lands and 
provided recommendations to Council to investigate best-practice land use, planning controls and 
initiatives to drive growth, ensure job retention and encourage ongoing diversity and resilience in the 
sectors.  
 
It confirmed that whilst industrial land supply currently exceeds future demand due to the forthcoming 
industrial corridor stretching along the edge of the WSA and Aerotropolis, not all of the land was zoned 
appropriately for sub-regional uses. In contrast, there was an identifiable supply issue for urban 
services industries that rely on close proximity to established centres of population and business, 
hence the recommendation to protect and manage the eastern industrial precincts19.  
 
The study called into question the suitability and application of the current zoning framework under 
LLEP 2008. It acknowledged the broad objectives of each of the three industrial zones and identified 
unnecessary overlap and inconsistencies between land uses. It also acknowledged a need to revise the 
current zoning of precincts to better represent the character and importance that each precinct plays 
in the local economy. A review of development controls and planning initiatives was also highlighted 
as part of a next steps approach which is discussed in Chapter 6 of this Study.  
 
 
 
 
 
 
 
 
 
 
 


                                                           
19 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
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2.3 The Precincts 


This section includes a brief description and Strengths, Weaknesses, Opportunities and Threats (SWOT) 
analysis of each of the industrial zoned precincts in the Liverpool LGA which are shown in Figure 3 
below. The information supplied is a collation of information obtained from previously commissioned 
reports, investigations into land use planning and environmental constraints and discussions with 
locally based developers and agencies.  
 


 
Figure 3 Zoning Map highlighting the location of the Liverpool Industrial Precincts 
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2.3.1 Chipping Norton 


 


  
CHIPPING NORTON 


Top: Figure 4 Extract of zoning map showing the Chipping Norton Industrial precinct 
Right: Figure 5 Modern unit complex in Chipping Norton              
Left Figure 6 Older storage / industrial units in Chipping Norton 
https://www.realcommercial.com.au/property-industrial+warehouse-nsw-chipping+norton-502867642 


Established in the 1970s, the Chipping Norton Industrial Area is one of the largest established industrial 
areas in South-West Sydney. It benefits from direct access to Governor Macquarie Drive to the north 
connecting to the Hume Highway and Liverpool CBD as well as the Bankstown Airport via Newbridge 
Road to the south.  
 
Zoning: IN3 Heavy Industrial and IN2 Light Industrial 
Height Limit: 15m – 30m 
Lot Size: 2,000m² 
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FSR: 0.75:1 
 
Built Form and Land Character: Mixture of both older and modern strata title multi-unit complexes 
with some larger warehousing stock. Lot sizes in the precinct vary from 470m² through to 4.1ha. 
Building heights are predominantly 1-2 storeys and floor-plates generally occupy between 60-80% of 
the allotment area.  
 
Industrial Use Character: The precinct accommodates a broad mix of urban service uses including 
repairs, maintenance, construction, storage, plant hire and equipment, wholesaling, trade suppliers, 
scrap and metal recycling. Some larger warehousing, transport and logistics operations are also within 
the precinct. 
 


Strengths 


 Connections to major arterial roads 
(Newbridge Road and Governor 
Macquarie Drive), providing direct access 
to the M5 and Hume Highway 


 Within 1 kilometer of Bankstown Airport  
 Established precinct with a strong local 


economy and defined land use character 
 Centrally positioned with access to 


Liverpool CBD and Collaboration Area as 
well as nearby strategic centres of 
Bankstown and Campbelltown  


 Within 5km of the future Moorebank 
Intermodal Terminal 


 Genuine Urban Services Precinct with a 
diversity of businesses serving established 
residential communities  


 A mixture of complementary existing 
business, interacting to create hubs for 
urban services uses 


Weaknesses 


 Land use conflicts and lack of a defined 
edge between light industrial and 
residential precincts to the west and north 


 Lack of public transport linkages, currently 
restricted to bus routes along Newbridge 
Road and Governor Macquarie Drive 
which connect the industrial areas to 
Liverpool, Bankstown and smaller 
suburban centres. 


 Traffic issues around capacity and safety 
with conflicts between trucks and 
residential traffic 


 Road network is constricted and too 
narrow to cater for existing truck traffic 


 Older building stock is in decline, with a 
mismatch of allotment sizes, building 
types and access arrangements 


 The area generally features aging 
infrastructure and amenity  


Opportunities 


 Growth and synergies associated with the 
Moorebank Intermodal 


 Opportunities for urban renewal and 
increased industrial densities  


 Improved building stock and renewal 
opportunities good resolved planning 
controls  


Threats 


 New industrial precincts with modern, 
purpose-built stock in new industrial parks 
to the west of Chipping Norton may draw 
businesses away, leading to vacancies in 
older stock 


 Existing infrastructure is not conducive to 
fast and efficient operational flow when 
compared to emerging industrial precincts 
positioned with direct motorway access 
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 Still some opportunities for smaller-lot 
subdivision to occur to provide for 
additional multi-unit complexes 


 Better activate and provide for urban 
services jobs through a heightened focus 
on precinct amenity and walkable 
connections  


 Opportunity exists to investigate linkages, 
active transportation and connections 
existing open space 


 To improve physical interface to 
residential areas 


 Sustained growth in local construction and 
infrastructure sectors likely to drive 
demand for urban services 


 Traffic and congestion issues continue to 
lead to a loss of larger, established 
industrial anchors, creating a flow-on 
effect of vacancy as the supporting 
peripheral and complementary industrial 
businesses follow and vacate  


 Land use conflicts between a range of uses 
and heavy industrial operators that 
require greater levels of separation 
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2.3.2 Moorebank 


 


 


 
 
 
 


MOOREBANK 


Top: Figure 7 Extract of zoning map showing the Moorebank Industrial precinct 
Right: Figure 8 View of logistics development in Moorebank 
Source: https://www.commercialrealestate.com.au/property/moorebank-logistics-park-moorebank-nsw-2170-12709546 
Left: Figure 9 Artistic impression of Moorebank Logistics Park 
Source: http://qubemlp.com.au/2017/08/23/target-australia-commits-qube-moorebank-logistics-park/ 


The Moorebank Industrial Area is positioned to the south of Liverpool CBD and its northern portion 
sits within the Collaboration Area. It benefits from direct access to the M5 Motorway and is 800m from 
the Liverpool train station at its north western corner. The southern portion of the precinct will 
comprise the Moorebank Intermodal Terminal a new transport connection facility for freight 
containers transported from Port Botany via rail. 
 
Zoning: IN1 General Industrial and IN2 Light Industrial 



https://www.commercialrealestate.com.au/property/moorebank-logistics-park-moorebank-nsw-2170-12709546

http://qubemlp.com.au/2017/08/23/target-australia-commits-qube-moorebank-logistics-park/
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Height Limit: 15m – 21m 
Lot Size: 2,000m² 
FSR: 0.75:1 – 1:1 
 
Built Form and Land Character: Diverse – comprising large floor-plate warehousing and distribution 
centres alongside strata title multi-unit complexes and older factory style buildings. Lot sizes vary from 
325m² through to 83 hectares.   
 
Industrial Use Character: Main land use activities include freight, transport, warehousing and 
wholesale supplies owing to the access to the M5 and M7 Motorways and now the Intermodal. Clusters 
of urban services including construction services and trades. 


 


Strengths 


 Direct access to the adjoining arterial road 
network, with both the Moorebank Avenue 
M5 interchange and Heathcote Road 
Interchange located within the precinct. 


 Future road infrastructure will further 
strengthen this precinct’s accessibility, with 
the establishment of the M12 providing 
connections to Western Sydney Airport and 
surrounding areas. 


 The future Intermodal Terminal will provide 
direct access to Port Botany, strengthening 
the areas connection with other industrial 
and commercial areas of Greater Sydney 


 Established precinct with a strong local 
economy and defined land use character 


 Centrally positioned with access to Liverpool 
CBD and Collaboration Area as well as other 
Metropolitan City Clusters including Penrith, 
Campbelltown and larger industrial 
precincts to the north at Eastern Creek, 
Wetherill Park and Ingelburn to the south-
west.  


 Within 1km of Liverpool Trains Station, with 
interconnecting bus services throughout the 
precinct 
 


Weaknesses 


 Established low density residential area 
positioned in the centre of the precinct, 
limiting expansion and suite of heavier, 
more intensive industrial uses 


 Traffic issues around capacity and safety 
with conflicts between trucks and 
residential traffic 


 Shared vehicular access to the southern 
residential portion of this precinct creates 
additional conflict between residential and 
industrial land uses 


 Competing interests from light industrial, 
retail and other operators seeking to 
establish within the precinct 
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Opportunities 


 Growth and synergies associated with the 
Moorebank Intermodal 


 Available land in the southern portion of the 
precinct still to be developed 


 Further opportunities to leverage industrial 
growth centred around the development 
and future operations of the Intermodal 
Terminal  


 Future opportunities for further strata-title 
subdivision of larger building stock as it 
vacates and relocates to new industrial 
areas in Greater Western Sydney 


 Continued growth in freight, logistics and 
distribution activities will see demand well-
located facilities to serve both e-commerce 
and traditional goods dispersal throughout 
Sydney 
 


Threats 


 Increasing threat of impacts from creative 
spaces, incubators, retail and other 
specialist uses entering the precinct with 
likely disruption to larger, heavier operators 


 Traffic and congestion issues continue to 
lead to a loss in productivity, prompting 
businesses requiring larger floorspace and 
associated transport types to relocate to 
areas with easier access and room to 
expand. 


 Direct competition from future and 
emerging logistics and transportation 
precincts earmarked for the Aerotropolis 
and Western Sydney Airport  
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2.3.3 Orange Grove 


 


  


 
 
 
 
 


ORANGE GROVE 


Top: Figure 10 Extract of zoning map showing the Orange Grove Industrial precinct 
Right: Figure 11 View of the Grove Retail Development to the north  
Source: https://www.gazcorp.com/the-grove-homemaker-centre 
Left: Figure 12 Older factory unit stock on Homepride Parade  
Source: https://www.realcommercial.com.au/property-industrial+warehouse-nsw-warwick+farm-502874890 


A small (22ha) pocket of industrial land positioned to the immediate north of the Liverpool City Centre 
bounded by Orange Grove Road to the west and Hume Highway to the south. The precinct is one of 
the oldest within Liverpool’s Local Government Area, with the northern portion having transitioned to 
a business and retail focused zone over the past 15 years. Older factory stock is currently unoccupied 
and ageing, however new strata title unit development is occurring on the eastern edge of the precinct. 
 
Zoning: IN1 General Industrial  
Height Limit: 15m 
Lot Size: 2,000m² 



https://www.gazcorp.com/the-grove-homemaker-centre

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwiPk-ijopjjAhWab30KHRNpDeoQjRx6BAgBEAU&url=https://www.realcommercial.com.au/property-industrial%2Bwarehouse-nsw-warwick%2Bfarm-502874890&psig=AOvVaw1fO27dNg_ieBo0zf1lM-Yd&ust=1562226723903741
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FSR: 0.75:1 
 
Built Form and Land Character: Typically comprises older-style factories and warehouse buildings that 
are in a state of decline, situated on large lots (between 1-8ha). Some recent multi-unit stock is 
currently under construction whilst a larger unit complex constructed in the 1960s occupies the 
southern part of the precinct. 
 
Industrial Use Character: Characterised as ageing and vacant sites intermixed with new 
redevelopments in multi-unit stock which is driving urban renewal and re-investment. Predominantly 
1-2 storey buildings with large floor-plates. Comprises a range of local urban and trade services with 
some specialised manufacturing.  
 


Strengths 


 Directly adjacent to Liverpool CBD, within 
the established Collaboration Area 


 Well placed to take advantage of urban 
renewal given the declining state of building 
stock and emergence of new and 
redevelopment of sites for specialised urban 
services and booming new retail precinct to 
the north at The Grove and Fashion Spree  


 The precinct is directly connected to both 
the Cumberland Highway and Hume 
Highway 


 Existing public transport linkages connect 
this precinct with Liverpool CBD and Station, 
as well as surrounding residential areas and 
suburban centres 
 


Weaknesses 


 Much of the existing building stock is 
currently vacant or in decline, with many of 
the sites no longer fit for purpose 


 Traffic issues around capacity with 
improvements required to the Hume 
Highway and Orange Grove Road to support 
new development 


 Poor pedestrian access to Liverpool Train 
Station and CBD, with the precinct 
separated by the Hume Highway 


 Poor pedestrian and cycle connections 
throughout the precinct 


 Bounded by existing residential precincts to 
the east which limit potential growth 


 Known contamination issues in this precinct 
may deter development in this area   


 


Opportunities 


 Urban renewal and adaptive re-use of older 
building stock could bring about successful 
incubator and innovative industrial space, 
creating a strong character and distinctive 
built for typology which may attract 
emerging industries and uses 


 Strong demand for urban services given 
proximity to surrounding residential areas 


Threats 


 Lack of investment and clarity of a clear 
direction for this area could see the precinct 
continue as an industrial wasteland 


 Traffic and congestion issues continue to 
lead poor accessibility, prompting 
businesses and industry requiring ease of 
vehicular flow to relocate elsewhere 
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 Large sites which could be subject to further 
Torrens and strata title subdivision and 
increased densities 


 With the exception of the eastern boundary, 
this precinct features low-impact interfaces 
to residential and other surrounding 
sensitive land uses 


 Opportunities to integrate with the 
successful retail precinct in the north sector 
of this precinct, which serves a key driver to 
stimulate activity within the area 
 


 Missed opportunities for government to 
create real change and drive urban renewal 
through complicated planning processes 


 Without sufficient upgrades to vehicular 
access, public transport, pedestrian 
movement, coupled with declining existing 
public amenity, this precinct may struggle to 
secure an anchor business or usage cluster 
to underpin urban renewal across the area 


 Poor built form quality of new unit stock 
being delivered under complying 
development processes, bypassing Council 
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2.3.4 Priddle/Scrivener Street (Warwick Farm) 


 


  


 
 
 
 


PRIDDLE/SCRIVENER STREET (WARWICK FARM) 


Top: Figure 13 Extract of zoning map showing the Priddle/Scrivener Street Industrial precinct 
Right: Figure 14 View of the Direct Freight site and development 
Source: https://www.directfreight.com.au 
Left: Figure 15 Older large-format factory / warehousing on Priddle Street  
Source: https://www.griffinproperty.com.au/8-priddle-street-warwick-farm-194 


A 25ha pocket of industrial zoned land positioned to the immediate east of the Liverpool City Centre. 
Within the suburb of Warwick Farm and identified in the Liverpool Collaboration Area the precinct is 
home to a mix of large-scale freight, manufacturing and smaller scale urban services industries. It is 
bounded by the Sydney Water Recycling Plant to the east, the Liverpool Hospital to the west, the 
Georges River to the south and an older low-density residential area to the north.  
 
Zoning: IN1 General Industrial  



https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjLvY-0o5jjAhXYEHIKHeN_D0wQjRx6BAgBEAU&url=https://www.griffinproperty.com.au/8-priddle-street-warwick-farm-194&psig=AOvVaw0cJjZqiGH2D0PFKpyiju96&ust=1562227042450437
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Height Limit: 15m 
Lot Size: 2,000m² 
FSR: N/A 
 
Built Form and Land Character: Predominantly dated built form stock in the form of a few large 
warehouses and strata title units, as well as other historic industrial buildings. Typically, the built form 
occupies the majority of the lot area with lot sizes between 500m² and 4ha.  
 
Industrial Use Character: Paper, pulp and recycling, specialised manufacturing, technology and 
medical industry with supportive trade, repairs and maintenance operators.  


 


Strengths 


 Directly adjacent to Liverpool CBD, within 
the established Collaboration Area 


 Direct access to Liverpool Hospital and 
broader established health and education 
precinct 


 Strong existing access to public transport, 
Warwick Farm train station within 500 
metres of this precinct 


 Close proximity to specialised equine 
entertainment precinct at Warwick Farm 
Racecourse 


 Nearby links to natural amenity, open space 
and dedicated recreational precincts along 
Georges River 


 Although this precinct is small, the area and 
existing commercial and industrial uses 
provides strong economic output due to 
location and established uses and 
businesses 
 


Weaknesses 


 Interfaces with non-compatible uses 
including low density residential to the 
north, Sydney Water Recycling Plant to the 
east and equine horse stabling facilities  


 Constricted and aging road network 
provides access to this precinct which is not 
conducive to large truck movements 


 Shared roads and access points to the 
precinct provide conflicts between 
industrial and residential traffic, which 
require rectification in order to deliver a 
safe and usable vehicular network 


 The existing rail infrastructure severs this 
precinct from Liverpool CBD, with little 
direct pedestrian and cycle access to the 
established commercial and health hubs of 
Liverpool 


 Ageing industrial stock is no longer fit for 
purpose – particularly larger warehouses 
which are becoming vacant. Precinct 
cannot compete with sub-regional 
precincts positioned on arterial motorway 
network 


 Odour impacts and buffer required to the 
adjoining treatment plant, creating 
restrictions and complications for further 
development within this precinct 
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Opportunities 


 Opportunities to leverage on proximity to 
the health and education precinct to create 
an innovation precinct servicing health, 
research and science industries 


 Improve local amenity to the precinct 
population through upgraded local road, 
cycle, pedestrian and open space networks 


 The existence of the established 
entertainment precinct at Warwick Farm 
Racecourse provides a unique opportunity 
to leverage this industry and integrate 
supporting industries and businesses 
throughout a redeveloped precinct  


 The presence of Warwick Farm Racecourse 
also provides additional entertainment 
amenity to the precinct, a feature which 
may encourage redevelopment within the 
area 


 Continued demand and growth in 
specialised urban services and 
manufacturing operations close to Liverpool 
CBD 


 Opportunities for redevelopment, strata 
subdivision and re-purposing of older built 
stock to attract more creative and 
professional industries 
 


Threats 


 Continued presence of ageing and isolated 
low-density residential area in the Northern 
portion of the precinct, which is 
incongruent to the overall current use and 
tenancy mix of the precinct   


 Advancements in technology may be 
unable to adequately mitigate the impact 
of odour present in the precinct, which will 
stagnate growth and investment potential 


 The need to provide good connectivity to 
the hospital and CBD over or under the 
railway. If connectivity is not achieved as a 
priority, development and investment 
within this precinct will suffer significantly 


 Ongoing vacancy of existing operators – 
transition to new innovative uses needs to 
be economically viable 


 Alterations to current land use and 
planning may displace successful industries 
currently operating within the precinct.  
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2.3.5 Sappho Road (Warwick Farm North) 


 


 


 
 
 
 
 


SAPPHO ROAD (WARWICK FARM NORTH) 


Top: Figure 16 Extract of zoning map showing the Sapho Road Street Industrial precinct 
Right: Figure 17 Fantastic Furniture Megastore 
Source: https://www.jaycar.com.au/store/WarwickFarm_JaycarAU?lat=-33.908626&long=150.939695 
Left: Figure 18 Retail outlets in Sapho Road 
 Source: https://www.fantasticfurniture.com.au/store-finder/store/Warwick%20Farm 


This precinct is a triangular shaped 20ha precinct positioned in the northern part of Warwick Farm to 
the north of the Hume Highway and east of the train line. It adjoins a open space to the north and a 
medium density residential area to the west.  
 
Zoning: IN1 General Industrial  
Height Limit: 15m 
Lot Size: 2,000m² 
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FSR: N/A 
 
Built Form and Land Character: Highly varied built form character owing to the mixed nature of retail 
and service uses. Open hard-stand display yards and residential display homes. 
 
Industrial Use Character: Predominantly retail and bulky goods including an existing Motel, car 
dealership and sales yard and Masterton Homes Display village. This precinct does not currently reflect 
its industrial zoning.  


 


Strengths 


 This precinct is features direct frontage to 
the Hume Highway, providing access to  
Liverpool CBD, Bankstown and greater 
Sydney 


 An expansive open space area to the north 
forms part of this precinct 


 Warwick Farm Racecourse is easily 
accessible to the south and east of this 
precinct, providing am 


 Strong existing linkages to public transport 
through access to bus established bus 
routes and within 500 metres of Warwick 
Train Station  


 Existing retail and commercial tenants 
provide strong economic output. The main 
commercial anchors are well established 
and landmark destinations for their serviced 
sectors, providing an onflow of strong 
commercial activity in the surround retail 
and bulky goods businesses.  


 


Weaknesses 


 Interface to medium density residential 
along the western boundary will limit 
intensification 


 Long established successful retail uses in the 
precinct conflict with industrial zoning 


 Despite being closely located to both 
Warwick Farm station and Liverpool CBD, 
the Hume Highway disconnects the precinct 
from the CBD area to the South. 
Connectivity would need to be improved to 
full develop this precinct into an extension 
of Liverpool’s city centre.  
 


 


Opportunities 


 Rezoning to affirm the existing retail nature 
of the site to accommodate growth in bulky-
goods, display centre and take away food 
outlets 


Threats 


 Incorporation of new development and 
interest from new operators could displace 
existing successful businesses 
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 Improve connections to Liverpool CBD and 
Warwick Farm train station through new 
pedestrian and cycle connections which take 
advantage of the precinct’s location within 
the greater Liverpool commercial core 


 Due to the precinct’s proximity to public 
transport, road infrastructure, Liverpool City 
Centre and the established health precinct 
centering on Liverpool Hospital, the precinct 
is well positioned to adapt over time to 
support the growing and changing nature of 
industrial precincts within Liverpool 
 


 


 Continued disconnection of this precinct will 
result in ageing stock and possible vacancies 
into the future 


 Competition from competing comparable 
precincts with improved amenity and access 
may drive existing tenants and businesses 
to vacate 
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2.3.6 Warwick Farm Racecourse (Coopers Paddock) 


 


  
SAPPHO ROAD (WARWICK FARM NORTH) 


Top: Figure 19 Extract of zoning map showing the Coopers Paddock Industrial precinct 
Right: Figure 20 Artistic impression of the new Stockland Industrial Unit development 
Source: https://www.nettletontribe.com.au/projects/stockland-warwick-farm/ 
Left: Figure 21 Aerial view of the adjoining racecourse 
Source: http://www.speedwayandroadracehistory.com/sydney-warwick-farm-raceway.html 


Positioned to the immediate south of the Warwick Farm Racecourse and specialised equine precinct 
Coopers Paddock is a small (11.4ha) pocket of industrial zoned land which benefits from direct access 
to Governor Macquarie Drive.  
 
Zoning: IN1 General Industrial  
Height Limit: 18m 
Lot Size: 2,000m² 



http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=imgres&cd=&cad=rja&uact=8&ved=2ahUKEwid-PqZk5jjAhVbWisKHfoVDkEQjRx6BAgBEAU&url=http://www.speedwayandroadracehistory.com/sydney-warwick-farm-raceway.html&psig=AOvVaw0lt7RXB_qsJtdSJWVIZSeU&ust=1562222698969112

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=imgres&cd=&cad=rja&uact=8&ved=2ahUKEwjcscmbk5jjAhWbA3IKHSUTAawQjRx6BAgBEAU&url=https://www.nettletontribe.com.au/projects/stockland-warwick-farm/&psig=AOvVaw3bcXVRb1266QkCeDxQsChS&ust=1562222702334521





 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 40 


FSR: N/A 
Built Form and Land Character: Recently constructed warehouse facilities by Stocklands with internal 
access roads and at-grade car parking.  
 
Industrial Use Character: Small-scale warehousing, logistics and distribution facilities comprising 
ancillary office areas. Modern industrial complex with contemporary facilities and good on-site 
amenity for workers. 
 


Strengths 


 Well positioned with direct access to 
Governor Macquarie Drive  


 The recent development of this area into an 
industrial precinct included a new 
intersection to control truck and vehicle 
congestion. 


 Recently completed contemporary industrial 
warehousing stock which is likely to 
accommodate local workforce over several 
decades to come 


 


Weaknesses 


 Size and proximity to the Sydney Water 
treatment plant which limits an expansion 
or intensification of use due to issues  


 Increase in industrial density is constrained 
due to the proximity to residential area, 
environmentally sensitive lands and the 
adjacent Liverpool Water Recycling Plant 


 


Opportunities 


 Proximity to Liverpool CBD and health 
district may accommodate more research 
and health-focused industries into the 
future. 


 


Threats 


 Locational isolation from other precincts 
will erode opportunities for innovation and 
collaboration with other industries 


 As the racecourse precinct expand in the 
long term, this precinct may be threatened 
by burgeoning development to the southern 
side of Governor Macquarie Drive 
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2.3.7 Yarrunga / Prestons 


 


  
YARRUNGA / PRESTONS 


Top: Figure 22 Extract of zoning map showing the Yarrunga/Prestons Industrial precinct 
Left: Figure 23 Large-scale unit and factory development in Prestons 
Source: https://www.colliers.com.au/13340/ 
Right: Figure 24 Logistics development in Prestons 
Source: https://www.watchthisspacedesign.com/project-6 


The Yarrunga / Prestons Industrial Precinct is one of the largest and most successful employment 
districts in Liverpool’s Local Government Area. It is well connected to the arterial motorway network 
with direct access to the M5 and M7 motorways and the future M9 Outer Orbital. The area will also 
benefit from committed and ongoing upgrades to Bringelly Road, The Northern Road and M12 
Motorway linking the precinct to the WSA. 
 
 
 



https://www.colliers.com.au/13340/

https://www.watchthisspacedesign.com/project-6
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Zoning: IN1 General Industrial, IN2 Light Industrial and IN3 Heavy Industrial 
Height Limit: 15m – 30m 
Lot Size: 2,000m² 
FSR: 0.75:1 
 
Built Form and Land Character: Land allotments within the area are fragmented in parts, with sizes 
varying between 1,500m² and 28 ha. Built form comprises a genuine mix of open-style heavier 
industrial sites with expansive hardstand and storage areas, some factories, large and smaller 
warehouses and multi-unit complexes. Building heights are predominantly under 16m and stock is 
varied in age. 
 
Industrial Use Character: The precincts position on the edge of the M5 and M7 motorways has been 
suited to freight, logistics, warehousing and distribution land uses, and this is likely to continue to be 
in strong demand into the future. The Aldi Distribution Centre, Inghams, Mainfreight, Biz Holdings and 
Sydney Water are some of the anchor tenants in the precinct.  


 


Strengths 


 Strong existing transport links to M7 and M5 
motorways and future road and rail 
investments, with future road upgrades 
such as M12 will strengthen these links 


 Existing and planned transport 
infrastructure will provide access to 
Western Sydney Airport and the 
Aerotropolis 


 Direct access to the future Moorebank 
Intermodal Terminal and Industrial Precinct 


 Established industrial economy as a sub-
regional precinct with limited constraints for 
a mix of heavy and specialised warehouse 
industrial 


 Well positioned to take advantage of growth 
in logistics, distribution and freight 


 Internal road network is well equipped to 
accommodate heavy industrial vehicles 


 


Weaknesses 


 Geographically constrained by hard edges 
to low density residential areas to the east, 
west and south 


 Current configuration of road network 
creates traffic conflict between trucks and 
residential traffic 


 A lack of public amenity servicing the 
current population, in part owing to the age 
of the precinct and a lack of adequate public 
transport and both pedestrian and active 
transport infrastructure  


 There is a likely presence of land 
contamination throughout the precinct, 
which could inhibit future development 
with additional capital investment 


 Much of the existing building stock may no 
longer be fit for purpose and is a legacy of 
past uses within the precinct, relying on 
significant restricting and redevelopment in 
order to adequately redevelop the area 


 Opportunities for future subdivision are 
limited with largely developed nature of the 
precinct 
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Opportunities 


 Well positioned for future growth in 
innovative industries, freight, logistics and 
distribution including postal and transport 
due to both current and planning transport 
networks and infrastructure 


 Can also continue to provide sufficient space 
for supportive urban services and light 
industries, levering the surrounding 
established and emerging residential 
communities  


 Opportunities to leverage growth on the 
Western Sydney Airport and Aerotropolis 
due to both current and planning transport 
networks and infrastructure 


 


Threats 


 Increased competition from development of 
release area industrial lands in the 
Aerotropolis and eastern corridor of 
Western Sydney Airport, as new and larger 
industrial areas are developed with ease of 
access and modern amenity 


 Existing stock will require ongoing 
maintenance, retro-fit and space 
management to stay competitive with 
Moorebank and the Aerotropolis 


 As Western Sydney Airport and the 
Aerotropolis mature, land and rents may 
already be unaffordable for particular 
existing businesses as it is anticipated this 
new infrastructure will have a positive 
overall effect on rents and land value in 
areas within close proximity 


 


 


 


  







 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 44 


2.3.8 Crossroads, Casula 


 


  


 
 
 
 
 
 


CROSSROADS, CASULA 


Top: Figure 25 Extract of zoning map showing the Crossroads Industrial precinct 
Right: Figure 26 Views of the new Logistics Centre at Casula 
Left: Figure 27 Views of the new Logistics Centre at Casula 
Source: https://www.ampcapitalindustrial.com.au/new-south-wales/nsw-developments/crossroads-logistics-centre-precinct-c 


The Crossroads Industrial Precinct at Casula is a small industrial precinct (21 ha) positioned to the south 
of the Casula Business and Retail Centre. It adjoins the Hume Highway and Campbelltown Road and 
benefits from internal road access from Beech Road.  
 
Zoning: IN3 Heavy Industrial 
Height Limit: 18m – 30m 
Lot Size: 2,000m² 
FSR: 0.75:1 



https://www.ampcapitalindustrial.com.au/new-south-wales/nsw-developments/crossroads-logistics-centre-precinct-c





 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 45 


Built Form and Land Character: The precinct is part of a new subdivision and will be home to the AMP 
Crossroads Logistic Centre.  
 
Industrial Use Character: 79,000m² net leasable purpose-built and modern warehouse building 
housing a range of specialised manufacturing uses and logistics including Cosentino, Electrolux and 
Westrac. 
 


Strengths 


 Direct access to both the M7 and M5 
Motorways interchanges, which provides 
transportation links to key commercial 
precincts around Sydney, making this 
precinct suitable for both logistics and 
freight 


 Position and planned infrastructure and  will 
provide direct access to Western Sydney 
Airport and the Aerotropolis, further 
enhancing this area as a strategically placed 
centre for distribution 


 Recently constructed multi-purpose facilities 
which will continue to provide niche 
competitive space for wholesale suppliers 
and distribution 
 


Weaknesses 


 Precinct is small in size and constrained to 
future growth by hard road boundaries and 
residential lands further to the north 


 This precinct sits in isolation and lacks 
proximate connections with comparable 
industrial areas, removing the opportunity 
for the creation of co-existent and 
supporting industrial hubs to emerge.  


 


Opportunities 


 Opportunity exists for future development 
of new distribution and logistics spaces 
within this precinct 


 Well positioned to operate in connection 
with larger industrial areas which will 
emerge through the development of both 
Western Sydney Airport and the 
Aerotropolis 
 


Threats 


 Whilst this area will benefit from the 
establishment of Western Sydney Airport 
and the Aerotropolis, it is like that 
competition from larger precincts closer to 
these key development areas will attract 
businesses that would otherwise consider 
this precinct as a viable option for long 
term occupation 
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2.3.9 Hoxton Park Airport (Len Waters Estate) 


 


    
 
 
 
 
 


HOXTON PARK AIRPORT (LEN WATERS ESTATE) 


Top:  Figure 28 Extract of zoning map showing the Len Waters Estate Industrial precinct 
Right: Figure 29 Woolworths Distribution Centre, Hoxton Park 
Source: https://www.tandlnews.com.au/2012/08/14/article/woolworths-opens-hoxton-park-mega-dc/  
Left: Figure 30 Modern unit complex in the Len Waters Estate 
Source: https://www.commercialview.com.au/commercial-real-estate/nsw/for-lease/len-waters-estate-2171 


The Len Waters Estate is another small (21 ha) specialised industrial precinct positioned on the edge 
of the land occupied by the former Hoxton Park Airport, with direct access to the M7 Motorway. 
 
 



https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjiy_7jpZjjAhWXf30KHZ9CDWAQjRx6BAgBEAU&url=https://www.tandlnews.com.au/2012/08/14/article/woolworths-opens-hoxton-park-mega-dc/&psig=AOvVaw2H-BIQFXtTKEggS6SPX1J3&ust=1562227669618258

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwiA35q4pZjjAhWPXisKHathAYsQjRx6BAgBEAU&url=https://www.commercialview.com.au/commercial-real-estate/nsw/for-lease/len-waters-estate-2171&psig=AOvVaw3FwGnfPvm_9QLQUSZHm2gR&ust=1562227571202787
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Zoning: IN1 General Industrial 
Height Limit: 15m – 30m 
Lot Size: 2,000m² 
FSR: N/A 
 
Built Form and Land Character: The area is part of a recent subdivision and subsequent development 
for industrial warehouses and a distribution centres. The building stock is therefore modern and 
purpose-built for a number of well-known retail operators. 
 
Industrial Use Character:  The precinct is home to the newly developed distribution centres of Big W 
and Woolworths. Some allotments remain undeveloped or are the subject of recent construction 
activities for new warehouses. 


Strengths 


 Direct access to the M7 Motorway 
Cowpasture Road Interchange which 
provides access to several commercial hubs 
across greater Sydney  


 The precinct is well connected to planned 
road and rail infrastructure developments 


 On completion, the precinct will have strong 
transportation links to Western Sydney 
Airport and the Aerotropolis 


 The precinct features recently constructed 
multi-purpose facilities which will continue 
to provide niche competitive space for 
logistics, wholesale suppliers and specialised 
manufacturing 
 


Weaknesses 


• Existing IN3 zoning of the precinct may not 
be genuinely representive of current uses 
and operators 


• The area is not well serviced by existing 
public transportation services 


 


Opportunities 


 Future improved integration and 
connections with the Casula Business and 
Retail Centre 


 To rezone the precinct to a more 
commensurate industrial zone to allow for 
supportive urban services, retail or other 
specialty use 


Threats 


 Increased competition from development 
of release area industrial lands in the 
Aerotropolis and eastern corridor of 
Western Sydney Airport, as new and larger 
industrial areas are developed with ease of 
access and modern amenity 
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2.2.10 Austral 


 
  


AUSTRAL 


Top: Figure 31 Extract of zoning map showing the Austral Industrial precinct 


This small industrial pocket is positioned on the northern side of Fifteenth Avenue in Austral. It is 
currently vacant and subject to the provision of future utility infrastructure connections and road 
improvements. 
 
Zoning: IN2 Light Industrial under Sydney Region Growth Centres SEPP 
Height Limit: 13m 
Lot Size: N/A 
FSR: 1:1 
 


Strengths 


 Given limited supply of light industrial land, 
this area is well positioned to provide 
smaller sites for multi-unit complexes 
housing urban services to accommodate 
local growth and housing 


 The precinct is well positioned on a main 
road in newly established release area, 


Weaknesses 


 Small and isolated area which cannot 
leverage growth and activity in larger sub-
regional precincts 


 Adjoins residential areas to the immediate 
north, south and east and rural / 
environmental protection lands to the west 
which limit the extent of industrial land 
which is available to develop 
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providing the foundations of a successful 
industrial zone  


 The land unaffected by biodiversity or other 
significant environmental impediments to 
development, encouraging future 
unimpeded growth within this area 
 


Opportunities 


 Well positioned to provide urban services to 
support established and emerging local 
residential communities 


 Land could accommodate suitable small 
incubator / creative and specialised industry 
space for local workforce. 


 Uniquely positioned to facilitate 
developments which encourage live/work 
opportunities 
 


Threats 


 Increased competition from development 
of release area industrial lands in the 
Aerotropolis and eastern corridor of 
Western Sydney Airport, as new and larger 
industrial areas are developed with ease of 
access and modern amenity 


 Competition from established and 
emerging industrial precincts which will 
benefit from both existing and planning 
road and rail infrastructure, lessening the 
appeal of this precinct  
 


 
2.2.11 Planned Industrial Precincts 
Tracts of land around the rural areas of Kemps Creek, Rossmore and Bringelly / Badgerys Creek have 
been identified as future industrial lands under the Stage 1 Land Use and Infrastructure 
Implementation Plan (LUIIP) for the Aerotropolis. These precincts are an integral part of the broader 
Aerotropolis precinct and will leverage their future growth on the development of the WSA and other 
key transport infrastructure committed and under construction.  
 
These precincts are in planning and are likely to undergo more specific land use and master planning 
to develop the core appreciation of environmental constraints and desirable economic outcomes. The 
Bringelly / Badgerys Creek Industrial Precinct being the largest planned for Liverpool and closest to the 
WSA will deliver a global economic corridor of national significance. It is likely to accommodate a range 
of large-scale distribution, freight and warehouse activity as well as having a focus on innovation which 
is likely to translate to aerospace industries and scientific research. The opportunities and strengths of 
these precincts far outweigh the threats and weaknesses; however, all levels of government are 
appreciating the significance of these precincts and are focusing attentions on excellence in land use 
and infrastructure planning and implementation as part of the LUIIP.  
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3. Key Demands and Drivers 
The ways in which land and buildings are used and developed in industrial precincts is steadily changing 
in response to a number of key drivers, both domestically and internationally. Knight Frank (2016) 
identified the pressures on industries in Australia to innovate and specialise as a result of rising global 
competition and improvements in digital infrastructure20.  
 
Continued population growth and improved regional planning for land use and infrastructure are 
influencing change in Liverpool’s industrial precincts. Western Sydney Airport and commitments to key 
road and rail infrastructure around the Aerotropolis will impact growth and transition of sub-regional 
industrial precincts providing freight, logistics, distribution and transport services to Greater Sydney. 
These sectors will be further supported in this area through the development of the Moorebank 
Intermodal Terminal, which will drive increased growth and demand in freight and logistics in the sub-
regional precincts around Liverpool. Existing and new building stock will need to adapt to the changing 
demands of these sectors as industries change the ways in which they conduct their business 
operations, how they occupy and adapt their space and where they invest.   


3.1 Globalisation and the Liverpool Industrial Sectors 


Whilst larger-scale industrial operations such as wholesale trade, distribution, logistics and transport 
are in greater demand in Liverpool’s sub-regional industrial precincts, the LGA has an over-
representation and reliance on the success of smaller urban services businesses operating in 
construction and trades, auto repairs and maintenance and other specialised manufacturing. The 
buoyancy of Liverpool’s urban service industries was deemed to be relatively competitive compared 
with the rest of the Greater Sydney market21. However, the identified shortage of vacant and 
serviceable space to support the growth of this sector is a significant impediment.  
 
Across Australia, the urban service sectors and light industries are transitioning into smaller, more cost-
effective spaces as a result of increased global competition. Urban services, tech and creative 
industries therefore require smaller, flexible spaces which are well serviced by infrastructure. Typically, 
strata title units and small warehouses on lots of less than 1,500m² are ideal for smaller operations, 
however these spaces need to be open-plan, adaptable to changing operational needs and 
contemporary in their design. There is a growing demand for these types of spaces in Liverpool22 which 
may necessitate further adaptation or redevelopment of larger warehouse spaces in precincts such as 
Moorebank and Chipping Norton which have good access to the CBD and other strategic centres.  
 


                                                           
20 Liverpool Industrial Employment Land Study, Knight Frank August 2016 
21 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
22 Liverpool Industrial Employment Land Study, Knight Frank August 2016 
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Urban renewal of industrial parks and replacement of older ‘big-box’ warehousing and factories with 
smaller multi-unit complexes is occurring across Australia. In Liverpool, recent examples include new 
unit development within the eastern edge of the Orange Grove Precinct and the recently constructed 
Stocklands small-warehouses at Coopers Paddock which replaced outdated industrial factory 
buildings.  
 
Conversely, the growth of the online retail sector has created substantial demand for improved large-
scale distribution, storage and postal operations. Consequently, growth has occurred in the logistics, 
distribution and postal sectors in Australia. There is currently strong demand for services and this is 
predicted to continue in Liverpool. By 2046, the transport, postal and warehousing sector is anticipated 
to accommodate an additional 12,556 jobs within the LGA, equivalent to a 348% increase on current 
employment figures23. 


3.2 Decline of Manufacturing and the Rise of the Service Sector 


In Australia, the industrial sector has expanded and contracted since the end of the Second World War 
in response to technological advancements, global competition, domestic tariff and tax changes and 
the introduction of free trade in the 1980s. As of 2017, manufacturing accounts for 33% of Australia’s 
employment sector. Liverpool’s population have a proportionately high level of residents employed in 
the manufacturing sector, with over 40% of the population employed in industrial workforce. 
Liverpool’s population is therefore highly exposed to the declining sector. Manufacturing activity in 
Australia continues to decline, notwithstanding specific sub-sectors attempting to transition and 
modernise to specialised forms of manufacturing, supported in part by the growth of the services and 
knowledge sectors, referred to as “smart jobs”.  
 
Smart jobs are technical in nature, generating faster revenues with increased margins and are in higher 
demand globally. In 2017, the professional and technical services sector represented 8.3% of 
Australia’s total workforce as of 2017, yet only 2% of Liverpool’s workforce24. This sector is well placed 
to grow with improvements in skills and investment by government in education and training in 
connection with significant investments in urban planning, place making and infrastructure including 
the WSA. The investment by Western Sydney University and the University of Wollongong in 
Liverpool’s Collaboration Area will be crucial to unlocking growth in this sector. 
 
In Liverpool, demand for specialised manufacturing is forecasted to steadily increase through to 2046, 
however, will decline overall when compared with the growth of professional and technical, logistics 
and transport services25. Manufacturing in Liverpool has traditionally required moderate building 
scales of between 4,000m² and 10,000m² gross floor area as evidenced in the warehouse stock across 
most of Liverpool’s employment precincts. As the sector has specialised with advancing technologies 


                                                           
23 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
24 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
25 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
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some of these space requirements have reduced and traditional open-working floor areas have been 
adapted into office areas and mezzanine storage floors. On-site storage areas remain important 
components of such operations, however the storage space requirements are also declining with the 
reduction in plant and equipment sizes.  
 
In recent years, the revival of ‘maker-space’, workshops and fabrication labs has prompted the 
adaptation of historical warehouse, dock and factories into cost-effective and unique working spaces. 
This has been evidenced internationally in Rotterdam, where former industrial port facilities have been 
re-adapted into workspaces for specialist engineering, designers, light industries and other creative 
industries. Similarly, in parts of inner-city Melbourne, the Victorian Government has developed a new 
Commercial 3 – Innovation Precinct zoning to drive urban renewal and adaptive re-use of now vacant 
and ageing industrial factories. These initiatives enable collaboration between a series of smaller niche 
creative industries, encouraging the emergence of innovation precincts. This movement enables urban 
renewal in a cost-effective way whilst improving productivity output.  


3.3 Positive Impacts of Growth 


The Greater Sydney Commission was established by the NSW Government in response to the need to 
sustainability manage growth, with a focus on maintaining and balancing job growth and investment. 
Their 20-year Greater Sydney Region Plan identifies a population growth projection of 464,450 people 
in the Western Parkland City, equating to 27% of Greater Sydney’s overall growth26. This population 
growth will equate to 370,200 new jobs being created in the Western City27.  
 
Liverpool’s competitive urban services industries have been the beneficiaries of population growth 
within the region. Residential expansion in South-West Sydney and a subsequent housing boom has 
generated significant growth in the need for locally based construction, materials supplies, building 
and trade services, which represented 12% of Liverpool’s industrial workforce in 201728. With 
continued population growth and ongoing land release across the South West and Greater Macarthur 
release areas to 2036 and beyond, the construction sector is anticipated to strengthen. 


3.4 Investments in Infrastructure 


Infrastructure NSW, in collaboration with the Department of Planning and Environment, has developed 
the State Infrastructure Strategy 2018-2038. In line with Western Sydney’s projected population 
growth, Liverpool and South-West Sydney stands to benefit from substantial investments in new road, 
rail and utilities infrastructure. Some of the key policy decisions and priorities relevant to Liverpool 
include: 
▪ Prioritising intercity road connections to support access from all directions 
▪ Providing a north-south mass transit connection from the T1 Western Rail Line to the WSA 


                                                           
26 Greater Sydney Region Plan – A Metropolis of Three Cities (Greater Sydney Commission, March 2018) 
27 Greater Sydney Region Plan – A Metropolis of Three Cities (Greater Sydney Commission, March 2018) 
28 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
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▪ Prioritising sustainable transport connections, particularly walking and cycling infrastructure 
within the city 


▪ Facilitating high quality digital connectivity infrastructure as part of all development 
▪ Providing social infrastructure, such as schools, social housing and hospitals to support 


population growth 
▪ Providing additional cultural and recreational infrastructure 
▪ Encouraging Council and private investment in recreational infrastructure 
▪ Facilitating South Creek Catchment to become an enabler of world class water management, 


urban greening and climate control 
▪ Delivering a freight network to support a growing city, and the next tranche of container imports 


to Sydney.  
 
Committed infrastructure and projects under construction and investigation likely to influence 
industrial sectors in Liverpool include: 
▪ Liverpool Rapid Bus Connection to WSA 
▪ Leppington to WSA train link 
▪ North-South Rail Link 
▪ M12 Motorway 
▪ M9 Outer Orbital 
▪ The Southern and Western Sydney Fright Line Corridors 
 
Development of the WSA and supporting infrastructure including the upgrading of Bringelly Road and 
The Northern Road are projects committed as part of the Western Sydney City Deal. Additionally, the 
construction of the new Moorebank Intermodal junction to the south of the M5 Motorway is a 
significant investment by government and the private sector. 
 
The effects of this new transport infrastructure will translate to growth and demand in the logistics, 
distribution and transport sectors. Precincts such as Moorebank and Yarrunga/Prestons are already 
well positioned with access to the arterial motorway network, continuing to accommodate the growth 
in these industries. Savills (2019) have identified the opportunities for job growth in logistics and 
transport, citing a 50% uptake in large floor-plate space across Western Sydney since 201229. Western 
Sydney Airport and its associated future transport infrastructure will continue to boost the logistics, 
freight and distribution sectors. The nature of these industries is heavily reliant upon movement of 
goods and materials, hence access to transport and freight corridors is critical.  


3.5 Efficient Ways of Working 


In emerging specialised industrial sectors, the requirement for abundant floorspace is declining, with 
a focus on flexibility and efficiency of use. This trend is both cost-driven and a consequence of 


                                                           
29 Quarter Time National Industrial (Q1/2019, Savills) 
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technological advancements and improvements in mechanisation and processing. As industry 
becomes increasingly automated, flexibility in operational processes and changes in types of plant and 
equipment has impacted on the layout and requirements of manufacturing and processing spaces, 
allowing industrial businesses to operate in locations previously deemed unsuitable for such uses. 
 
Advancements in offline-technologies for specialised manufacturing, technical research and 
construction services in recent years has enabled more work from home situations. The research 
identified over 65% of workers in the Warwick Farm industrial precincts lived within a 30-minute 
commute of their workplace, changing the ways in which workers in a variety of sector are engaging 
with the workplace30. As a result, the spatial requirements and location of industrial facilities will 
continue to chance, adapting to the requirements of a changing workforce. 


3.6 Access to Public Transport and Essential Services 


Place-based approaches to planning and urban design demonstrates the significance of attractive 
places for housing, employment and industry. This has led to growing prevalence of Innovation 
Precincts where workers have ease of access to public transport, essential daily services and digital 
infrastructure and improved physical and social amenities. 
 
The current economic output of Liverpool’s industrial precincts is strong, despite poor access, 
undeveloped transport connections and low levels of amenity and access to services across these key 
employment areas. A strong reliance of private vehicles is evident in these precincts when compared 
to usage of existing rail and bus connections31. In many of these locations, existing public transport 
services are poorly connected and does not support the day to day needs of workers.  
 
Pedestrian and cycle connections to Liverpool’s industrial precincts are also inadequate, largely due to 
the age of the precincts and the philosophies around urban planning and design at the time they were 
developed. The best-case examples of Innovation Precincts and Industrial Parks feature internal 
connections for pedestrians and cyclists between their work space, essential supportive retail and 
social utilities and other forms of transit. The Priddle/Scrivener Street Precinct is an example of a 
unique opportunity to provide improved pedestrian and cycle connections between work places and 
essential services in the adjacent Liverpool City Centre and improved access to regular public transport 
at Warwick Farm and Liverpool train stations.  
 
Essential services in the form of retail, health care, community facilities and financial institutions have 
traditionally been positioned away from industrial precincts in local or larger strategic centres. Today, 
industrial parks and innovation precincts comprise strong essential services offerings built into the 
fabric of larger warehouses and interspersed within incubators. Access to these services contributes 


                                                           
30 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
31 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
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to enhancing productivity and preserving the health and happiness of workers. Liverpool’s industrial 
areas require improved and integrated essential services to be developed within existing and emerging 
precincts. Incentives should be considered to aid investment of essential services.  


3.7 Future Industrial Land to be Unlocked 


Over the coming decades, the development and unlocking of serviceable lands around Western Sydney 
Airport and within the Aerotropolis will generate tens of thousands of new jobs. Lands are proposed 
to be rezoned in Rossmore, Kemps Creek and across the Aerotropolis Core which extends from 
Bringelly in the south to Badgerys Creek in the north. The NSW Department of Planning and 
Environment has identified that the 114ha Aerotropolis Core will be a 24-hour, global centre 
comprising 80% employment land uses, including aerospace and defence industries and other 
associated uses including logistics and advanced manufacturing32. World-class health and education 
facilities and additional employment lands to the south east of the WSA are earmarked to provide for 
campus-style settings which encourage growth of jobs in aerospace, defence and high-technology 
industries.  
 
These areas earmarked for future rezoning and development will be underpinned by attractive 
amenity and accessibility features which will attract a mixture of “large-scale and innovative 
industries” to the Aerotropolis. These new industrial precincts will have excellent access to the arterial 
motorway network, mass transit rail to be delivered within the next decade and importantly the 
airport. They are anticipated to be strong drivers for the establishment of new industries as well as 
existing operators who will look to relocate. The latter is of critical consideration to Liverpool. 
 
With the new lands to be rezoned around the Aerotropolis there is likely to be a midterm surplus in 
larger sites to support logistics, distribution and transport industries33. In the short term however, 
precincts such as Prestons and the Len Waters Estate may lose out with the relocation of large-scale 
operators to the Aerotropolis who will benefit from access to the WSA, new transport and more 
efficient, purpose-built modern facilities. 
  
Table 1 Summary of Key Drivers and Demands for Industrial and Innovation Precincts 


Key Drivers Key Demands 


Effects of Globalisation and impacts of global 
competition  


Need for industry to specialise and target niche 
competitive edge 


Population Growth and Construction Boom Demand on continued urban services, larger-
scale distribution and freight and specialised 


                                                           
32 NSW State Infrastructure Strategy 2018-2038 (NSW Dept of Planning, 2018) 
33 Liverpool Industrial Lands Study, SGS Economics and Planning July 2018 
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Key Drivers Key Demands 


innovation / creative and advanced technology 
industries 


Investment in Major Infrastructure Projects Variety of industrial spaces to accommodate 
the range of demands 


Changing nature of industries More efficient work spaces – typically smaller 
and well-planned with modern facilities 


Changing nature of the workplace Workplaces to be better connected to 
transport, essential services and provided with 
improved amenity 


Changing attitudes to working efficiencies Requirements for good access to movement 
corridors 


Access to transport, essential services and 
amenity 


Requirements on access to digital infrastructure  


Future land release Collaboration between specialised industries – 
rise of the incubator 


Western Sydney Airport Ongoing demand for new large-lot land to be 
released across Western Sydney 


Innovation in Industry High demand for existing quality small-unit 
space with good proximity to local consumer / 
customer market 


Rise of the Professional and Technical Services 
Industry 


Improved technologies and storage spaces 


Economic conditions and a changing consumer 
market 


Creative thinking and investment in technical 
and professional service industries – education 
and training required 
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4. Best Practice Planning for Industry and Innovation 
4.1 What is Best Practice Planning? 


This Chapter examines how differing approaches to land use planning and development regulation are 
utilised internationally and domestically. The investigation into a number of greenfield industrial parks 
and cities, transformed historic industrial areas and innovation precincts has confirmed that different 
settings require very different approaches to planning. 
 
All of the case study examples investigated in this Chapter started with a clearly defined Vision. For 
many, this was rooted in an economic objective and an understanding of the land use activities and 
industries for which the precincts were targeting to establish, attract and grow. This is fundamentally 
answering the question of ‘who are planning for and why?’.  
 
Planning approaches should consider whether zoning is segmented or mixed. This is influenced by a 
number of factors including: 
▪ The specific regulated approach to land use zoning, urban design and development control in a 


given context and how this is entrenched in legislation; 
▪ Prior examples of successes and failings based on the type of industrial activities, the changing 


nature of industrial operations and a comprehension of what are good planning outcomes; 
▪ The size of the industrial area and scale of investment and governance; 
▪ The predominant industrial activities that are considered desirable in a particular precinct; 
▪ The environmental setting and crucial aspects of the physical and natural environments which 


need to be protected and preserved from impact; 
▪ Need for physical separation and isolation due to environmental impact and scale of operations; 
▪ Need for innovation and connection of knowledge-based industries; and 
▪ Investment in infrastructure and the quality of access and utilization of that infrastructure. 
 
Best-practice approaches to land use planning are those that: 
▪ Achieve the objectives and deliver on the Visions originally planned for; 
▪ Stimulate economic activity and draw investment; and 
▪ Protect or help transition workforces to maintain jobs. 
 
This Chapter also considers approaches to development controls, often linked to zoning or land use 
planning. In any given framework guidelines or controls incorporated in legislation mandate economic, 
environmental, social and governance outcomes.  
 
Development controls are also used to guide outcomes for the built environment. These can span 
across the physical design and layout of buildings, operational activities, design of the streetscapes and 
the public domain, transport, infrastructure, land form and landscape amongst other elements. The 
combination of such controls contributes to place-making. True reflections of best-practice planning 
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are evident in the following examples when the components of a place contribute to creating a defined 
and distinguished character. This in turn generates economic activity, draws investment and 
contributes to job retention and growth.  


4.2 International Case Studies 


4.2.1 Keihin Industrial Area, Tokyo Japan 


 


  
KEIHIN INDUSTRIAL AREA, TOKYO JAPAN 


Top: Figure 32 Urban Plan for the Keihin Industrial Area 
Source: (“Toward the Integration of Brownfield rehabilitation and planning methodologies: case study of Keihin Industrial Area, Tokyo, 
Japan”, A Murayama, The University of Tokyo, 2006.) https://www.witpress.com/Secure/elibrary/papers/BF06/BF06014FU1.pdf 
Left: Figure 33 Aerial View of the Keihin Industrial Area 
Source: A smart place to work (JTB Photo/UIG via Getty) https://www.nature.com/articles/d41586-017-08660-0 
Right: Figure 34 View to the industrial foreshore 
Source: http://www.unmissablejapan.com/industry/kojo-yakei 



https://www.witpress.com/Secure/elibrary/papers/BF06/BF06014FU1.pdf

https://www.nature.com/articles/d41586-017-08660-0

http://www.unmissablejapan.com/industry/kojo-yakei

http://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjP_7j8hJjjAhWJXCsKHagUA-UQjRx6BAgBEAU&url=http://www.unmissablejapan.com/industry/kojo-yakei&psig=AOvVaw0T1aTHf31kPOo2pYNMTEDd&ust=1562218874206372
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Markers of Success 


Keihin Industrial Area is classified as a “Free Trade Zone” because of its geographical location near a 
major seaport. Free Trades Zones are an advantage to facilitate foreign trade by removing restrictions 
to imports and exports. 


Keihin Industrial Area, in Kanagawa Prefecture, has over 400 foreign affiliated companies operating 
within its 4,400ha  


High focus on industry-related redevelopment and infrastructure projects to accommodate the 
established industrial uses within the Keihin Industrial Area, rather than urban redevelopment. 
Maintaining of existing industrial zoning within the Keihin Industrial Area, and commitment to 
industrial redevelopment and enhancement and modernisation of infrastructure 


 
At 4,400 hectares, the Keihin Industrial Area is one of the largest industrial areas in Japan. It is located 
within the Kanagawa prefecture, forming part of the Tokyo Bay Waterfront Area which is the largest 
concentration of industrial uses in Japan. It has been retained as a predominately industrial and 
commercial area over its lifetime. 
 
Urban planning in the Keihin Industrial Area has sought to transition the area since 2006 from heavy 
industries to research and development institutions, light industries, business and commercial 
facilities.34 This early 2000’s planning response acknowledged that the traditional heavier industries 
around the ports were down-sizing operations with improved efficiencies in their ways of working, 
leading to the consolidation of industries, reducing their reliance on and need for expansive lands. 
Additionally, governments understood the opportunities associated with the rise of new-age industries 
in the technology and research and development sectors around nanotechnology, biotechnology and 
information technology. 
 
The following key objectives underpinned the development of the Keihin Waterfront Area 
Regeneration Master Plan in 2006: 
▪ Maintain and protect the area for industrial land use in zones closest to the waterfront which have 


excellent port access for shipping and distribution of goods; 
▪ Encourage urban renewal processes including the down-sizing and switching to more efficient 


ways of working for traditional industries; 
▪ Invest in the creation of an amenable place with new pedestrian and cycle links, greening, better 


road connections and other local facilities; 
▪ Encourage investment and establishment of new-age industries in technology and research and 


development within a new Free Trade Zone (FTZ); and 


                                                           
34 Toward the integration of brownfield rehabilitation and planning methodologies: case study of Keihin Industrial Area, Tokyo, Japan (A. 
Murayama, K. Banno, S. Ishii, T. Kurose & T. Sato, 2006) 







 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 60 


▪ Provide improved transport linkages for workers in the form of metro and bus services throughout 
the area. 


 
The Master Plan outlines six zones within the Industrial Area which aim to maintain the existing 
industrial uses while also allowing for new uses to transition into the area. The six zones outlined by 
the Master Plan have specific policies which aim to achieve the explicit objectives such as employment 
and population targets, environmental standards and transportation infrastructure35. 
 
The six zones are outlined below:  
Zone 1: Inland urban regeneration in cooperation with waterfront regeneration  
Zone 2: Promotion of land use transition to create a mixed-use urban area  
Zone 3: Advanced manufacturing centre with global competitiveness 
Zone 4: Advanced research and development centre related to manufacturing 
Zone 5: General distribution centre  
Zone 6: Advanced and efficient manufacturing centre 
 
The six zones provide a clear pathway in guiding the planning of the three districts which are interlinked 
by the existing passenger and freight infrastructure. The Shinurashima and Moriyacho districts act as 
urban barriers separating the industrial land uses from residential lands further to the north and west. 
Numerous other examples of how transitional zoning is utilised to buffer impacts of industrial 
operations to more sensitive uses are identified throughout the remainder of this chapter.  
 
The Daikokucho district was identified as part of the FTZ. Today it remains one of Japan’s 
manufacturing strongholds home to transport machinery, petroleum and coal and chemical companies 
which heavily rely on the port and surrounding road infrastructure. Changes to urban zoning and the 
implementation of business-deregulation in the establishment of the FTZ has encouraged significant 
investment from global operators and driven healthy competition in the area. Some of the operators 
and industries in the district include the Nissan’s Yokohama Plant No. 3, Kagomebutsurya Service 
Shotoken Logistics, Liebherr, Tepco, Nichirikuyokohama Logistics and USS Yokohama.  
 
The Suehirocho district was created to attract advanced small-medium size businesses and research 
institutions. The Prefecture is one of Japan’s leading areas for science and technology centred around 
the Yokohama City University – Tsurumu Campus. The effective use of the existing port infrastructure, 
improvements in transport and place making and the ability to leverage the adjoining and existing 
manufacturing sector and university campus has led to the expansion of scientific and research 
industries in the district over the past decade. Industries include chemical, recycling and a sewerage 
treatment plant intermingled with Toshiba’s manufacturing plant, Yokohama Bio Research and Supply, 
JFE Steel Works and Gas Production.  


                                                           
35 Toward the integration of brownfield rehabilitation and planning methodologies: case study of Keihin Industrial Area, Tokyo, Japan (A. 
Murayama, K. Banno, S. Ishii, T. Kurose & T. Sato, 2006) 







 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 61 


4.2.2 Tahoe-Reno Industrial Centre, Nevada USA 


 


  
TAHOE-RENO INDUSTRIAL CENTRE, NEVADA USA 


Top: Figure 35 Tahoe-Reno Industrial Centre Map 
Source: (“Tahoe Reno Industrial Center”, Tahoe Reno Website, 2019) http://tahoereno.com/maps/ 
Left: Figure 36 Switch Data Centre 
Source: (“Switch Tahoe Reno Now Open: Largest, Most Advanced Data Center Campus in the World”, 2017) 
https://www.switch.com/switch-tahoe-reno-data-center-now-open/ 
Right: Figure 37 Tesla Data Centre 
Source: Tesla spurs land grab at Tahoe-Reno Industrial Centre (Alverez, S. 2018) https://www.teslarati.com/tesla-gigafactory-land-
tahoe-reno-industrial-center-sold-out/  


 



http://tahoereno.com/maps/

https://www.switch.com/switch-tahoe-reno-data-center-now-open/

https://www.teslarati.com/tesla-gigafactory-land-tahoe-reno-industrial-center-sold-out/

https://www.teslarati.com/tesla-gigafactory-land-tahoe-reno-industrial-center-sold-out/
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Markers of Success 


Strong demand with 30,000 hectares of land sold for $175 million with only 250 hectares left 
remaining in the centre36. 
Attraction of strong investment decisions by the likes of Tesla who have established their $5 billion 
battery factory in the centre, generating over 6,500 jobs and Switch who have established their $3 
billion headquarters.37 
Development in the centre has generated 6,000 jobs in construction.38 
The centre draws workers from out of state to Reno with out of state workers representing 20% of 
the total workforce. 
Inclusion of Google’s new $600 million investment over 20 years in its new data centre which will 
create 50 permanent jobs a year over the next 5 years.39 


 
The Tahoe-Reno Industrial Centre is a privately owned 43,300-hectare industrial park in Storey County, 
Nevada approximately 16km east of Reno City. The centre is the largest in the United States and 
accommodates over 130 companies including the Switch Data Centre Campus, Google’s Data North 
American Data Centre and the Tesla Gigafactory. Other industrial activities in the centre include a 
power plant, logistics and distribution, warehousing, wholesale suppliers, fulfillment centres 
(packaging plants), technical and extraction-based mining and building product production40 41 
 
The opportunity to establish a mega-industrial centre was born out of the site’s location close to a 
main freight rail line, highways and isolation from nearby communities. Land parcels from 20,000m² - 
2,000 hectares affirmed the desired character of the precinct to accommodate only the largest 
industrial and technological operators42. This is evidenced by the acquisition of 1,000-2,000-hectare 
sites by the likes of Tesla and Google, both of which have established massive data centres that cannot 
be easily accommodated elsewhere. The parcel sizes are such that each becomes a centre in itself, 
providing for all of the ancillary supportive services on-site. 
 
The North American approach to development control is similar to Australia’s in that it is highly 
regulated and numerically based in regard to setbacks, on-site car parking, street profiles, building 
coverage, building areas, heights and loading/service area controls. In Tahoe-Reno, built form design 
outcomes and layout standards are set out in the Storey County Ordinance. Under the Ordinance, the 


                                                           
36 The Tesla Effect, Hagar R Jan 2018 https://lasvegassun.com/news/2018/jan/27/the-tesla-effect-tahoe-reno-industrial-center 
37 ibid 
38 Nevada: Betting big on high technology and winning, Rogers, J June 20 2018 https://businessfacilities.com/2018/06/nevada-governors-
report 
39 Google planning to building $600m data centre, Rindels, Michelle Nov 15 2018 https://thenevadaindependent.com/article/google-
planning-to-build-300-million-data-ce 
40 ibid 
41 Deep in the Desert, an Experiment of Economic Development, Macaig M Nov 2017 https://www.governing.com/topics/finance/gov-
industrial-parks-reno-tahoe.html 
42 Resolution determining similar uses in the I-2 Heavy Industrial Zone, Stoney Country 2007 
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Tahoe-Reno Industrial Centre is zoned I2 Heavy Industrial43. Like the NSW IN1 General Industrial zone, 
the I2 Heavy Industrial Zone permits a broad range of land use activities including mixed use, industrial, 
office and commercial businesses. Light industrial and commercial zoning is restricted to 10% of the 
total centre on smaller parcels to ensure larger, more intrusive operators are protected and 
promoted44. 
 
The numerical development controls are applied on a site-by-site basis with uniformity in approaches 
to overall building construction standards and signage all heavily regulated. The development controls 
have driven functional layouts of buildings, streets, parking and loading areas across the precinct. 
Design quality is ensured through architectural review as part of the building permits process in 
accordance with the Development Handbook and Site Design Guidelines. 
 
The economic success of the centre is a direct result of tax-incentives and limitations on development 
levies imposed by the State of Nevada as detailed in the next chapter. The approaches to land use 
planning and development controls set the desired scale and built form outcomes. This was particularly 
important in providing large and serviced parcels for tech giants and world-leaders in distribution and 
processing.  


 


 


 


 


 


 


 


 


 


 


 


                                                           
43 https://www.storeycounty.org/309/Zoning-Ordinances 
44 Ibid 
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4.2.3 Zeitz Chemical and Industrial Park, Saxony-Anhalt    Germany 


 


  
ZEITZ CHEMICAL AND INDUSTRIAL PARK, SAXONY-ANHALT    GERMANY 


Top: Figure 38 Map of Zeitz Industrial Park 
Source: (Industrie Park Zeitz Website, 2019) https://www.industriepark-zeitz.de/en/chemical-park/profile/ 
Left: Figure 39 Chemical production operations, Zeitz 
Source: (“Five of Eastern Germany’s chemical site operators – have jointed to create CeChemNet”, 2016) 
https://www.chemietechnik.de/cechemnet-central-european-chemical-network/ 
Right: Figure 40 View of Zeitz Industrial Plants 
Source: https://www.invest-in-saxony-anhalt.com/chemical-industry-4-dot-0 


 



https://www.industriepark-zeitz.de/en/chemical-park/profile/

https://www.chemietechnik.de/cechemnet-central-european-chemical-network/

https://www.invest-in-saxony-anhalt.com/chemical-industry-4-dot-0

https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwjL_vTrhZjjAhUDOSsKHZt5BWUQjRx6BAgBEAU&url=https://www.invest-in-saxony-anhalt.com/chemical-industry-4-dot-0&psig=AOvVaw3huj3sf_u-16vyN4JXjoRO&ust=1562219098570797
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Markers of Success 


The former site of Zeitz Hydrogeneration Plant was transformed in the early 2010’s to accommodate 
around 50 different companies, providing for 1,000 jobs within the park45.  
One of the largest anchor industries in the park Interstarch GmbH are expanding their operations 
investing $25 million euros to 2020 in extending production facilities and establishing a new 
dedicated research department in collaboration with local universities.  
Globally recognised as a center of scientific excellence in green energy production and development 
drawing investment from international organisations from China, Italy, Ukraine and the USA46. 
$400 million euros invested by private companies in developments and operations in the park to 
date. $600 million euros annual turn-over.47 


 
Zeitz is a medium-sized town located 40km south-west of the city of Leipzig. It has an industrial legacy 
spanning back to the 19th Century linked to lignite mining activities. Following the re-unification of 
Germany and the de-industrialization which followed, the town fell into economic despair with a 
number of major industrial enterprises relocating to Eastern Europe. In the 1990’s, industries in 
mechanical engineering, piano manufacturing and sugar cane production, amongst other traditional 
manufacturing operations, were in a state of steady decline48. Heavier chemical production industries 
continued to operate which began to draw the attention of environmental groups with concerns 
around pollution outputs49.  
 
Multiple shifts in governance and declining demands for production and manufacturing over the years 
to follow resulted in industrial enterprises in the town decreasing by more than 50% between 1995 
and 200150. The impetus for change and a focus on developing a future Vision for the local economy 
was urban restructuring (Stadtumbauprozess), akin to strategic planning in Australia. It introduced a 
Special Use zone with an Industrial overlay. The zoning change in itself was not significant, rather it 
was the two objectives which underpinned a new strategic Vision for Zeitz being: 


1. An importance on re-establishing and building the economy – particularly in industry 
2. Promoting the historical and cultural assets of the town51. 


 
As part of the Vision for Zeitz, the local government collaborated with other district authorities to 
invest significant capital into renewing the town’s civil and cultural attractions whilst upgrading 
physical and digital infrastructure and streamlining its local land use planning statutes. This included 
defining the desired types of industrial operations52. As a consequence, the interest of Germany’s 


                                                           
45 https://www.industriepark-zeitz.de/en/ 
46 https://www.invest-in-saxony-anhalt.com/center-of-excellence-chemical-park-zeit 
47 https://www.industriepark-zeitz.de/wp-content/uploads/2014/11/Infra_Zeitz_Brosch%C3%BCre_EN.pdf 
48 https://acore-project.eu/case-studies/germany-case-study-1-zeitz/ 
49 https://acore-project.eu/case-studies/germany-case-study-1-zeitz/ 
50 https://acore-project.eu/case-studies/germany-case-study-1-zeitz/ 
51 ibid 
52 https://acore-project.eu/case-studies/germany-case-study-1-zeitz/ 
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growing professional, creative and green industries has been drawn to Zeitz. This reflects a movement 
in recent decades across Europe to develop ‘Eco-Industrial Parks’ which are focused around creating, 
harnessing and developing green energy and conducting industrial activities in a more environmentally 
sustainable manner53.  
 
Development of the park is in accordance with the local urban development plan and environmental 
regulation which mandates efficient grid-like site layouts with physical separation distances to other 
more sensitive uses. Clear delineation of setbacks is evident along the edges of the precinct. Other key 
planning control approaches to development in Zeitz has been the establishment of pedestrian / cycle 
links throughout the precinct and the preservation of heritage industrial buildings. The latter has 
created a unique post-war edge which has a back-drop of wind-turbines and vast solar farms, 
delivering a dynamic and attractive place to work and visit.  
  


                                                           
53 An International framework for Eco-Industrial Parks, United Nations Dec 2017 
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4.2.4 Suzhou Industrial Park, Jiangsu Province   China 


 


  
SUZHOU INDUSTRIAL PARK, JIANGSU PROVINCE   CHINA 


Top: Figure 41 Master plan – Suzhou Industrial Park 
Source: (“The Building of a Chinese Model New Town: Case Study of the Suzhou Industrial Park”, Zhongjie Lin, 2013) 
Left: Figure 42 Views of Suzhou 
Source: (“The Building of a Chinese Model New Town: Case Study of the Suzhou Industrial Park”, Zhongjie Lin, 2013) 
Right: Figure 43 Views of Suzhou Lake 
Source: https://en.wikipedia.org/wiki/Suzhou_Industrial_Park 


Markers of Success 


Ranked 1st among China’s 219 state-level economic development zones and is a top performer in 
key benchmarks including technological innovation and foreign trade. 
Over the past 25 years the park has contributed 800 billion yuan ($119.11 billion US) in tax revenue, 
achieved more than $1 trillion in foreign trade volume and completed more than 900 billion yuan 
in investment in fixed assets. 
Home to more than 156 projects initiated by Fortune 500 companies. 



https://en.wikipedia.org/wiki/Suzhou_Industrial_Park
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The Suzhou Industrial Park (SIP) is a modern industrial city covering an area of 288km², located in the 
Jiangsu Province, approximately 30km to the west of Shanghai. The park is a joint nation venture 
between Singapore and China which commenced in the early 1990’s following the ongoing success of 
Singapore’s industrial global exposure which peaked Chinese interests54.  
 
The SIP is a strong example of well-planned land use structured strategically around infrastructure 
investments by both governments and built form outcomes under a comprehensive master plan 
developed by the SIP Administrative Committee and China-Singapore SIP Development Corporation55. 
The Vision plan for Suzhou (meaning ‘One Body and Two Wings) envisaged two new towns flanking 
the historic central city, one to its west and the other to the east. It featured a traditional urban fabric 
known as the “double-cheeseboard” structure defined by two overlapping grids, one consisting of 
streets and the other canals, hence the city coming to be known as ‘the Venice of the East’56. Later 
revisions to the masterplan saw the creation of the freshwater Jinji Lake which formed the centerpiece 
of a major boulevard and rail connections. Building heights were deliberately transitioned to preserve 
heritage outlooks to the UNESCO-listed old city whilst also defining the main connectivity routes with 
strategically positioned skyscrapers57.  
 
The plan established a hierarchal organisation of the city. Similar to zoning, the Singaporean approach 
to land use configuration establishes four levels of public facilities across regions, districts, 
neighbourhoods and clusters58. The SIP districts were designed to accommodate walkable high-density 
residential neighbourhoods around the lake. These areas were interspersed with retail, commercial 
and office spaces. The expansive industrial lands comprising manufacturing plants, distribution, freight 
and production facilities formed the outer periphery of the SIP, making up roughly 50% of the total 
area (shown in purple in Figure 41). 
 
Transitional approaches to zoning across the SIP ensured appropriate interfaces between land uses 
and effective separation of activities. For example, heavier industrial operations were positioned on 
the outer peripheries of the SIP on dedicated larger holdings bounded by the man-made canals and 
railways. More sensitive residential uses interfaced with commercial zones and heightened access to 
green parks, recreational areas and the lake. Transitional commercial zones were utilised to buffer 
industrial operations from the centre of the SIP and were delineated through a set grid road pattern 
forming regular and expanding block sizes. 
 
Land use planning in the SIP demonstrates the importance of a strong masterplan. In this instance, the 
masterplan understood the need to physically separate the most sensitive land uses from the heaviest, 
whilst also promoting transitions where certain forms of mixed use were deemed suitable. It also 


                                                           
54 The building of a Chinese model new town: Case study of the Suzhou Industrial Park, Zhongjie, Lin 2016 
55 The New Economic Partnership between China and Singapore, Bolt, P 1993 
56 Building orderly urban spaces: Singapore Suzhou Industrial Park in Jian Zhu Xue Bao 1997 
57 The building of a Chinese model new town: Case study of the Suzhou Industrial Park, Zhongjie, Lin 2016 
58 ibid 
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understood the value of planning for aesthetic outcomes, amenity for residents and workers and 
delivering infrastructure ahead of development. These factors combined have contributed to the 
successful development and job growth in the SIP, now into its 25th year of operations. 


4.2.5 Central Eastside Portland, Oregon   USA 


 


  
CENTRAL EASTSIDE PORTLAND, OREGON   USA 


Top: Figure 44 Map of Central Eastside, Portland 
Source: (“Central Eastside Urban Renewal Area”, Portland Development Commission, 2019) https://prosperportland.us/portfolio-
items/central-eastside/ 
Left: Figure 45 Mixed Use corner block and incubator, Eastside 
Source: (“Towne Storage in Portland”, Journal Staff, 2018)  https://www.djc.com/news/co/12116101.html 
Right: Figure 46 Views of Eastside Industrial Quarter, Portland 
Source: https://www.portlandoregon.gov/bps/article/482062 
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Markers of Success 


Today, a vibrant and diverse mix of business sectors that employ more than 17,000 people across 
over 1,100 companies. 
Multiple examples of re-investment by businesses into refurbishing historic building stock and 
contributing to gentrification processes. 
19% district business growth since 2008 and 35% of total workforce retained in manufacturing59. 


 
The Central Eastside Precinct in Portland was historically an inner-city industrial district which served 
as a manufacturing and warehousing hub. It is situated on the east bank of the Williamette River, 
bounded by major highways and collector roads to the west, north and south. Today, it is an excellent 
example of urban renewal and gentrification which has led to the creation of a leading Innovation 
Precinct accommodating 17,000 employees within a various range of work-spaces60.  
 
The built form within the precinct remains in use by a mix of businesses of varying scales, however, as 
market demands for non-traditional and knowledge-driven industries increases, so to are the ways in 
which buildings are being used and adapted. This has given rise to the incubator, a collaborative 
complex which accommodates smaller-scale specialised manufacturing, design, engineering and other 
creative industries, all under the one roof61. 
 
A proactive district authority instituted an ‘Employment Opportunity Subarea (EOS)’, which is an 
overlay on the Industrial IG-1 zone62. This regulatory approach to zoning provides a more refined level 
of detail around the desirable types of land use activities in the area to promote continued job growth 
in incubators and knowledge-sharing neighbourhoods. The approach ensured that existing 
manufacturing and distribution operations in the zone would not be forced out and protection 
measures were introduced into the local Ordinance to mandate preservation of industrial operations. 
These included considerations for the ‘predominant’ industrial land use and limitations on the EOS 
which is periodically reviewed in response to changing economic drivers63. 
 
More recently, the Ordinance has been revised again to provide greater flexibility in the ‘industrial’ 
land use term to incorporate emerging new-age industries such as professional and financial services, 
food services and production, software publishing, apparel manufacturing and micro-distilling. The 
specification of land use activities and definitions works to promote and target particular operators in 
areas where incubators are more accessible and provide good separation to larger existing industries. 
The recognition of incubator districts has emerged out of approaches such as the EOS, which from a 


                                                           
59 https://ceic.cc/about/ 
60 ibid 
61 Industrial decline in an industrial sanctuary Portland’s Central Eastside Industrial District, Jones, Allison 2014 
62 Portland’s Central Eastside - www.portlandoregon.gov/bps/cc2035/sequadrant 
63 Industrial decline in an industrial sanctuary Portland’s Central Eastside Industrial District, Jones, Allison 2014 
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land use perspective in Portland has provided good transitional areas between offices in the 
Downtown district and the tradition industrial services lands64. 
 
Planning controls between the EOS and industrial lands are also interesting. The protectionist approach 
to heavier industries on the edge of the city has seen the complete removal of key development controls 
including no maximum Floor Area Ratio (FAR), building heights, site coverage or requirements for 
landscaping65. By contrast, the EOS areas are subject to more fine-grain building standards around site 
coverage, height and FAR, but the build-to boundaries and no landscaping requirements have retained 
the inner-city industrial character66. The local control plan promotes urban renewal in order to preserve 
historic building stock on the east side and provides more specific standards for the development of 
incubators, although flexibility in adaptation of industries to space is encouraged.  
 
These approaches to land use planning have been successful in supporting the establishment of new 
and emerging innovation industries in the area. Controls have preserved the heritage fabric of the area 
and contributed to vibrancy and a dynamic and attractive urban setting. Recent changes to incentivise 
protection of traditional industries through uplift standards are now being tested by other economic 
drivers.  
 
  


                                                           
64 ibid 
65 The Central Eastside Industrial District: Contested visions of revitalization. Minner, Jennifer 2000 
66 Portland’s Central Eastside - www.portlandoregon.gov/bps/cc2035/sequadrant 
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4.2.6 MaRS Discovery District, Toronto   Canada 


 


  
MARS DISCOVERY DISTRICT, TORONTO   CANADA 


Top: Figure 47 Locational Map – MaRs Discovery District, Toronto 
Source: http://torontodiscoverydistrict.ca/district-map/ 
Left: Figure 48 MaRs Discovery District 
Source:( “MaRS Discovery District – Phase 2”, 2019) https://www.pcl.com/projects-that-inspire/pages/mars-discovery-district-phase-
2.aspx 
Right: Figure 49 Broader views of Discovery District, Toronto 
Source: http://placematters.marsdd.com/ 
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Markers of Success 


MaRS play a key role in increasing the commercialization potential of Toronto’s science and 
technology ventures. At 1.5 million square feet, the centre is one of the world’s largest urban 
innovation hubs attracting major global innovation brands. 
MaRs supports over 1,000 young companies with expert advice, market intelligence and access to 
capital and talent67. 
Between 2012-14 startups in the centre generated $640 million in revenues with over 60% coming 
from exports.  
In 2017, MaRS added 28,900 new technology jobs to Toronto across 1,300 ventues. 6,000 people 
work in the established MaRs centre. 
Since 2008 MaRS has generated $3.1b into the regional economy, with $1.4b generated from 
startups in 2017 alone68.  


 
The MaRs Discovery District was founded in 2000 as a non-profit corporation to incubate innovative 
new medical and technological companies by bringing together Toronto’s academic, hospital, 
government and business sectors such that research could be commercialized. The first stage of the 
project saw small innovative businesses and start-up companies occupy a converted historic building 
on the edge of the Children’s Hospital, Queen’s Park and the Metro Station. The District has since 
expanded to occupy surrounding blocks and other historic industrial buildings. To date it provides 
working spaces for over 4,000 workers in high technology, research, medical science, pharmaceutical 
production, information and communications technology, engineering and social innovation69. Some 
of the organisations that occupy the District include the City of Toronto and Government Offices of 
Ontario and Canada, the University of Toronto, Ryerson University, St Michael’s Hospital, the Toronto 
Rehabilitation Institute, NPS Pharmaceuticals, MDS Inc, CIBC, Cancer Care Ontario and many more70.  
 
The City of Ontario in the 1990’s rezoned vacant industrial zoned lands to ‘regeneration areas’ to 
permit a range of mixed-use activities with employment overlays that drove innovation projects such 
as MaRs. Since, Toronto has been at the forefront of the Jane Jacobs ‘flexible zoning and land-use 
approach’ which advocates for greater mixed use in driving vibrancy, creativity and investment (also 
termed spur economics)71. Recently the City’s Official Plan and Provincial Policy Statements have been 
readapted again to ensure local planning for land use and controls responds to local market drivers, 
creative thinking and resilience over time.  
 
The result has been projects such as MaRs which offer small-scale work spaces positioned close to 
purpose-built research labs with cafes, shopping centres and residential apartments all assorted across 


                                                           
67 https://www.toronto.ca/legdocs/mmis/2016/ed/bgrd/backgroundfile-92791.pdf 
68 https://aicd.companydirectors.com.au/membership/company-director-magazine/2019-back-editions/april/mars-innovation 
69 https://www.marsdd.com/about/ 
70 https://aicd.companydirectors.com.au/membership/company-director-magazine/2019-back-editions/april/mars-innovation 
71 Some Great Idea, Keenan, Edward 2013 
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a range of different, yet inter-connected building types. Adding further to this complexity of mixed use 
are the drivers for operators to re-adapt heritage buildings where possible and preserve key historic 
land markers and streetscape qualities72.  
 
The Official Plan outlines a series of objectives and tests for the City’s inner and special economic zoned 
areas, including MaRs. These tests are used to balance and reconcile a range of diverse objectives 
affecting land use planning including economic outputs, social and environmentally sustainable 
indicators. These indicators sit over the top of built form, density and often specific land use outcomes 
regulated under the Official Plan. For example, a proposal which sought to establish 500 new jobs in 
research and develop collaborative work spaces would represent desired planning outcomes and as 
such, variations to height controls could be considered more favorably.  
 
There is little question that Toronto’s approach to flexible land use zoning in areas like the MaRs 
Discovery District have drawn significant investment and have resulted in vibrant, active and attractive 
places to live and work which have molded to the changing nature of workplaces and lifestyles73. The 
City are continuously revising their approaches to land use planning and development controls, 
particularly in respect of protecting residential amenity and recognizing the importance of maintaining 
successful creative industry spaces which could be pushed out with increasing rental values.  


4.2.7 Key findings from International Examples 


▪ Land use planning approaches for modern industrial parks are underpinned by protectionist and 
separation policies to protect the amenity of surrounding sensitive uses, but also to preserve 
sufficiently sized lands for larger operators. 


▪ In contrast, land use planning for successful Innovation Precincts has been suitably flexible, 
incorporates a genuine mix of uses including some strategic residential and creative spaces. 


▪ Setting the scale for larger industrial parks from the outset is important for not only preserving 
expansion of industrial parks but also driving economic growth and attracting global leaders in 
industry. 


▪ Both Industrial Parks and Innovation Precincts need to be supported by transport, digital and 
utilities infrastructure.  


▪ Land use planning for Innovation Precincts should focus more on design outcomes and place-based 
approaches rather than stringent regulation around zoning. 


▪ Generally, competitive industries around the world are becoming more environmentally conscious 
of sustainable and efficient operations. In Europe, environmental regulation around industrial uses 
often outranks land use and building design outcomes. 


                                                           
72 Zoning for a better Toronto, Martin Prosperity Institute 2010 
73 ibid 
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▪ For both Industrial Parks and Innovation Precincts, comprehensive master planning has proved 
critical to successful delivery. The more adaptable the plan, the more resilient the urban fabric of 
a place is to changing demands and drivers. 


▪ Clearly specifying desired land use outcomes in zoning establishes a clear message for investors 
and the community as to what a precinct will be like. Zoning needs to clearly define the types of 
industries and businesses and consider aspects such as scale, level of environmental impact and 
economic functions. 


▪ A genuine understanding of space requirements for different industrial usage types should inform 
regulations and development controls. These need to transform as requirements change over 
time.  


4.3 Planning for Domestic Precincts 


4.3.1 Bentley Technology Park, Perth 
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BENTLEY TECHNOLOGY PARK, PERTH 


Top: Figure 50 Zoning Plan – Bentley Tech Park 
Source: https://techparkwa.com.au 
Left: Figure 51 Curtin University, Bentley 
Source: (“Bentley – Technology Park”, Mingor Website, 2019) http://www.mingor.net/localities/bentley.html 
Right: Figure 52 View of Bentley Tech Park Function Centre 
Source: https://techparkwa.com.au 


Markers of Success 


Acknowledged by Western Australia State Government as an important catalyst for science and 
technology development. 
Home to more than 100 organisations including technology-based industry, research and 
development, academia and support organisations. Anchor tenant is CSIRO. 
8,600 jobs currently in the precinct, 5,000 of which are knowledge / professional jobs – anticipated 
to grow to over 20,000 by 203174.  


 
The Bentley Technology Park in Perth was opened in 1985. The Western Australian State Government 
as an initiative to accommodate a new base for CSIRO and others in proximity to Curtin University 
introduced the Technology and Industry Development Act, 1983. The purpose of the Act was to 
establish a corporate body to oversee the development, management and operation of technology 
parks across the state and to zone land appropriately for such uses. The governments’ Vision for the 
Bentley Technology Park was to create a planned city where scientific and technological industries 
could thrive, and research resources could be shared and expanded around Curtin University75.  
 
Zoning frameworks applying to the park fall across two local government areas. A Technology Park 
zoning applies in the South Perth Council area whilst a Special Use zone applies in Victoria Park. Land 
use terms that are permitted without any form of consent in the zones include: Café / restaurant, child 


                                                           
74 https://techparkwa.com.au/features/ 
75 Growing WA through innovation, Legislative Assembly Report No. 7 June 2016 
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care centres, civic uses, consulting rooms, industry – service, office, public utility, research and 
development and take-away food outlet.  
 
The land use activities that currently operate within the park would broadly be captured under the 
research and development land use terms and include pharmaceutical, energy, educational 
institutions, IT research, government research agencies (CSIRO), geoscience and engineering, software 
development, vocational training, scientific research and technology development. Research and 
development is defined under the Local Planning Scheme as “scientific and industrial research and the 
development, production and assembly of products associated with such research undertaken on any 
land or within a building designed and equipped for such activities”. The land use term clearly defines 
the nature and types of activities considered desirable in the zone and reflects those that have 
occupied the park.  
 
Land parcels within the precinct remain vacant to this day and this is likely the result of a number of 
factors: 
1. The strict and limited application of land uses permitted in the park. Whilst this has preserved lands for 


the specific purposes sought by government in the early 1980’s other commensurate land uses have 
been prohibited from entering the park. 


2. Development controls for new buildings in the park are highly restrictive and largely outdated (as 
discussed below). 


3. There may be a lack of demand for such knowledge-intensive uses to invest in the park given its poor 
access to public transport and other essential services. 


4. The corporate body managing the park has been overly restrictive in the application of their powers 
under the Act.  


 
Development controls under both Local Planning Schemes are highly restrictive. Maximum 7 and 7.5m 
height limits and plot ratios of 0.5:1 severely limit new built forms, particularly on smaller sites, which 
would produce spaces which are unlikely to attract major R&D. Setback and landscape controls may 
also be unnecessarily restrictive to new developments which require flexibility in the establishment 
and use of new spaces.  
 
Whilst the initial stages of development in the park were largely successful in attracting major R&D and 
delivering suitable built form for such users at the time, it seems that growth of the park has stagnated. 
This is largely due to the restrictions around complementary land uses and the prohibitive nature of the 
existing development controls. The State Government in collaboration with the Councils are currently 
reviewing land use and development controls in the park with the aim of introducing more vibrant activities 
including small-scale retail and investigating drivers for the establishment of incubator spaces76.  
 


                                                           
76 https://www.jtsi.wa.gov.au/what-we-do/industry-development/industry-participation/technology-parks 
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4.3.2 Smeaton Grange, Sydney 


 


  
SMEATON GRANGE, SYDNEY 


Top: Figure 53 Map – Smeaton Grange and surrounds 
Source: https://www.camden.nsw.gov.au/community/community-information/suburb-maps/ 
Left: Figure 54 Avid Industrial Development – Ironbark Estate, Smeaton Grange 
Source: https://www.avid.com.au/project-landing-pages/iron-bark-industrial-estate-smeaton-grange-nsw 
Right: Figure 55 Artistic impression of new industrial development within the Ironbark Estate 
https://www.avid.com.au/project-landing-pages/iron-bark-industrial-estate-smeaton-grange-nsw/ 


 



https://www.camden.nsw.gov.au/community/community-information/suburb-maps/

https://www.avid.com.au/project-landing-pages/iron-bark-industrial-estate-smeaton-grange-nsw
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Markers of Success 


Camden Council’s largest employment centre providing for over 4,300 jobs across the precinct 
which represents 24.1% of all jobs in the LGA. 
Well-planned physical interfaces to established and future residential precincts to control 
environmental nuisance impacts of industry.  
Smeaton Grange is one of the most active precincts in South-West Sydney with median property 
prices on average increasing over 35% in the past 4 years. 
Continues to attract investment from international operators including Amazon who have recently 
purchased 2ha for $7 million to establish their fulfillment centre (warehouses). 


 
Smeaton Grange is an industrial park in South-West Sydney situated within the Camden LGA. The 
precinct is situated on the junction of Narellan Road and the upgraded Camden Valley Way between 
the centres of Camden and Narellan. The land is zoned IN1 General Industrial with some pockets of 
IN2 Light Industrial positioned at the edges of the precinct where it interfaces with more sensitive 
residential land uses in Currans Hill and Gregory Hills.  
 
The predominant built form observed in the precinct is warehouses and distribution centres of varying 
sizes. Multi-unit complexes housing construction and trade services are also scattered throughout the 
precinct. The broad nature of land uses permitted in the IN1 zone has resulted in a genuine mix of 
operators from industrial-retailers through to childcare, recreation centres, storage and warehousing, 
vehicle repairs, scrap metal recyclers and some limited manufacturing activities.  
 
Smeaton Grange was developed in accordance with a comprehensive masterplan under Camden’s DCP 
which has helped to deliver a clearly defined street hierarchy and some examples of good landscape 
outcomes and edge buffer treatments.  
 
Development standards under the Camden LEP 2010 as they apply to Smeaton Grange are as follows: 
Minimum Lot Size: 2,000m² 
Maximum FSR:  1:1 
Maximum Height: 11m 
 
What is interesting to note is the range of lot sizes, building types and scales that have eventuated in 
the precinct, even with such stringent controls. The masterplan identified specific areas around the 
edges of the precinct which would be more suited to larger distribution and warehousing operations. 
Older building stock in the precinct (developed in the 1990’s and early 2000’s) comprised 2,000m² sites 
with single buildings or small-scale unit complexes whilst more recent stock has seen a mix of larger 
floorplates with smaller strata title units as evidenced in the Ironbark Estate developed by AVID77. This 


                                                           
77 https://www.avid.com.au/project-landing-pages/iron-bark-industrial-estate-smeaton-grange-nsw/ 
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reflects a change in the demands for smaller storage and warehousing space to suit urban services and 
other light industries.  
 
The masterplan included controls around separation and landscape buffer treatments to the adjoining 
residential areas to the north and east. Extensive landscape treatments to the Camden Valley Way 
interface were also originally established to provide visual amenity and screening. To the east 
landscape corridors were doubled by the preservation of major overhead power line easements which 
still exist, providing 50m buffer zones between industrial buildings and the closest residential 
properties. To the north the separation distances have been reduced along Turner Road, however the 
implementation of an IN2 Light Industrial zone has resulted in more passive uses interfacing to a now 
major local road78. The masterplan approach together with well-considered DCP controls has achieved 
good amenity and interface outcomes to surrounding residential properties.  


4.3.3 New Chum Enterprise Area, Ipswich 


 


                                                           
78 https://www.camden.nsw.gov.au/assets/pdfs/Planning/Development-Control-Plan/DCP-Part-D.pdf 
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NEW CHUM ENTERPRISE AREA, IPSWICH 


Top: Figure 56 New Chum Zoning Map 
Source: (“Ipswich Planning Scheme 2”, City of Ipswich, 2019) https://www.ipswichplanning.com.au/ 
Left: Figure 57 Views of established industrial area adjoining New Chum Estate 
Source: https://www.rhcommercial.com.au/properties/2-chum-street-new-chum-4303-queensland 
Right: Figure 58 New Chum and surrounds 
Source: https://www.realcommercial.com.au/property-land+development-qld-new+chum-500722659 


Markers of Success 


Strong example of transitional land use zoning implemented to control impacts to surrounding 
residential amenity. State Government initiated Temporary Local Planning Instrument in place to 
mandate separation distances between new industries and residences. 
Successful means of utilising rezoning and investment by industry to remediate and repair open-cut 
mine site and manage existing environmental issues. 


 
The New Chum Enterprise Area is a newly rezoned and proposed industrial precinct in the Ipswich LGA, 
positioned in the outer south western area of Brisbane. In 2018 Ipswich Council introduced the New 
Chum Implementation Guide into their Planning Scheme to provide directions around the 
configuration of proposed land use and separation treatments for new development. The area has 
long been flagged as having strong enterprise potential by both the State Government and Council 
being positioned close to the existing heavy industrial areas of Swanbank to the south and having direct 
motorway access to Brisbane79.  
 
The area covers some 8km² and includes lands heavily disturbed by previous extractive mining which 
has left the land unstable, flood prone and impacted by spontaneous combustion of coal and 
carbonaceous shale. The land was identified as suitable for conversion to a mixture of industrial land 
uses where built forms could suitably adapt and be responsive to constraints80. Adding to the 
constraints is the existing low-density residential areas positioned to the north and west of the site.  


                                                           
79 Implementation Guideline No. 25: Ipswich Planning Scheme 
80 Synopsis of findings of the Ipswich-Western Corridor industrial land analysis, December 2008 
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Council’s approach to land use implementation is based on separating heavier industrial operators 
from nearby residential through land use buffering and transitioning uses based on precinct 
classifications. The outer peripheries of the area are classified for light industries, business and larger-
scale recreational activities whilst heavier industrial operations (known as land-extensive enterprises) 
are arranged in the centre of the precinct. The strategy is for new development to act as a catalyst for 
rehabilitating degraded lands in the area whilst also encouraging the implementation of compatible 
outdoor / adventure sports and off-road vehicle pursuits81.  
 
Approaches to zoning and master planning of the precinct also nominates edge biodiversity areas 
which are to be preserved and regenerated as part of larger development sites. These edge treatments 
together with development controls around high-quality façade treatments to buildings fronting 
residential edges work to ensure a high standard of visual amenity is achieved along the Cunningham 
Highway corridor.  
Interestingly, land use classifications are based on the level of environmental impact and the land sizes 
required to support certain industries. Land uses are allocated according to their regional or local 
significance which are defined by size, character and dependence on access to the outer arterial 
motorway network. Land extensive industries and enterprises are those operations requiring larger 
sites such as distribution, freight and chemical production industries. These are positioned in the 
centre of the site where the need for more expansive buffers to surrounding sensitive uses and 
environmental areas of significance are recognised.  
 
Whilst not yet developed the approach to land use planning for New Chum is considered reflective of 
best practice on the basis that: 
▪ Land use configuration has been mindful of land area requirements and the need for separation 


and isolation of larger, more intensive industrial operators; 
▪ Planning has recognised the significance of incorporating and promoting recreational green edges 


to provide amenity for workers as well as doubling as extensive vegetated buffers to residential 
properties; 


▪ It has recognised the importance of high-quality built form in connection with landscape 
treatments for visual aesthetic; and 


▪ It introduces a comprehensive street network supported by pedestrian and cycle connections for 
workers to access local business precincts offering essential services, food and drink and retail. 


 
 


                                                           
81 Implementation Guideline No. 25: Ipswich Planning Scheme 
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4.3.4 Sydney Science Park, Penrith 


 


  
SYDNEY SCIENCE PARK 


Top Figure 59 Locational map – Sydney Science Park 
Source: https://www.celestino.net.au/sydneysciencepark/residential 
Right: Figure 60 Artistic impression – Sydney Science Park 
Source: (“Sydney Science Park – APP”, APP Website, 2019) https://www.app.com.au/our-work/sydney-science-park 
Left: Figure 61 Artistic impression aerial of Sydney Science Park Masterplan 
Source: https://www.celestino.net.au/sydneysciencepark/residential 


 



https://www.app.com.au/our-work/sydney-science-park

https://www.app.com.au/our-work/sydney-science-park
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Markers of Success 


 Earmarked to cater for some 12,000 new knowledge-based jobs, with opportunities of longer-
term injecting tens of millions of dollars in revenues into the broader Western Sydney 
economy.  


 The $5 billion project has drawn collective investments from leading industry partners including 
CSIRO, the Parramatta Catholic Education Diocese, ANSTO and the Westmead Health Precinct’s 
seven health, education and research organisations82. 


 
Sydney Science Park occupies 280ha of newly zoned business enterprise lands in Luddenhum. It is the 
creation of Celestino (the developer) in a joint venture with the Commonwealth Government, Catholic 
Education Diocese and a number of International Scientific Research Institutions including the Birling 
National Avian Laboratories Centre. It is a project which is aimed at delivering a fully integrated 
community that will create more than 12,000 knowledge-based jobs in food technology and 
development, research and scientific industries together with educational facilities for over 10,000 
students and homes for 10,000 residents. It is an innovation precinct which has excellent access to 
Western Sydney’s arterial motorway networks and the WSA. Currently under construction, the park 
will be home to CSIRO’s first dedicated Innovation Zone and Urban Living Lab which provides housing 
and services for scientific research professionals83. 
 
Planning for the park was undertaken in 2014/15 which saw the land rezoned from rural to a mixture 
of B7 Business Park, B4 Mixed Use and RE1 Public Recreation to facilitate: 
▪ A new specialised centre accommodating R&D, employment, education and supporting retail and 


residential use; 
▪ 440,000m² of employment and education floor space; 
▪ 3,000 dwellings integrated within the town centre and within the employment and education 


land; and 
▪ A diverse worker, resident and student community that is demographically balanced, responds to 


changing lifestyles and work requirements over time. 
 
The rezoning approach to the park allowed for an immense level of flexibility which was required given 
the need to incentise investment and attract major scientific, research and educational institutes into 
a greenfield site. The mixed use centre and modified B7 zone allowed for certain types of worker and 
student housing to be integrated throughout the park for promotion of better live-work arrangements, 
higher pedestrian and cycle outcomes and transit-orientated development principles with the future 
north-west rail link. The percentage of recreational and landscaped open space across the park was 
also key to unlocking the rezoning in promoting a high level of amenity for workers, students and 
residents.  


                                                           
82 https://www.celestino.net.au 
83 https://theurbandeveloper.com/articles/aerotropolis-sydney-science-park-one-step-closer 
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Development standards under Penrith LEP 2014 stipulate maximum building heights of 18m and 24m 
across the education, research and town centre areas to accommodate mixed use built form and 
minimum lot sizes down to 225m² and 125m² for integrated small lot housing, consistent with the 
growth centre controls.  
 
Development controls are included in a site-specific chapter in Penrith DCP 2014. Extensive place-
based controls guide the design of public streets, pedestrian and cycle connections, landscape and 
biodiversity corridors, public art and creation of a public domain within the town centre. More specific 
design requirements for the town centre is mandated through precinct plans which must be prepared 
and approved by Council prior to construction to establish fine-grain urban design outcomes84.  
 
A variety of building heights, coverage and setback controls are included to produce a variety of built 
forms for different areas and usage types. Typically, larger building forms with greater heights and 
floor areas are required to provide increased setbacks and landscaping, whilst smaller forms are 
encouraged to abut streets at a reduced or nil setback. Active street frontages are promoted along 
major pedestrianised thoroughfares and internal building amenity controls are extensive to mandate 
good solar penetration and sustainability outcomes85.  


                                                           
84 https://www.penrithcity.nsw.gov.au/images/documents/building-development/planning-zoning/planning-
controls/Penrith_DCP_2014_Part_E16_Sydney_Science_Park.pdf 
85 https://www.penrithcity.nsw.gov.au/images/documents/building-development/planning-zoning/planning-
controls/Penrith_DCP_2014_Part_E16_Sydney_Science_Park.pdf 
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4.3.5 Innovation Precincts in Victoria 


 


  
WEST MELBOURNE 


Top: Figure 62 West Melbourne Structure Plan boundaries 
Source: (“West Melbourne Structural Plan, City of Melbourne”, 2018) https://participate.melbourne.vic.gov.au/westmelbourne 
Left: Figure 63 Artistic impressions of future mixed innovation precinct – West Melbourne 
Source: (“West Melbourne Structural Plan, City of Melbourne”, 2018) https://participate.melbourne.vic.gov.au/westmelbourne 
Right: Figure 64 Artistic impressions of future mixed innovation precinct – West Melbourne 
Source: (“West Melbourne Structural Plan, City of Melbourne”, 2018) https://participate.melbourne.vic.gov.au/westmelbourne 


 



https://participate.melbourne.vic.gov.au/westmelbourne
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Land use zoning in Australia has traditionally been utilised to separate activities, often grounded in the 
idea that residential, commercial and manufacturing activities are inherently incompatible. On the 
basis of successful Innovation Precincts overseas the NSW and Victorian Governments are beginning 
to investigate efforts into the development of these precincts in response to rapidly changing trends 
in industry jobs, lifestyles and approaches to urban planning.  
 
The Victorian Government, particularly in areas around inner-city Melbourne are leading this charge 
with the establishment of a new zone – the Commercial 3 zone. This has been established in 2018 as 
a mixed-use employment zone under the Enterprise Precincts policy. It is intended to facilitate the 
establishment and growth of creative industries, small manufacturers and startup businesses. The 
zone prioritises particular uses that form part of the emerging economy, including new models of 
industrial, commercial, office and other employment generating uses, whilst still permitting some 
forms of retailing and residential86.  
 
Uses permitted in the Commercial 3 zone include arts and craft centres, education centres, home-
based businesses, certain types of industry, manufacturing sales, markets and research centres. 
Complementary uses including accommodation, small-scale retailing and warehouses are also 
permissible with consent, however scale parameters under development controls apply to such uses 
to best manage their role and scale. For example, shops up to 200m² and warehouses of up to 500m² 
are permitted with consent. Dwellings are also permitted within a mixed-use development where the 
residential floor area does not exceed 35% of the combined GFA87. 
 
In precincts like West Melbourne, recent attempts at new approaches to land use zoning to encourage 
urban renewal and retained employment may seek to implement the Commercial 3 zone within a few 
sub-precincts. Planning in West Melbourne has acknowledged the importance of residential and 
commercial developments in driving renewal and gentrification processes, however, in recent years 
the mixed-use zoning of the area has led to an over-abundance of residential units which has forced 
out traditional industry88. The 2018 Structure Plan now seeks to introduce a Special Use zone with 
incentives provisions to allow for residential apartment buildings only where a certain percentage of 
the GFA is dedicated to employment generating uses; similar to Central East Side in Portland.  
 


Cremorne, an inner-city area in Melbourne’s south east has also been earmarked recently for 
incorporation of the Commercial 3 zone around the bustling and growing technology precinct, 
anchored around the cluster of software companies like MYOB89. In Cremorne, the City of Melbourne 
has understood the key draw cards behind the establishment of clusters of creative, technology and 
innovation startups who are drawn by the presence of like-minded entrepreneurs, heritage buildings, 


                                                           
86 Unlocking enterprise in a changing economy, Victorian Government, September 2018 
87 Applying the Commercial 3 zone – Planning Practice Note 85, September 2018 
88 West Melbourne Structure Plan 2018, City of Melbourne 
89 https://www.premier.vic.gov.au/boosting-innovative-technology-jobs-in-melbourne/ 
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co-working spaces, a mix of large and small land parcels left by departing industries, and good public 
transport. Other emerging precincts likely to be investigated for the Commercial 3 zone include parts 
of Collingwood, South Melbourne and Brunswick that share these key attractor traits90.  


Norwest Business Park 


 


  
NORWEST BUSINESS PARK 


Top: Figure 65 Norwest Station Structure Plan 
Source:https://www.google.com/url?sa=i&rct=j&q=&esrc=s&source=images&cd=&ved=2ahUKEwj2yueYz5jjAhUWVH0KHU2wDx0Qjhx6
BAgBEAI&url=https%3A%2F%2Fwww.planning.nsw.gov.au%2F-%2Fmedia%2FFiles%2FDPE%2FReports%2Fnorth-west-rail-link-norwest-
station-structure-plan-a-vision-for-norwest-station-surrounds-2013-09.pdf%3Fla%3Den&psig=AOvVaw0bH_ANCZFpktXJI3AFQ-
nA&ust=1562238801956655 
Left: Figure 66 Artistic impressions of future Mulpha development, Norwest Smart City 
Source:https://www.dailytelegraph.com.au/subscribe/news/1/?sourceCode=DTWEB_WRE170_a_GGL&dest=https%3A%2F%2Fwww.dai
lytelegraph.com.au%2Fnewslocal%2Fhills-shire-times%2Fnorwest-smart-city-mulphas-futuristic-vision-for-a-nationleading-business-
park-has-been-revealed%2Fnews-story%2Faa8e950e01440b6ed8b9d5f0326a8405&memtype=anonymous&mode=premium 
Right: Figure 67 View of entrance to Norwest Business Park from Windsor Road 
Source: https://jagonal.com.au/office/building/NSW/Sydney/Sydney-North-West/Norwest/Norwest-Business-Park 


 


                                                           
90 https://www.premier.vic.gov.au/boosting-innovative-technology-jobs-in-melbourne/ 
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Markers of Success 


Planning for the business park has been responsive and adaptive to growth and the changing 
nature of industries 
The partial B7 zoning of the park has produced a larger occupation of commercial uses than 
industrial or research-intensive industries, however it includes specialist innovative clusters around 
medical uses 


 
The Norwest Business Park located off Windsor Road in The Hills LGA is a largely developed precinct 
which is second only to Macquarie Park in terms of overall land size at 377 hectares. It comprises 
approximately 272,500m² of commercial office floorspace and a further 60,000m² of industrial and 
retail floorspace which is forecasted to provide for 35,000 jobs once capacity is achieved91.  
 
The park is home to over 350 companies, comprising a diversity of information technologies, 
pharmecueticals, manufacturing, construction and financial services92. As of 2016 The Hills Shire 
Council’s civic and administrative offices were relocated into the precinct, reflective of its now regional 
economic significance which continues to grow. The partial B7 zoning of the park has produced a larger 
occupation of commercial uses than industrial or research-intensive industries, however it includes 
specialist innovative clusters around the Norwest Private Hospital including advanced health and 
medical organisations including Sigma Pharmecueticals, ResMed and Rhone Polenc. The B7 zone has 
proven successful in the rate of land take up and development of accommodative facilities. This 
successful growth was supported by the executive housing development provided in the adjacent R2 
and R3 residential zones incorporating the estates of Bella Vista and Bella Vista Waters93. Early 
investments in regionally significant retail and transport infrastructure also aided in the attraction of 
large investments by international and domestic organisations94. 
 
As growth began to constrain the precinct focuses from The Hills Shire Council and the NSW State 
Government saw further commitments to improving regional transport infrastructure including new 
stations on the North West Metro, upgrades and widening to Norwest Boulevard and improved 
connections to the M7 Motorway95. In more recent years lands around the major retail centre were 
rezoned to accommodate mixed use and residential flat building developments built around the 
principles of transit-orientated development (TODs). These approaches to land use planning and 
development controls over time have seemingly encouraged renewed economic development and 
investments in park.  
 


                                                           
91 Research park case study analysis, Hill PDA, February 2013 
92 http://norwestbusinesspark.com.au 
93 http://realcommercial.com.au/property-offices-nsw-baulkham+hills-5794934 
94 Research park case study analysis, Hill PDA, February 2013 
95 https://www.pwc.com.au/agendas/cities/citypulse-sydney-building-three-cities-for-the-future-web.pdf 
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The Norwest Master Scheme has underpinned the ongoing development of the park. From the outset 
it advocated for the establishment of good pedestrian and cycle links between the retail centre and 
throughout the park. With the provision of the Metro line, the scheme has again been revised to focus 
improved pedestrian and cycle connections from places of work, residences and retail to the stations. 
Road widening, and improved connections are currently being undertaken by the Council in connection 
with new high-rise developments. 
 
Amenity for workers and residents was always considered a crucial element of the scheme. The 
Norwest Lake and lake-front dining precinct was developed to encourage high quality break-out and 
interactive places for people to meet and collaborate96. Similar to Suzhou’s central lake, the Norwest 
Lake provides a central recreational anchor and helps orientate land use configuration in the precinct.  
 
Importantly, approaches to planning for the business park has been responsive and adaptive to growth 
and the changing nature of industries. Zoning has been re-examined over time to ensure land use 
definitions help aid investment and economic returns. These planning processes have been 
collaborative in working with major institutions to understand their work-space needs and drivers. 
Being confronted with expansive residential projects in the Norwest town centre Council are mindful 
of avoiding a dilution of this precincts’ key role as an economic hub, seeking to continuously protect 
businesses through the continued application of the B7 zone which prohibits residential development.   


4.3.6 Key Findings from Australian Examples 


▪ Industrial zoning frameworks across Australia recognise the core differences of industries based 
on the extent of environmental impact, requirements for land size and separation. Other 
industries, including urban services, light industries and innovative industries typically fall into 
broad industrial, commercial, employment or business zonings which more often than not results 
in fragmented and mixed-use precincts. 


▪ Best-practice approaches to land use planning for industrial parks establish the differing 
characteristics of uses and include clearly defined land uses. Different types of industrial 
operations are then segmented into sub-precincts to create clusters of commonality and shared 
knowledge and resources. 


▪ The economic success of industrial precincts depends on access to other supportive land use 
activities. Planning needs to consider what supportive uses are appropriate and their 
quantification needs to be controlled via development regulations incorporated into zoning to 
avoid diluting the predominant employment uses. 


▪ Innovation precincts in Australia have developed organically in inner-city areas with good access 
to amenity, transport and built form character, including predominantly vacated industrial 
factories and buildings of heritage value. Moves to recognise the characteristics of Innovation 


                                                           
96 http://www.norwestassociation.com.au/master-scheme/ 
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Precincts, such as the Commercial 3 zoning in Victoria will provide some direction to the market 
around investment decisions and will continue to encourage the growth of creative industries.  


▪ As evidenced overseas, for Innovation Precincts to thrive planning needs to be flexible, adaptive 
to fast moving drivers of change and incentivizing to draw in startups and users that require cheap 
rents and cost-effective spaces to operate.  


▪ Collaboration is linked to mixed use areas. Incorporating some limited residential use into precincts 
to create live-work spaces can support vitality and vibrance, however, careful planning decisions 
need to be made so as to not compete with employment outcomes. 


▪ Industrial parks should utilise transitional zoning to buffer adjoining sensitive uses. The 
incorporation of physical separations and vegetated buffers has also proven successful in 
protecting surrounding amenity. Utilising major roads, rail and infrastructure corridors as well as 
native forests and other natural features should be investigated in master planning ahead of 
development commencing.  


▪ Attractive physical features such as man-made lakes, recreational areas or eat streets are pivotal 
to the successful development of precincts. These help to orientate designers in place-making, 
configure land use zoning and attract investment from business.  


▪ Planning for industry needs to be both flexible and prescriptive, depending on the needs to control 
or drive innovation in outcomes. Well-planned precincts such as Bella Vista and Sydney Science 
Park are also successful because key infrastructure decisions and assets were locked in ahead of 
development.  


▪ Different industries require very different spaces, levels of access to infrastructure and facilities. 
Accordingly, some businesses will tend to occupy certain locations over others. Consultation with 
the private sector ahead, and throughout the course of planning is vital to successful precincts. 
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5. Market and Government Initiatives 
Having considered the key drivers and demands of industry and innovation and the best practice 
approaches to land use planning, this Chapter considers examples of market and government led 
initiatives that have supported retention and growth of local jobs and industries. As industries change 
over time as a result of geo-political factors, technological advancements and global competition there 
is often a need for governments and the private sector to intervene through planning, financial and 
governance mechanisms to protect jobs and facilitate transition. The ongoing decline of the traditional 
manufacturing sector in western nations has seen gradual transitions to service and knowledge 
industries as well as the promotion of the professional, technical and advanced manufacturing sectors 
through numerous interventions and incentives. Whilst markets tend to adapt and transition 
organically over time there is often need for leaders to intervene and be proactive to ensure economic 
downturns and the effects of urban decay are avoided.  


5.1 Utilising Value Capture 


Value capture is a mechanism of utilising funds raised from taxes or levies on new private-sector 
development projects and rate-payer revenues to improve infrastructure. Government authorities 
around the world enact value capture to drive urban renewal or the development of new precincts 
and often use incentives to drive initial investment by the market.  
 
Werksviertel is a repurposed former industrial district in Munich which has been transitioned into a 
thriving Innovation Precinct following ongoing collaboration and intervention by government, the land 
owners and the community. The city government has deployed instruments to enable land 
intensification and has reinvested profits from new developments back into social and cultural 
infrastructure to promote a destination employment centre for business investment97. The district’s 
growth and success are the result of multiple government-led initiatives in city planning, including: 
▪ The promotion of residential developments to drive economic returns through a value-capture 


model; 
▪ Preservation of historic buildings and assets to preserve cultural drawcards and contribute to a 


sense of tradition and place; 
▪ Incorporation of mixed use and a variety of building forms to add vibrancy and visual intrigue 


which has drawn investment from both smaller and larger companies;  
▪ The setting of high environmental performance standards; and 
▪ Creating a dynamic combination of recreational, artistic and retail spaces to add vibrancy and life 


to the precinct. 


 


                                                           
97 Building the innovation economy – Case Study: Munich, Clark, G, Moonen, T & Couturier, J, October 2016 
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The NSW Government has used value capture to reinvest into infrastructure improvements to support 
its largest business parks at Macquarie Park and Norwest, within Sydney’s Global Economic corridor. 
In Macquarie Park levies on new high-rise residential developments under a State Infrastructure 
Contributions (SIC) have helped to fund local and regional road improvements and investments in 
upgrades to recreational infrastructure. In Norwest, development contributions paid in accordance 
with The Hills Contribution Plan has delivered road widening improvements along Norwest Boulevard 
and upgrading of the public domain around the entrance to the new Metro stations, new and improved 
pedestrian and cycle connections and stormwater drainage infrastructure98.  


5.2 Decentralisation and Anchors 


Decentralisation, relocation and investments in major research and education institutions have also 
proven successful in driving economic growth and job protection. These mechanisms have been 
pursued by both the free market and government in several major cities around the world. 
 
Paris-Saclay is a research-intensive business cluster which is undergoing growth and expansion. It is a 
strong economic hub which accommodates 40% of the Paris regions public research institutions and 
40% of the city’s industrial high-tech research and development sector. The city’s governments 
committed over $1.5 billion euros in relocating and re-establishing the Paris University’s real estate 
projects and $1 billion euros towards the establishment of state-owned laboratories and research 
institutes within a central cluster99. This education and research clustering together with significant 
investment in the expansion of the Paris Metro has attracted global energy, IT, automotive, aerospace 
and health research companies to the district, contributing to a super-innovation precinct.  
 
The establishment of the CSIRO’s first living laboratory in the Sydney Science Park is a domestic 
example of government investment acting as an impetus for future economic growth in the research 
and development sector. Other examples such as the Bentley Technology Park in the 1990’s saw 
CSIRO’s establishment of a research base draw investment from other major institutions who 
collaboratively work and leverage on the knowledge and professional services on offer.  
 
In Rochester, Minnesota the establishment of the Mayo Clinic within the heart of the city became a 
anchor to the growth and development of Discovery Square. The precinct is a highly connected urban 
life sciences hub which has seen growth of the clinic resulting from ongoing investments from the 
private sector in new laboratories and private health care facilities100. Today it is the largest public-
private partnership in the state which has created a destination medical and research centre of 
international importance that directly employs over 55,000 specialist workers101.  


                                                           
98 https://www.lindsaytaylorlawyers.com.au/in_focus/value-capture-through-voluntary-planning-agreements-part-2-key-issues-examples-
of-some-local-council-practices/ 
99 https://www.epaps.fr/wp-content/uploads/2017/08/170629_BI-anglais_bd.pdf 
100 https://obamawhitehouse.archives.gov/the-press-office/2016/09/26/fact-sheet-announcing-over-80-million-new-federal-investment-
and 
101 https://www.nawic.com.au//nawic/documents/20141215_NAWIC_WalkTalkWork.pdf 
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5.3 Investments in Infrastructure 


The best practice approaches to land use planning discussed in Chapter 4 included a common theme 
of needing to plan for crucial infrastructure to configure land use activities and establish a basis for 
development regulation. Employment centres rely on infrastructure to transport workers, goods and 
services. For heavier industries, more intensive utility infrastructure services in the form of power 
generation, water management and sewerage treatment are vital to operations. For Innovation 
Precincts to succeed, investments in cultural and social infrastructure in addition to transport is 
important in creating a sense of identity in place and can attract new investment into renewal areas. 
 
There are multiple examples of where the private sector and/or governments have contributed to well-
planned infrastructure ahead of development and gentrification. The Brooklyn Tech Triangle is an 
excellent example of where infrastructure planning in conjunction with a strategic plan for urban 
renewal helped establish one of the world’s largest technology innovation hubs. The Triangle is home 
to more than 1,350 companies and employs 17,300 people. It incorporates office headquarters in 
Downtown Brooklyn, the virtual design and advertising sectors in DUMBO and both factories and 
distribution yards at the Navy Yard. Urban place-based planning coincided with the development of an 
infrastructure implementation plan to ensure proper connectivity throughout the triangle102. The city 
invested heavily in an integrated public transport network which was dedicated solely to supporting 
economic growth and development in the triangle. It included: 
▪ Increasing regular bus services and their connections to ferry stops 
▪ Improvements to the public domain around stops and more regular ferry services 
▪ New and improved bicycle and pedestrian connections as priority-ways throughout the precinct 


linking to bus and ferry stops103 
 
The Government of China are often cited for their infrastructure-led approach to development of their 
cities. In the Suzhou Industrial Precinct (SIP), billions of dollars were invested by the government in 
transport and utility services infrastructure to deliver sub-precincts and neighbourhood plots ahead of 
the development of buildings. This included key investments in passenger and freight rail lines that 
operated around the perimeter and through the central grids of the city, commencement of transit 
bus services on completion of all major road construction, utility services including water, power and 
sewer and local parks, as well as the man-made lake system104.  
 
Similarly, investment in infrastructure by US state and city authorities in precincts such as Tahoe-Reno, 
Nevada and the Park 8Ninety Estate in Missouri City, Texas, ahead of individual site development went 
to establish precinct floor plates to attract investment. In both examples, the establishment of 
industrial parks through zoning and planning incentives alone was not enough to draw major 


                                                           
102 http://brooklyntechtriangle.com/about/ 
103 brooklyntechtriangle.com/assets/Brooklyn-Tech-Triangle-Strategic-Plan.pdf 
104 http://www.bbc.com/travel/bespoke/specials/suzhou-city-of-classical-charms/modern-city.html 
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investment from leading industries due to competition with other more established precincts across 
the country. Governments in both cases encouraged investment by constructing major roads and 
highways, new rail connections and utility service and digital infrastructure. The land was also 
subdivided in Tahoe-Reno at the expense of the city into large land holdings to encourage investment 
from Google and Tesla, which eventuated.  
 
The Western Sydney Aerospace and Defence Industries precincts in the Aerotropolis are following the 
trends of examples like SIP and Tahoe-Reno. The Western Sydney City Deal is a strong example of 
commitments by multi-tiered government ventures to deliver key infrastructure to support and 
incentivise economic investment and growth ahead of development. The obvious examples of this 
include the commitments to the WSA and all of its facilities, the M12 motorway, the North-South Rail 
Link and other road and utility upgrades.  


5.4 Planning and Development Incentives 


Planning and development regulatory systems can be structured to incentivise economic growth, 
desired land use outcomes and protection industries and jobs.  
 
The Bayswater Industrial precinct in Victoria is one of the state’s largest existing mixed industrial 
business areas. It includes a variety of different types of warehousing, distribution and heavier 
activities including chemical production, waste recycling and processing plants. Both State and local 
governments have acknowledged the need for transition of industries in the area for long term 
employment security with the nature of industries advancing and changing in their needs for space. 
The over-exposure of the precinct to traditional manufacturing was also seeing large warehousing 
spaces falling vacant105. To drive renewal and encourage investment by emerging industries, the local 
government have taken a lead on developing a series of planning incentive controls for new 
development and modifications in the precinct. Selected Industrial 1 zoned areas were first rezoned 
to a Commercial 2 zone to create a more vibrant activity core comprising a new retail centre and 
commercial office spaces as one catalyst for transition. Building heights and plot ratios are also 
proposed to be increased across the traditional industrial lands to provide both existing and new 
companies with opportunities to redevelop their sites106.  
 
The LOGIS eco-industrial park in Dandenong is the first of its kind in Victoria. It is a 74-hectare 
innovation park which is home to Kraft Foods, Cadbury, Ascent Pharmaceuticals, Mercury Marine and 
Terex Australia. The strategic vision for the park, driven by private sector developers in conjunction 
with Council, was to create an environmentally sustainable industrial innovation park which built from 
the learnings of European cities107. Development regulations mandate sustainable operational 
outcomes and the use of green building methods including water reuse, the installation of solar PV 


                                                           
105 Bayswater Industrial Precinct Review, AEC Group, October 2014 
106 https://www.communitynews.com.au/eastern-reporter/news/city-of-bayswater-to-advertise-draft-local-planning-strategy/ 
107 http://www.premiersdesignawards.com.au/entry/dandenong-logis-eco-industrial-business-park/ 
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and battery technologies for energy supply and mandates on lowering emissions. This approach has 
been well received by industry and has attracted investment into the park108. 
 
In the Central East Side precinct in Portland, Oregon, the growth of the Innovation Precinct and 
application of mixed-use zoning tools threatened existing manufacturers with being forced out due to 
development opportunities and spikes in leasing costs. At the same time, the County wanted to 
encourage transition of decaying industries on the city’s edge to more innovative industries in 
advanced manufacturing and professional service jobs. A means of incentivised planning was 
introduced in an attempt to protect existing businesses and influence the retention of manufacturing 
and light industries in the precinct. Floor Area Ratios (FARs) and Floor Area Uplift (FAU) controls 
allocated a ground floor industrial bonus to incentivise the retention or provision of manufacturing 
floor space in new and redevelopment projects109. In return, developers were permitted to build 
increased residential and mixed-use floors above. Additional amenity protection provisions were 
included into the city’s Ordinance to give priority to the operations of existing manufacturing industries 
over new sensitive land uses. The approach has been successful in retaining industrial operations whilst 
also encouraging the establishment and growth of emerging creative industries110.  


5.5 Development Authorities 


Industrial precincts developed by a government or joint-venture led authority have proven successful 
in many cities. Development authorities or corporations are typically established to drive growth, 
change or set standards for innovation. Many governments intervene in the industrial and innovation 
sectors to drive change but also to build economic structures to suit the state or areas geo-political 
drivers and to give rise to competitive markets.  
 
Governments in Asia have invested in the model of development corporations to enable new projects 
in industrial parks. The Singaporean and Chinese Governments in partnership established the SIP 
Development Corporation to build the infrastructure and provide all regulatory oversight and 
management of the SIP. Singapore’s industrial hubs in the 1980s and 90s experienced significant 
growth around investments by the Ports Authority Development Corporation who developed dock-
side freight and manufacturing spaces, which cemented the city as one of the world’s most important 
trade ports.  
 
In Europe, the experience has been similar. Government-led development authorities have driven 
visionary change in the development of eco-industrial parks and innovation precincts. Through 
promotion of innovation within emerging industrial sectors, countries such as Germany, The 
Netherlands and Denmark have become world leaders in the development of clean and efficient 
industries.  


                                                           
108 https://www.savills.com.au/_news/article/109969/158808-0/3/2018/major-corporations-flock-to-dandenong-south 
109 https://www.portlandoregon.gov/bps/article/79307 
110 Industrial decline in an industrial sanctuary Portland’s Central Eastside Industrial District, Jones, Allison 2014 
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In Rotterdam, the concept planning and initial stages of development of the RDM Precinct were led by 
the City Ports Development Authority. The authority was responsible for all strategic land use planning, 
infrastructure and investment decisions under legislature that eventuated in the RDM Master Plan. 
The authority undertook the first stages of the precinct’s development in the construction and 
establishment of incubator space and a communal trade hall which spurred immediate local and 
international investment from startups and research institutions. The authority was also responsible 
for the establishment and construction of the public educational institutions which were strategically 
positioned with good access to the incubator and research facilities111. Today the authority still 
oversees the management and planning development approvals for all land use activity and 
construction operations in the precinct.  
 
In Western Australia, the Corporate Body established under the Technology and Industry Development 
Act, 1983 actively continues to manage and oversee development and investment decisions affecting 
the Bentley Technology Park. Their powers are extensive and function in accordance with detailed 
statutory provisions which see them having the ultimate oversight over planning approvals in the park. 
There is an argument to suggest that the overly regulated body has actually stagnated growth of 
industry in the park, however, it has been successful in maintaining the original land use vision and 
upholding the highest standards of specialised technical research firms.  
 
The Western City and Aerotropolis Authority established under the City Deals and Western City and 
Aerotropolis Authority Bill 2018 is a similar example. It is a body instituted to oversee development 
and regulation in the Aerotropolis. Its powers extend to decision making around key investments, 
infrastructure, strategic planning and other economic priorities. City-shaping projects such as the 
Bentley Technology Park and WSA demand strong leadership where important investment, planning 
and infrastructure decisions can be directed by a corporate body governed under legislative powers.  


5.6 Joint Venture Partnerships 


Joint venture partnerships between government and the private sector represent the strongest, most 
comprehensive mechanism to drive economic growth and job retention. Governance structures which 
reflect the interests of both the public and private sectors in collaboration can deliver real change and 
stability and multiple successful examples of employment areas have eventuated from such 
partnerships. 
 
The Randwick Health and Education Precinct has been identified by the Commonwealth and NSW State 
Governments as a centre of strategic importance in education, research and innovation. It is an active 
precinct in Sydney’s south orientated around 4 major hospitals, 9 medical research institutions, 
internationally recognised research centres and more than 100 student startups112. An intriguing joint-


                                                           
111 The impact of urban planning and governance reform on the historic built environment and intangible cultural heritage, Azadeh, AK, 
Nadin, V, June 2017 
112 https://sciencemeetsbusiness.com.au/tag/china-torch-program/ 
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venture partnership between the Commonwealth and State Governments, Chinese Industry and 
UNSW was formed to birth the Chinese Torch Innovation Network. This $3 billion project will create 
the Torch Innovation Precinct at UNSW which will see planned developments in R&D delivered by 
stakeholders over the next decade113. The precinct will comprise advanced R&D and prototype 
manufacturing as well as a new UNSW Solar Industrial Research Facility. By 2022, the base will be home 
to between 5-10 major Chinese innovation companies and 100 Chinese and Australian startup 
technology companies. The project is expected to inject hundreds of millions of dollars into the local 
economy and provide for thousands of new knowledge-based jobs with additional space for student 
startups to grow114.  
 
The Oslo Cancer Cluster was initiated in 2006as a cluster member organisation to accelerate ongoing 
collaborations and knowledge-sharing of oncology research, treatment and pharmaceutical 
production. It is an oncology research and industry cluster that is a national non-profit member 
organisation with 90 members including national and international research institutions, technology 
companies, financial institutions, university hospitals and other organisations115. This makes it one of 
the largest R&D joint venture clusters in the world which contributes the most highly specialised 
oncology R&D centre. The Oslo Cancer Cluster Innovation Park and Incubator opened at Montebello 
in 2015, adjoining the Radium Hospital and the Institute of Cancer Research. It is continually cited by 
the Norwegian Government as vital to preserving and maintaining jobs in the fields of medical research 
and specialised health care116. 
 
The MaRs Innovation Precinct is an example of a successful joint venture funding and governance 
model between the City of Ontario and private sector industries, however, ongoing funding 
commitments by government over recent years have drawn controversy and concern from the general 
public117. The initial concept for MaRs was to utilise existing and improved public research, education 
and health institutions to anchor the development and organic growth of innovation industries. 
Ongoing financial commitments from the city as well as private sector investors has seen the continued 
expansion and growth of the precinct which now supplies over 7,000 jobs and has resulted in over $1 
billion in capital investments118. The lessons from the MaRs governance model is the need for strong 
transparency and stringent regulation around development control and monitoring. 


 


                                                           
113 https://www.innovationaus.com/2017/07/UNSW-carries-a-new-China-torch/ 
114https://www.theaustralian.com.au/subscribe/news/1/?sourceCode=TAWEB_WRE170_a_GGL&dest=https%3A%2F%2Fwww.theaustralia
n.com.au%2Fnation%2Finquirer%2Ftorch-precinct-lights-the-way-for-unsw-innovators%2Fnews-
story%2Fdb120b7fe66e23895d0e01598a99fe70&memtype=anonymous&mode=premium 
115 http://osloscancercluster.no 
116 https://nordiclifescience.org/oslo-cancer-cluster-gets-new-innovation-park/ 
117 https://betakit.com/mars-may-see-layoffs-as-province-continues-with-tech-funding-cutbacks/ 
118 http://www.digitaljournal.com/tech-and-science/technology/mars-discovery-district-proof-toronto-s-tech-sector-is-
growing/article/526756 
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5.7 Tax Breaks and Rebates 


Financial incentives for growth and investment can also be regulated successfully by authorities to 
drive economic outcomes. In North America, the tax and regulatory systems are often adjusted to 
accommodate free market economics at macro and micro scales. In Europe, a trending focus on 
environmental outcomes has led to rebate regulations and financial incentives to reduce emissions.  
 
In Australia, new development in employment areas has not been often been financially incentivised. 
Mechanisms such as S7.11 Contributions and SIC credits are often applied only for precinct-wide 
developments and are not available to stand alone projects. Furthermore, whilst tax concessions and 
credits are available to businesses, particularly small-businesses and sole traders, they are not readily 
promoted to encourage reinvestment into built form assets or new development projects. 
 
The Tahoe-Reno Industrial Park is an excellent example of how financial de-regulation and tax 
abatement incentives encouraged significant return on investments into the region by some of the 
world’s leading companies. In establishing the regulatory framework around the development of the 
park the State of Nevada imposed restrictions on development fees and extractions that the County 
could impose on developers. This saw the removal of a range of standard taxes on companies investing 
in the park including no corporate income tax, personal income tax, inventory tax, unitary tax, estate 
and/or gift taxes, franchise tax, inheritance tax and no special intangible tax119.  
 
New market tax credits in the US have been utilised to incentivise revitalisation of low-income and 
disadvantaged communities to provide lines of credit against federal income taxes for qualified 
investments in community infrastructure. These tax incentives were taken up by developers and 
industries to renovate and repurpose buildings in the Cortex Technology District in St Louis which was 
founded in 2002 as an innovation hub of bioscience and technology research120.  
 
In Europe market-based instruments such as environmental taxes, tradable permit systems and 
targeted subsidies have been implemented to deliver sustainable building and operational outcomes. 
These have been successfully implemented throughout German and Danish eco-industrial parks where 
financial incentives are targeted at continual improvements in sustainable operations121. This too 
applies to the heaviest industries in areas like Zeitz that have transitioned to sustainable energy 
production from intensive-based manufacturing.  


 


                                                           
119 Deep in the dessert, an experiment in economic development, Maciag, M, November 2017 
120 https://www.stlouis-mo.gov/government/.../news/2018-nmtc-sldc-awarded-35m.cfm 
121 An international framework for Eco-Industrial Parks, UN Industrial Development Organisation, December 2017 
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5.8 Summary 


▪ Value capture is a successful tool used to reinvest funds raised from new development projects 
back into infrastructure upgrades. Leveraging on existing public assets to support the growth of 
business and to draw investments can be successful in reducing costs, particularly for innovative 
industries and startups who require greater financial support in the establishment phases.  


▪ The targeted decentralisation, relocation and clustering of public research and knowledge-based 
institutions can provide strong anchors for investment and growth of innovation precincts. These 
are centres of activity that generate employment, create vibrancy within an urban setting and 
release economic value streams which are valuable, particularly for precincts undergoing or in 
need of renewal. 


▪ Significant infrastructure investment by authorities is critical to driving investment from the 
private sector. Infrastructure projects, such as the WSA and North-South Rail are vital to good 
placemaking, establishing important connected corridors of economic strength and drawing in 
anchor industries. 


▪ Infrastructure projects can be pursued through a multitude of financial streams and governance 
structures including Development Authorities or Corporations, Government / Public-Sector and 
Private Sector Partnerships and multi joint ventures. Such arrangements can also reposition or 
develop impetus projects to incentivise investment and job growth. These have proven to be 
successful models both internationally and in Australia. 


▪ The planning regulatory systems and land use incentives can be successfully implemented to drive 
growth, encourage desirable built form outcomes and place making, and also to protect 
established industries. Examples include bonus building height and floor space provisions in return 
for commitments to employment floor areas; zoning to encourage particular land use outcomes 
and leveraging funds raised from new incentive-based developments to provide public domain 
improvements.  


▪ Financial incentives including tax abatements and development levy credits can also be used to 
protect and retain jobs.  


▪ Other means of generating continued economic resilience and job retention include: 
- Ongoing investments into best-practice research, opinion polling and surveying of workers 


and industry leaders; 
- Targeted marketing and promotion by government and the private sector of investment and 


focus in new or existing precincts; 
- Ongoing investment into understanding key drivers and changing demands of industry; and 
- Focusing on the creation of great places with a developed understanding of the end users 


firmly in mind. 
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6. Planning Review 
6.1 Intent and Purpose 


The previous employment land studies prepared by Knight Frank and SGS identified concerns around 
the adequacy of the three industrial zones that apply in the Liverpool LGA. These reports and the 
analysis provided in Chapter 2 of this Study broadly characterised the industrial precincts into two 
categories: Industrial Parks and Specialised Urban Services Precincts. The investigations have then 
affirmed that certain precincts are well positioned to be transitioned under another zoning 
classification. This opinion has been shared in the work of the Greater Sydney Commission in the 
Liverpool Collaboration Area – Place Study which establishes a Vision of three very distinct land use 
outcomes for the existing industrial zoned precincts: 
▪ The Scrivener/Priddle Street Precinct being transformed for Innovation / Research / Health / 


Advanced Manufacturing (i.e. a B7 zoning) 
▪ The Orange Grove and Sapho Road precincts transformed to Business Development (i.e. a B5 or 


B6 zoning) 
▪ The Georges River South (North Moorebank) precinct to be retained as Industrial 
 
In this Chapter a review of the current industrial zoning objectives and provisions has been undertaken 
to determine: 
▪ What improvements can be made to better align existing zoning with the changing demands and 


drivers of industry and employment in the context of Liverpool; 
▪ If the objectives listed in each of the three zones are appropriate and whether or not these 


should be revised; and 
▪ How land use terms can be best positioned within each zone to best reflect the objectives and 


charactertisation of employment types. 
 
Development standards for minimum lot size, maximum building height and floor space ratios under 
Clauses 4.1, 4.3 and 4.4 of LLEP 2008 will be reviewed as they currently apply to the precincts. This 
review will identify whether or not the current standards are appropriate and require change to reflect 
the changing demands and drivers of industry. The final component of this Chapter will consider the 
B7 Technology Park zoning in reviewing its current objectives and land use provisions to determine its 
relevance to the precincts.  


6.2 Review of Liverpool Industrial Zones 


The three industrial land use zones under LLEP 2008 are the IN1 General Industrial, IN2 Light Industrial 
and IN3 Heavy Industrial zones. Each of the zones comprise a broad mixture of permitted uses to 
enable industrial, business and retail activities. Residential accommodation is prohibited in all of the 
industrial zones.  
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The three zones are differentiated mainly by the terms ‘light’, ‘general’ and ‘heavy’ which in 
themselves should deliver very different land use outcomes. However, in Liverpool’s industrial 
precincts this is often not the case. The objectives in connection with the permissible land use activities 
across the three zones have resulted in broad outcomes with a mixture of industrial and other uses 
evident across the precincts.  
 
The following sections review the current objectives and permitted land uses in each of the zones.  


6.3 Review of Zone Objectives 


The objectives of the three zones are reproduced below with a short analysis on each provided: 
 
IN1 General Industrial 
▪ To provide a wide range of industrial and warehouse land uses. 
▪ To encourage employment opportunities. 
▪ To minimise any adverse effect of industry on other land uses. 
▪ To support and protect industrial land for industrial uses. 
▪ To particularly encourage research and development industries by prohibiting land uses that are 


typically unsightly or unpleasant. 
▪ To enable other land uses that provide facilities or services to meet the day to day needs of workers 


in the area. 
 
Analysis 
The IN1 General Industrial zone objectives are very broad and non-specific, allowing for a range of 
industrial and warehouse uses to encourage employment opportunities. The generality of the land use 
objectives provides for a genuine mix of activities which in turn restricts larger and more intrusive 
operations such as waste management and processing, extractive industries and offensive and 
hazardous industries. 
 
IN2 Light Industrial 
▪ To provide a wide range of light industrial, warehouse and related land uses. 
▪ To encourage employment opportunities and to support the viability of centres. 
▪ To minimise any adverse effect of industry on other land uses. 
▪ To enable other land uses that provide facilities or services to meet the day to day needs of workers 


in the area. 
▪ To support and protect industrial land for industrial uses. 
▪ To allow other land uses that are compatible with industry and that can buffer heavy industrial 


zones while not detracting from centres of activity. 
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Analysis 
The IN2 Light Industrial zone objectives provide for urban service-type industries which are smaller in 
their land take and operational scale, less intrusive, positioned closer to and on the edge of centres 
and provide for a mix of land uses. In this sense, the objectives of the IN2 zone are very clear in terms 
of the locational parameters, however the types of land use operations sought in this zone could be 
improved. Warehousing for example can require large-tracts of land and be reliant on B-double trucks 
which may not be suitable for urban services precincts close to centres and more sensitive areas (i.e. 
residential neighbourhoods). Therefore, the scale and types of warehousing needs to be more clearly 
typified to provide better guidance to planners. 
 
IN3 Heavy Industrial 
▪ To provide suitable areas for those industries that need to be separated from other land uses. 
▪ To encourage employment opportunities. 
▪ To minimise any adverse effect of heavy industry on other land uses. 
▪ To support and protect industrial land for industrial uses. 
▪ To preserve opportunities for a wide range of industries and similar land uses by prohibiting land 


uses that detract from or undermine such opportunities. 
 
Analysis 
The objectives of the IN3 Heavy Industrial zone are very similar to the IN1 zone. They encourage a wide 
range of industries which goes against the success of isolated larger users which require separation 
from other activities due to the more intrusive nature of their operations and larger land take 
requirements. The objectives do call on the need to preserve lands which require separation from 
other land uses, however the types of industrial uses are again not clearly defined. The generality of 
the objectives translates to flexibility in the application of land use types which can impact on the 
success of heavy industries.  
 
Summary 
The objectives of the three industrial zones are currently too generalised. The general and heavy 
industrial zone objectives are very similar with the only key difference being that the IN3 objectives 
note the need for separation to provide isolated larger sites for more intrusive operations.  
 
All zones call for a mix of different industrial land use types and ‘other’ activities. This can be considered 
appropriate for urban services / light industrial precincts, but not always conducive for other industrial 
precincts which require separation from more sensitive uses.  
 
In Liverpool, the range of industrial uses evident in the IN1 and IN3 zones in precincts such as 
Yarrunga/Prestons, Moorebank, Casula and Chipping Norton reflects the generalised zone objectives. 
As an example, the IN3 zone in Chipping Norton comprises predominantly urban service type industries 
which could be considered suitable in an IN1 or IN2 zone based on the scale and less-intrusive nature 
of these existing operations.  
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The IN2 Light Industrial zone objectives position such precincts close to centres, such as the Liverpool 
City Centre, and are often utilised to buffer heavier industrial activities. The nature of urban services 
industries under the zone is not clear and is confused by the reference to ‘warehouse’ uses which can 
vary significantly in scale.  
 
The objectives of each zone should be revisited to: 
▪ Better define the type, scale and nature of industrial and other activities considered suitable in 


each of the zones; 
▪ Clarify the desired intent of each zone (i.e. the intent of the IN2 Light Industrial zone to provide 


for small-scale urban service industries that are compatible with surrounding and adjoining land 
uses); 


▪ Avoid generality by including more specific desired outcomes; and  
▪ Avoid the application of objectives which can be conflicting.  
 
Recommended objectives for each of the three zones is provided later in this Chapter. 


6.4 Review of Land Use Provisions 


Table 2 identifies the land use terms permitted with development consent in each of the three 
industrial zones: 
 
Table 2 Permissible Land Uses across the Industrial Zones 


 IN1 General 
Industrial 


IN2 Light 
Industrial 


IN3 Heavy 
Industrial 


Animal boarding or training establishments    


Boat building and repair facilities    


Boat Sheds    


Cemeteries    


Centre-based child care facilities    


Community facilities    


Crematoria    


Depots    


Educational establishments    


Environmental facilities    







 


LIVERPOOL INDUSTRIAL DEVELOPMENT LANDS STRATEGY | 105 


 IN1 General 
Industrial 


IN2 Light 
Industrial 


IN3 Heavy 
Industrial 


Freight transport facilities    


Garden Centres    


General Industries    


Hardware and Building Supplies    


Hazardous storage establishments    


Heavy industrial storage establishments    


Heavy Industries    


Heliports    


Horticulture    


Hotel or Motel Accommodation    


Industrial training facilities    


Industrial retail outlets    


Information and education facilities    


Kiosks    


Light Industries    


Liquid fuel depots    


Mortuaries    


Neighbourhood shops    


Offensive storage establishments    


Oyster aquaculture    


Passenger transport facilities    


Places of public worship    


Public administration buildings    


Pubs    


Recreation areas    


Recreation facilities (major)    
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 IN1 General 
Industrial 


IN2 Light 
Industrial 


IN3 Heavy 
Industrial 


Recreation facilities (indoor)    


Recreation facilities (outdoor)    


Registered Clubs    


Resource recovery facilities    


Respite day care centres    


Restaurants or cafes    


Rural industries    


Service stations    


Sex services premises    


Storage premises    


Take away food and drink premises    


Tank-based aquaculture    


Timber yards    


Transport depots    


Truck depots    


Vehicle body repair workshops    


Vehicle repair stations    


Vehicle sales or hire premises    


Veterinary Hospitals    


Warehouse or distribution centres    


Water recreation structures    


 
Table 2 above demonstrates that a number of industrial and non-industrial land uses are permitted 
across multiple industrial zones under LLEP 2008. In fact, 33% (19 out of 57) are permissible with 
consent in all three of the zones, these include: boat sheds; cemeteries; depots; environmental 
facilities; kiosks; light industries; oyster aquaculture; passenger transport facilities; recreation areas; 
recreation facilities (outdoor); sex services premises; storage premises; tank-based aquaculture; 
transport depots; vehicle body repair workshops; vehicle repair stations; and warehouse or distribution 
centres. 37% (21 out of 57) of other land uses listed in Table 2 are permissible with consent in at least 
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two of the industrial zones, with at least one of those zones being IN1 General Industrial, owing to the 
general, mixed use character of this zoning. Only 30% (17 out of 57) are unique to a single zoning. 
 
Given the broad objectives and breadth of similar land uses permitted across all three zones the 
resultant industrial precincts in Liverpool lack defined character of uses. The research presents that 
successful approaches to land use zoning for industrial parks, specialised urban services precincts and 
innovation precincts have been built on defined Visions and a segmentation of land uses of different 
scales, operations and levels of impact. The industrial zoned precincts in Liverpool comprise a range of 
different industries which is representative of most historical examples of industrial precincts across 
Sydney. The reason for this is two-fold: 
 
1. Industrial activities and the needs for space have changed over time, however, the release of new 


industrial lands has not kept pace with changing demand and so competing industries of varying 
scale and operations tend to occupy available precincts wherever they can; and 


2. The generalised objectives and broad range of permissible industrial land uses across different 
industrial zones results in a mixed-use outcome. 


 
The organic mixing of certain industrial activities of varying scales can result in positive outcomes 
according to the research. Particularly in specialised inner-city areas comprising of light industrial / 
urban services and emerging innovation precincts, smaller-scale operators can leverage on a few larger 
anchor tenants. As an example, a Bunnings Warehouse or Home Hardware would typically occupy a 
larger site within an urban services precinct where specialist construction and trade operators seek 
out sites nearby within the precinct.  
 
The weight of the research however does indicate that larger operations encompassing wholesaling, 
warehousing, distribution, logistics and aerospace, more intensive forms of manufacturing, processing, 
recycling and the like require separation from smaller operators and demand larger site areas. The 
success of such operators is dependent on separation, access to transport corridors and larger sites. In 
Liverpool, such sites are currently scarce because of the encroaching of smaller occupiers which dilutes 
the character and disrupts the function of industrial parks. Industrial parks do require some smaller 
and ancillary land uses including essential services like food and drink premises, retail, community 
services and office space, but these need to be adequately controlled.  
 
Interestingly too, the IN3 zone appears to be more prevalent in the Liverpool LGA than most other 
LGAs in Western Sydney. The IN3 zone is typically reserved for the highest-impacting land uses such as 
offensive and hazardous industries which require expansive separation distances and good amenity 
controls and buffers to adjoining lands. In Liverpool, the IN3 zone is used widely and permits light 
industries which again go towards generalising the zone, taking away from its intended character to 
serve heavy industries.  
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6.5 Industrial Land Use Terms 


The research presented in this Study discusses different types of industrial land use activities that are 
broadly captured under the group terms of Industry, General Industry, Light Industry, Heavy Industry, 
Commercial Premises and Warehouse or distribution centres. One of the problems with the current 
approach to land use terms under the Standard Instrument LEP is that the inclusion of Group Terms 
for industrial land uses results in the broader application of outcomes in the zones. This approach then 
relies heavily on non-statutory DCP provisions to help define the character of certain industrial areas, 
which they often do quite comprehensively. Nonetheless, the approach is evident in Liverpool’s 
precincts where a mismatch of mixed industrial activities fight to occupy the available lands, often 
resulting in operational conflicts. 
 
Whilst this report has considered the difficulties in amending land use terms under the Standard 
Instrument LEP, it is considered that more specific land use definitions would provide greater clarity to 
Council, investors, industries and the general public around the types of operations considered 
desirable or otherwise in each zone. Examples of industrial land use operations and activities discussed 
earlier in this Study, but not separately defined under a specific land use definition include: 
▪ Manufacturing 
▪ Mineral Processing 
▪ Logistics and Transport 
▪ Aerospace 
▪ Data Centre 
▪ Professional and Knowledge Industries 
▪ Private Research Institutions 
▪ Medical Research Industries 
▪ Postal processing and distribution 
▪ Scientific Research 
▪ Robotics and Mechanisation Development 
▪ Food Science 
▪ Sustainable Energy Producers and Distributors 
 
The inclusion of additional specific and targeted industrial land use activities as opposed to the 
widescale application of general Group Terms would help to better define precinct outcomes in order 
to better plan and manage for areas. This in turn improves opportunities to plan properly for 
streetscapes that accommodate certain vehicle types, deliver the right capacities for infrastructure and 
contribute to better place making which connects similar and compatible land use activities.  


6.6 Aligning the Zones 


Based on the types of industrial precincts identified in this Study, there is a need to reconcile the 
current zoning of Liverpool’s precincts. A number of precincts positioned in close proximity to the 
Liverpool City Centre have been earmarked as potential innovation precincts or future business 
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development zones. These precincts may be more suited to a Business zoning which will be discussed 
later in this Chapter.  


The following discussion considers aligning the current industrial zones with the types of industrial 
precincts identified in the research.  


6.7 Specialised or Other Urban Services Precinct = IN2 Light Industrial Zone 


The IN2 Light Industrial Zone is representative of an Urban Services Precinct. These provide smaller-
scale industrial and essential services close to centres and residential neighbourhoods where services 
can be quickly distributed and dispatched to suit the needs of the consumer/customer base. They 
require smaller spaces, largely for storage of equipment and low-impact operations.  
 
Such precincts do allow for a broader mix of land use activities. This is because the services offered do 
not necessarily conflict with other commensurate land uses such as recreation facilities, dance studios, 
gymnasiums and shops which also require less land-take and separation from sensitive uses.  
 
Larger industries should be discouraged from occupying in these zones unless there is a strong nexus 
between the operations. Whilst the existence of some larger operators within these areas is 
acknowledged, it is expected that over time that larger, more intensive industries will relocate with 
expansion and new purpose-released lands to the west in the Aerotropolis. In areas like Chipping 
Norton, Scrivener and Priddle Street, these existing larger operators include paper production and 
recycling plants, logistics, waste recovery and recycling centres, all of which are becoming less and less 
compatible with their surrounding contexts.  
 
Desirable activities in the IN2 Light Industrial Zone include: 
▪ Light Industries (including specialised manufacturing and creative industries) 
▪ Small-scale depots 
▪ Storage and small-scale warehousing facilities 
▪ Construction and Trade Services including showrooms, packaging and small-scale distribution operations 
▪ Industrial training facilities 
▪ Industrial retail outlets 
▪ Vehicle body repair and workshops where environmental impacts can be suitably managed 
▪ Sales and hire premises 
▪ Service stations 
▪ Garden Centres 
▪ Hardware and Building Supplies 
▪ Plant Nurseries 
▪ Specialised food manufacture/sales 
▪ Breweries/Cellar doors 
▪ Education and training 
▪ Health Services 
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6.8 Industrial Park or Estate = IN1 General Industrial Zone 


The issue with the current IN1 zone as it applies to Liverpool is it’s generalised objectives and broad 
range of permissible land uses which result in a lack of definition and a confused economic role. This 
is best reflected in the precincts of Moorebank, Hoxton Park, parts of Yarrunga/Prestons and even in 
IN3 zoned precincts including Chipping Norton and Casula. These precincts comprise a mix of smaller, 
mid-tier and larger operations with varying lot sizes and street-types and differing geographic contexts. 
They are all existing precincts constrained by surrounding sensitive land use zones; predominantly low-
scale residential and mixed business zones.  
 
The research indicates that successful industrial precincts can comprise a mix of operators of differing 
scales and levels of impact. However, these need to be properly separated through the application of 
development controls around land and building size, separation distances and other amenity 
treatments. In Moorebank, this physical separation of operators has been market-led with the 
development of the orbital and staged release of the precinct. In the north, given the interface with 
low density residential properties, industrial lands have been occupied by less-intrusive smaller urban 
services whilst in the south large-scale distribution, logistics and transport industries have occupied 
larger properties in close proximity to the terminals.  
 
The IN1 zone should therefore be applied to preserve mid-sized operators and large, low-impact 
operations including warehousing, processing and manufacturing. Distribution, logistics, transport and 
postal operators should also be permitted in the precincts where they have good and direct access 
onto motorways or freight rail such as in Yarrunga/Prestons, Hoxton Park and Moorebank South.  
 
More intrusive operators such as waste recycling, extractive industries, chemical production and 
refining and other hazardous and offensive industries should be encouraged to occupy within the IN3 
zone. The number of such operators in Liverpool is diminishing, however, where they exist in place 
they should be permitted to remain either in the IN1 or IN3 zone subject to revised development 
controls for expanded activities or where redevelopment is proposed.  
 
IN1 zones should in many instances replace the IN3 zoned lands in Liverpool’s precincts. In conjunction, 
the IN3 zone requires further refinement to provide only for more intrusive hazardous and offensive 
industries as opposed to general and light industries. Consideration should also be given to buffering 
IN1 zones with IN2 zones as is the case in a number of precincts already. Land use zoning buffers allows 
for an effective transition of activities to more sensitive land uses surrounding industrial precincts.  
 
Desirable activities in the IN1 General Industrial Zone include: 
▪ Some light industries 
▪ Depots, transport depots and passenger transport facilities 
▪ Manufacturing and processing 
▪ Distribution centres 
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▪ Freight and Logistics 
▪ Warehousing 
▪ Wholesale trade supplies 
▪ Storage (both small and heavy industrial / large-scale) 
▪ Service stations and Highway centres 
▪ Limited retail, recreation and commercial office space where it does not detract from the 


primary industrial activity 
▪ Repairs and maintenance centres 
▪ Vehicle repair and service premises 
▪ Vehicle and scrap storage yards 
▪ Mid-tier and larger construction services 
▪ Technology and Research Centres 
▪ Some waste processing and recycling facilities 
▪ Aerospace Industries 
▪ Pharmaceutical production 
▪ Chemical production and laboratories 
▪ Mortuaries and crematoria 


6.9 Industrial Park = IN3 Heavy Industrial Zone 


The broad application of the IN3 zone in Liverpool is not reflected in the character of its land use 
activities. In most other LGAs across NSW the IN3 zone is preserved for areas of large-scale heavy 
industries which are more intensive polluters and require greater separation and isolation. The IN3 
zones in Chipping Norton, Yarrunga/Prestons and Casula are viewed as inapplicable and should be 
replaced in the main by the IN1 zone. 
 
Heavy industrial operations around the world are transitioning with improvements in technology and 
with renewed focusses on sustainable and safe operations. This being said, there is, and will likely 
continue to be demand for more offensive and hazardous industries including smelters, liquid gas and 
chemical refineries, extractive industries and waste processing plants. These uses emit noise, dust, 
waste and pollution regardless of the treatments and controls applied in the operational processes. 
They also have a higher risk profile in the event that the control processes fail and therefore require 
greater separation from other activities, and even complete isolation depending on the intensity of 
the use.  
 
Whilst a handful of such heavy industrial are located within the existing IN3 zoned lands it is unlikely 
that any of the precincts are truly accommodative of such uses and therefore the zone should be 
considered for removal from the precincts reviewed in this report. IN3 zonings may be suitable to 
newly released tracts of land around the Aerotropolis where they are properly planned for and well 
separated from surrounding uses, particularly residential properties. Council may, in the short term 
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look to preserve pockets of IN3 land in the southern parts of the Yarrunga/Prestons precinct and within 
the north-eastern corner of the Chipping Norton Precinct.  
 
Additionally, rural industries such as horticulture should be removed from the IN3 zone. Whilst such 
large-scale operations can be commensurate to heavy industrial activities they are better placed within 
an RU1 or RU2 zone.  
 
Desirable activities in the IN3 Heavy Industrial Zone include: 
▪ Offensive and hazardous industries 
▪ Offensive storage establishments 
▪ Hazardous storage establishments 
▪ Extractive industries 
▪ Chemical processing 
▪ Liquid Gas and Petroleum Refineries 
▪ Energy production activities 
▪ Waste recycling and processing 


6.10 Avoiding Duplication 


Table 3 below reconfigures existing permissible land uses to reflect the desirable activities in each of 
the industrial zones as a means of resolving unnecessary duplication and better aligning land uses to 
each of the zones as discussed. 
 
Notable recommended changes to permissible land uses include: 
▪ Boat building and repair facilities removed from IN3 zone to avoid duplication. 
▪ Boat sheds removed from IN3 zone to avoid duplication. 
▪ Cemeteries removed from all industrial zoned – recommend SP1 or SP2 zoning for any existing 


cemeteries. Cemeteries are considered an incompatible use with industrial lands. 
▪ Place a restriction on the size of centre-based child care facilities in the IN1 and IN2 zones. 
▪ Place a restriction on the size of depots based on the type of industrial zone and remove from the 


IN3 zone. 
▪ Freight transport facilities removed from the IN3 zone to avoid duplication. 
▪ Garden centres removed from the IN1 zone to avoid duplication. 
▪ General industries removed from the IN3 zone to avoid duplication. 
▪ Horticulture removed from the IN3 zone. Recommend this land use type be permissible only in the 


rural zones. 
▪ Industrial retail outlets made permissible in the IN2 zone in addition to the IN1 zone to encourage 


on-site sales from creative and light industries to the public. 
▪ Information and education facilities removed from the IN1 zone to promote these specific uses in 


the IN2 zone only. 
▪ Light industries removed from IN1 and IN3 zones to avoid duplication. 
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▪ Liquid fuel depots removed from IN2 zone and made permissible in the IN3 zone in addition to IN1. 
▪ Oyster aquaculture removed from IN2 and IN3 zone to avoid duplication. 
▪ Passenger transport facilities removed from IN3 as inappropriate use in the zone. 
▪ Recreation facilities (major) removed from IN2 zone. Recommend these types of uses be 


appropriately zoned as RE1, RE2 or SP1 / SP2. 
▪ Recreation facilities (indoor) removed from IN1 zone but retained in IN2 zone. 
▪ Recreation facilities (outdoor) removed from IN3 to avoid duplication. 
▪ Respite day care centres removed from IN1 and IN2 zones. Considered more appropriate in 


residential zones.  
▪ Rural industries removed from IN3 zone. 
▪ Service stations made permissible in IN1 zone in addition to IN2 zone. 
▪ Sex service premises removed from IN3 zone to avoid duplication. 
▪ Storage premises removed from IN3 zone – offensive storage preserved in IN3 zone. 
▪ Tank-based aquaculture removed from IN2 and IN3 zones, retained in IN1. 
▪ Transport depots removed from IN3 zone. 
▪ Place a restriction on the size of transport deport operations dependent on zone. 
▪ Truck depots removed from IN2 and IN3 zones and made permissible in IN1. 
▪ Vehicle body repair workshops and vehicle repair stations removed from IN3 zone. 
▪ Utilise size restrictions under Cl. 5.4 based on zone for warehouse and distribution centres to 


control scale of operations.  
 
Table 3 Recommended reconfiguration of land uses under the industrial zones 


 IN1 General 
Industrial 


IN2 Light 
Industrial 


IN3 Heavy 
Industrial 


Animal boarding or training establishments    


Boat building and repair facilities    


Boat Sheds    


Cemeteries    


Centre-based child care facilities 
(recommend size restrictions under Cl. 5.4) 


   


Community facilities    


Crematoria    


Depots (recommend size restrictions under 
Cl. 5.4 to control size in the IN2 zone) 


   


Educational establishments    
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 IN1 General 
Industrial 


IN2 Light 
Industrial 


IN3 Heavy 
Industrial 


Environmental facilities    


Freight transport facilities    


Garden Centres    


General Industries    


Hardware and Building Supplies    


Hazardous storage establishments    


Heavy industrial storage establishments    


Heavy Industries    


Heliports    


Horticulture    


Hotel or Motel Accommodation    


Industrial training facilities    


Industrial retail outlets    


Information and education facilities    


Kiosks     


Light Industries    


Liquid fuel depots    


Mortuaries    


Neighbourhood shops    


Offensive storage establishments    


Oyster aquaculture    


Passenger transport facilities    


Places of public worship    


Public administration buildings    


Pubs    


Recreation areas    
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 IN1 General 
Industrial 


IN2 Light 
Industrial 


IN3 Heavy 
Industrial 


Recreation facilities (major)    


Recreation facilities (indoor)    


Recreation facilities (outdoor)    


Registered Clubs    


Resource recovery facilities    


Respite day care centres    


Restaurants or cafes    


Rural industries    


Service stations    


Sex services premises    


Storage premises    


Take away food and drink premises    


Tank-based aquaculture    


Timber yards    


Transport depots (recommend size 
restrictions under Cl. 5.4 to control size in 
the IN2 zone) 


   


Truck depots    


Vehicle body repair workshops    


Vehicle repair stations    


Vehicle sales or hire premises    


Veterinary Hospitals    


Warehouse or distribution centres 
(recommend size restrictions under Cl. 5.4 
to control size in the IN2 zone) 


   


Water recreation structures    
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To ensure the scale of certain uses are suitably controlled to reflect the desirable characteristics of 
each zone, it is recommended that the following size restrictions be incorporated into Clause 5.4 of 
LLEP 2008: 
 
Centre-based child care centres:  If development for the purpose of centre-based child care 


centres is permitted under this Plan, the centre is not to exceed 
a total gross floor area of 100m² in the IN2 Light Industrial 
Zone or 200m² in the IN1 General Industrial zone. 


Depots: If development for the purpose of depots is permitted under 
this Plan, they are not to exceed a total site area of 2,000m² 
in the IN2 Light Industrial Zone 


Transport Depots: If development for the purpose of transport depots is 
permitted under this Plan, they are not to exceed a total site 
area of 2,000m² in the IN2 Light Industrial Zone 


Warehouse or distribution centres: If development for the purpose of warehouse or distribution 
centres is permitted under this Plan, they are not to exceed a 
total gross floor area of 2,000m² per development in the IN2 
Light Industrial Zone 


6.11 Revised Industrial Zones 


The following recommended changes to the industrial land use zones under LLEP 2008 have been 
formulated based on the discussions in this Chapter and the research findings.  
 
IN2 Light Industrial  
The IN2 Light Industrial Zone should be revised as follows: 
 
1. Objectives 
▪ To provide land for urban and essential services, light industries and creative industries as opposed 


to general industries and heavy industry 
▪ To encourage employment opportunities and to support the viability of centres 
▪ To support collaboration in business and development 
▪ To preserve lands for employment nearby to consumers and customers 
▪ To permit industrial and non-industrial activities that minimise impacts to other lands 
▪ To enable other land uses that provide facilities or services to meet the day to day needs of workers 


in the area. 
▪ To promote high quality built forms, landscaping and contribute to excellent place-based 


outcomes. 
▪ To support, protect and buffer industrial land in the IN1 zone 
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2. Permitted Without Consent 
Nil 
 
3. Permitted With Consent 
Animal boarding or training establishments; Boat building and repair facilities; Boat sheds; Building 
identification signs; Business identification signs; Car parks; Centre-based child care facilities; 
Community facilities; Depots; Educational establishments; Emergency services facilities; 
Entertainment facilities; Environmental facilities; Environmental protection works; Flood mitigation 
works; Garden centres; Hardware and building supplies; Helipads; Heliports; Hotel or motel 
accommodation; Industrial retail outlets; Industrial training facilities; Information and education 
facilities; Kiosks; Light industries; Neighbourhood shops; Passenger transport facilities; Places of public 
worship; Pubs; Recreation areas; Recreation facilities (indoor); Recreation facilities (outdoor); 
Registered clubs; Restaurants or cafes; Roads; Service stations; Sex services premises; Storage 
premises; Take away food and drink premises; Timber yards; Transport depots; Vehicle body repair 
workshops; Vehicle repair stations; Vehicle sales or hire premises; Veterinary hospitals; Warehouse or 
distribution centres; Water recreation structures 


 
4. Prohibited 
Pond-based aquaculture and any development not specified in item 2 or 3. 
 
IN1 General Industrial 
The IN1 General Industrial Zone should be revised as follows: 
 
1. Objectives 
▪ To provide a wide range of industrial land uses. 
▪ To encourage employment opportunities. 
▪ To minimise any adverse effect of industry on other land uses. 
▪ To support and protect industrial land for industrial uses including warehouse, distribution centres, 


processing and manufacturing and research and development industries. 
▪ To promote high quality built forms, landscaping and contribute to excellent place-based 


outcomes. 
▪ To enable other land uses that provide facilities or services to meet the day to day needs of workers 


in the area, but only where they do not detract from predominant industrial uses.  
 
2. Permitted Without Consent 
Nil 
 
3. Permitted With Consent 
Boat sheds; Building identification signs; Business identification signs; Car parks; Centre-based child 
care facilities; Community facilities; Crematoria; Depots; Environmental facilities; Environmental 
protection works; Flood mitigation works; Freight transport facilities; General industries; Hardware 
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and building supplies; Helipads; Heliports; Hotel or motel accommodation; Industrial training facilities; 
Industrial retail outlets; Kiosks; Liquid fuel depots; Mortuaries; Neighbourhood shops; Oyster 
aquaculture; Passenger transport facilities; Places of public worship; Public administration buildings; 
Recreation areas; Recreation facilities (outdoor); Restaurants or cafes; Roads; Sex services premises; 
Storage premises; Take away food and drink premises; Tank-based aquaculture; Transport depots; 
Vehicle body repair workshops; Vehicle repair stations; Warehouse or distribution centres 
 
4. Prohibited 
Pond-based aquaculture and any development not specified in item 2 or 3 
 
IN3 Heavy Industrial 
The IN3 Heavy Industrial Zone should be revised as follows: 
 
1. Objectives 
▪ To provide suitably planned areas for heavy industries that require separation from other land 


uses. 
▪ To encourage employment opportunities. 
▪ To minimise adverse effect of industry on other land uses. 
▪ To support and protect heavy industries. 
▪ To promote well connected places with good direct access to motorways and freight rail 


infrastructure. 
▪ To enable other land uses that provide supportive services to meet the day to day needs of workers 


in the area, but only where they do not detract or restrict the operations of the predominant heavy 
industrial land uses. 


 
2. Permitted Without Consent 
Nil 
 
3. Permitted With Consent 
Building identification signs; Business identification signs; Crematoria; Depots; Environmental facilities; 
Environmental protection works; Flood mitigation works; Hazardous storage establishments; Heavy 
industrial storage establishments; Heavy industries; Helipads; Kiosks; Mortuaries; Offensive storage 
establishments; Recreation areas; Resource recovery facilities; Roads; Warehouse or distribution 
centres 
 
4. Prohibited 
Pond-based aquaculture and any development not specified in item 2 or 3 
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6.12 Review of Lot Size, Height and FSR Standards 


This Study has detailed the changing demands for lands and building forms across different industrial 
contexts and how these are of relevance to the Liverpool precincts. For urban services, light and 
creative industries, operators are in demand of flexible spaces in order to adapt to change and varied 
ways of operating. Spaces are becoming smaller and land parcels of 1,500m² or less are in high 
demand. By contrast, distribution, warehousing, logistics, transport and postal industries are requiring 
larger, purpose-built spaces on a range of lot sizes. In Liverpool, there is demand for warehousing lots 
of between 2,000 -4,000m² but there is likely to be increased demand for sites of more than 10,000m² 
with the development of new motorways, rail and the WSA. The research undertaken has indicated 
that heavy industries typically require a vast range of built forms and land areas, so the more flexibility 
built into development standards for these types of uses, the better.  
 
Industries across all sectors are becoming more attune to their operational needs. No operations are 
the same; the built form requirements can therefore be very different. In Liverpool, the current models 
for industry comprise multi-unit strata titled complexes, stand-alone warehouses of varying sizes, 
larger distribution and logistics centres and a mix of ‘other’ types.  
 
A review of the current minimum lot size, building height and floor space ratio development standards 
as they apply to the precincts has indicated the following: 
▪ A minimum 2,000m² lot size applies across all of the precincts, regardless of zoning, operational 


characteristics or built form. 
▪ Maximum building height limits across the precincts range from 13m up to 30m in 


Yarrunga/Prestons and Chipping Norton.  
▪ FSRs range from 0.75:1 – 1:1, with some precincts not having allocated FSR maximums. 
 
Table 4 Summary of current development standards 


 Lot Size Height FSR 


Yarrunga/Prestons 2,000m² 15m – 30m Nil - 0.75:1 


Moorebank 2,000m² 15m – 21m 0.75:1 - 1:1 


Chipping Norton 2,000m² 15m – 30m 0.75:1 – 1:1 


Casula 2,000m² 18m – 30m Nil – 0.75:1 


Hoxton Park Airport 2,000m² 15m – 30m N/A 


Coopers Paddock 2,000m² 18m N/A 


Priddle/Scrivener 
Street 


2,000m² 15m N/A 


Sappho Road 2,000m² 15m N/A 
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 Lot Size Height FSR 


Orange Grove 2,000m² 15m Nil – 0.75:1 


Austral N/A 13m N/A 


 
Currently building height standards are considered flexible. These currently permit upwards of 4-5 
storey industrial building forms comprising a typical floor-ceiling height of 5-6m per floor. Taller 
buildings and structural forms appear to be promoted in those heavier industrial precincts whilst 15m 
represents a standard height standard across most of the precincts. Most of the current built form 
exhibited in the precincts would measure less than 13m, comprising often of no more than 1-2 storeys. 
The demand for increased heights is strongest in multi-unit complexes typically occupying light 
industrial areas. Larger warehousing operations are also often utilising additional height to store 
vertically with improved robotics and mechanisation of activities.  
 
Floor space ratio standards may currently be too low, evidenced by the fact that the maximum building 
height standards are often not reached. The FSR standards across the precincts are typically between 
0.75:1 and 1:1. Due to DCP controls mandating extensive front setbacks in the order of 15-20m to main 
collector roads and 5-10m for local streets, site coverage for most existing sites would sit between 50-
75%. These types of site coverage outcomes are typical of most industrial sites below 40,000m². The 
current controls therefore would only permit the establishment of 1-2 storey forms in precincts 
including Moorebank, Yarrunga/Prestons, Chipping Norton and Casula where very few examples of 
new or redevelopment projects have been cited. The research indicates that: 
▪ All types of industries require flexibility in the application of space and functional designs; 
▪ Most industries are willing to utilise height in building forms as a result of innovation and improved 


technologies as opposed to flat-pack big-box designs with mezzanine level offices; 
▪ Globally, increasing density controls have led to a resurgence of investment in redeveloping sites 


and establishing new businesses within existing precincts, particularly those close to public 
transport; 


▪ lifting density controls to promote renewal of existing industrial areas has attracted some initial 
interest and investment in Victoria. 


 
The use of incentive FSR uplifts has also proven successful in a number of settings. In NSW in recent 
years the application of incentive bonus FSRs have been utilised in the residential development sector 
in order for governments to deliver place-making improvements to streetscapes, open space and 
infrastructure and also to mandate design excellence. A similar approach to incentivise investment in 
Liverpool’s industrial precincts would draw redevelopment activity and provide Council with 
opportunities to improve the public domain, open space provisions and deliver improved 
infrastructure through increased contributions or site-specific Voluntary Planning Agreements (VPAs). 
In IN2 zoned areas to avoid dilution of industrial activities, FSR bonusses should be linked to a 
requirement to preserve a certain ratio of total floor area for exclusive use by specialised 
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manufacturing, processing or other light industrial uses. These would be considered at the DA stage 
and imposed as a requirement (positive covenant) on the title of the land and imposed by conditions 
of development consent.  
 
Minimum lot sizes across the precincts are considered very flexible for the IN1 and IN3 zones, but not 
flexible enough for IN2 areas. Demand for smaller industrial sites is evident for light and creative 
industrial activities with the Knight Frank 2016 report citing a demand for sites of 1,500m² and less 
across Liverpool’s urban services sectors. Whilst strata subdivision of multi-unit complexes is currently 
a mechanism used to deliver these types of products, a reduction in the minimum lot size area to 
1,000m² in the IN2 zone is not a radical change. This approach will assist in providing attractive land 
parcels that are in demand. In the IN1 zone, which is recommended to replace the majority of the 
existing IN3 zoned areas, a range of lot sizes are required, including larger parcels of 4,000m², 8,000m² 
and 10,000m²+. In existing precincts, increasing the minimum lot size is recommended to ensure larger 
land parcels are retained to provide sufficient space for larger operators, however, this decision is 
unlikely to be supported by land owners. Indeed it may be too late to go about increasing minimum 
lot size standards for the established precincts, however, newly proposed industrial lands across the 
western part of the LGA in the Aerotropolis should seek to established well-planned estates for larger 
operators with minimum 10,000m² lot size standards to support international logistics and distribution 
operations.  
 
Incentivising land amalgamation through development standards as part of new development in the 
established precincts could prove to be a successful mechanism to deliver master-planned industrial 
precincts with improved landscape, built form and streetscape interfaces. Similar to the ideology of 
consolidating multiple smaller residential properties to accommodate residential flat buildings or 
mixed-use development in the city centre, Council could encourage consolidation through 
development standards, site-specific DCPs or through planning proposals supported by VPAs. The 
intent of such an approach would be to create larger parcels for both larger stand-alone operators and 
improved multi-unit sites for mid-sized operations in the IN1 zone. This preserves more flexible land 
areas in the long-term to support the ongoing viability and economic strength of sectors. Opportunities 
to proceed with such an approach should be investigated in the larger precincts of Moorebank South 
and Yarrunga/Prestons.  


6.13 Recommended Changes to Development Standards 


The following recommended approaches are provided for consideration: 
▪ Generally, look to retain existing building height standards as they apply across the precincts. Give 


consideration to increasing maximum building heights to 30m or higher for earmarked innovation 
precincts (discussed further in 6.3). 


▪ Increase all base FSR standards to 1:1 across all industrial precincts and seek to update DCP 
controls to deliver improved landscape, street interface treatments, building design and 
sustainability outcomes. 
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▪ Apply incentive bonus FSR provisions for IN2 zones to permit additional 1:1 FSR in lieu of allocating 
a minimum 50% of total floor area in a development to light or creative industries including 
specialised manufacturing, warehousing, construction, trade, etc. 


▪ Apply incentive bonus FSR provisions for IN1 zones to permit additional 1:1 FSR where a new or 
substantially redeveloped building exhibits architectural design excellence, achieves a high 
standard of environmental sustainability in its construction and operation, and contributes to 
improvements within the public domain.  


▪ Reduce minimum lot size standards for Torrens title subdivisions in the IN2 zone from 2,000m² to 
1,000m².  


▪ Continue to permit industrial strata-title subdivisions across all zones with no minimum lot size 
control. 


▪ Consider increasing the minimum lot size standard from 2,000m² to 4,000m² or larger in parts of 
Yarrunga/Prestons and Moorebank South to effectively preserve big sites for larger distribution 
and logistics operators. 


▪ Apply an incentive standard to encourage consolidation of existing industrial sites to deliver 
minimum 8,000m² lots in Yarrunga/Prestons, Moorebank and Chipping Norton to encourage 
redevelopment and the creation of larger master-planned sites. Incentives for industrial 
developers could include a minimum 3:1 FSR and 30m height limit which also mandates that new 
development achieves a high standard of building design and flexibility; contributes to 
improvements within the public domain and achieves environmental sustainability outcomes in its 
construction and operations.  


6.14  Review of B7 Technology Park Zone 


The B7 Business Technology Park zone does not currently apply under LLEP 2008. The application of 
this zoning in places like Norwest Business Park, Macquarie Park, Marsden Park and now Sydney 
Science Park have drawn investment and attention from large-scale industrial, commercial, health, 
educational and scientific research sectors. In the context of Greater Sydney, these precincts, along 
with the emerging inner-city locations of Waterloo, Alexandria and parts of Botany are the closest 
examples to the Innovation Precincts examined in this Study.  
 
In Western Sydney, the existing Innovation Precincts like Norwest and Marsden Park are typically home 
to large-scale operators who occupy sites over 4,000m² in area. These are predominated by light 
industries and commercial office developments that are expansive, well-constructed and have 
attracted internationally renowned and owned businesses. They are representative of the traditional 
US model of suburban business parks with supporting retail centres and executive housing estates. 
Traditionally, these areas have been heavily dependent on cars, but still provide good access for 
pedestrians and cyclists. The inclusion of the North West Metro has helped to re-activate areas within 
Norwest and Bella Vista. These parks are not currently accommodating smaller-scale creative and 
specialised industries who would tend to occupy inner-city areas around South Sydney’s Waterloo or 
Alexandria. In this sense, there exist two very different types of Innovation Precincts which has been 
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considered in the literature. The latter version should objectively be the aim for Liverpool’s 
Scrivener/Priddle Street Precinct and potentially also the Orange Grove Precinct given their established 
character and good proximity to the city centre.  
 
The B7 zone allows for a variety of industrial uses but encourages the development of business parks 
which incorporate a genuine mix of light industrial and commercial offices. Under the Standard 
Instrument LEP the objectives of the B7 zone are as follows: 
▪ To provide a range of office and light industrial uses 
▪ To encourage employment opportunities 
▪ To enable other land uses that provide facilities or services to meet the day to day needs of 


workers in the area 


 
Permissible land use activities under the B7 zoning in the Standard Instrument are limited to the 
following: 
▪ Centre-based child care facilities 
▪ Garden centres 
▪ Hardware and building supplies 
▪ Light industries 
▪ Neighbourhood shops 
▪ Office premises 
▪ Oyster aquaculture 
▪ Passenger transport facilities 
▪ Respite day care centres 
▪ Tank-based aquaculture 
▪ Warehouse or distribution centres 


 
Modified versions of the B7 zone have been adopted by a number of Greater Sydney Councils including 
The Hills in Norwest Business Park, Blacktown City Council in Marsden Park and Penrith City Council in 
Sydney Science Park. All have very different objectives and varying permissible land uses which reflects 
the characteristics of key anchor tenants in the precincts. For example, in Penrith’s Sydney Science 
Park one of the key objectives is to “provide a range of higher order job opportunities including health, 
cultural and high technology industries”. This objective reflects the Vision of the Sydney Science Park 
developer Celestino in partnering with the major research institution CSIRO to develop living 
laboratories, high technology industries and educational establishments. The B7 zone objectives under 
The Hills LEP 2012 seeks to “make provision for high technology industries that use and develop 
advanced technologies, products and processes”. The objectives here focus less on education, health 
and research, and more on supporting established and advanced internationally recognised industries 
which has resulted over the past two decades.  
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Emerging Innovation Precincts around Waterloo, Alexandria and Botany are being spurred on by the 
City of Sydney’s recent efforts to rezone older industrial lands to a mixture of B6 Enterprise Corridor 
and B7 Business Park. The key difference here is that the B6 zone permits forms of residential 
accommodation whilst the B7 zone does not. Both zones are ‘open zonings’ in that a majority of land 
use activities are permissible with consent, as opposed to Liverpool’s industrial zonings which are 
designed as ‘closed zonings’ where all land use activities are prohibited unless stipulated otherwise. 
The B7 zone in Sydney operates in a similar way to the typical IN2 Light Industrial zone in that one of 
its objectives is to support the viability of nearby centres. A range of light industrial, business and retail 
activities are permissible with consent in the B7 zone.  


6.15 Defining Liverpool’s Innovation Precincts 


Scrivener/Priddle Street Precinct 
The Greater Sydney Commission in their Liverpool Collaboration Area – Place Strategy have identified 
the Scrivener/Priddle Street Precinct as a future Innovation Precinct given its geographical position on 
the eastern edge of the city centre and hospitals precinct. This precinct has significant opportunities 
to leverage on the growth and future investment in the public and private hospitals as well as the 
growth of involvement and interests from multiple research institutions and educational partners 
including the Western Sydney and Wollongong Universities. The constraints of this precinct have been 
well documented, but simple investments in connectivity infrastructure and a focus on planning for 
good interfaces to adjoining land uses will unlock this precinct’s potential. The existing building stock 
in the precinct is ageing, however the combination of discounted rents, vacant big-box sites and urban-
scale streets could attract interest from the right occupiers with well-considered planning approaches 
and investments.  
 
The precinct is too small to replicate the likes of a Norwest or Marsden Park. It’s constraints and ageing 
built forms could aid its charactertisation as a new inner-city creative precinct which accommodates 
renewable energy technologies, a range of smart-office jobs and specialised small-scale industries. 
Medical research and advanced technologies including pharmaceutical production has been identified 
as a potential target land use outcome for this precinct, however, these industries given their scale 
would require larger, new, purpose-built facilities which would necessitate redevelopment of the 
precincts’ sites and streets.  
 
The precinct is well suited to transition under a modified B7 zoning with new development standards 
which incentise either urban renewal through revitalisation of existing building stock or through new 
master-planned redevelopments. Rezoning should also seek to consider approaches to transition the 
adjoining low-density residential zone to a mixed use (possibly B6 Enterprise Corridor zone) and 
overcome constraints tied to odour impacts from the Sydney Water treatment plant.  
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Orange Grove Precinct 
The Orange Grove Precinct has not yet been identified as a possible Innovation Precinct. Instead, the 
precinct has been earmarked for future transition to a Business Development zoning under the 
Collaboration Area. Council has long fought to preserve this precinct as an industrial area to protect 
employment opportunities on the northern edge of the city centre. The adjoining B5 Business 
Development lands to the north form part of the precinct and have been successfully developed as an 
integrated retail precinct comprising wholesale trade, bulky goods and warehouse clothing and food 
outlets. The development, known as The Grove, in its most recent stages has renewed older industrial 
building stock and reinterpreted the industrial heritage of the site to create an interesting and 
attractive retail centre.  
 
The IN1 zoned lands to the south are wedged between the new retail precinct, residential areas to the 
east and west and the city centre further to the south. New industrial storage units are currently under 
construction in the eastern corner of the site, however the remainder of the building forms in the 
precinct exist in a state of dilapidation. These sites no longer suit general or heavy industry but may 
continue to support light and creative industries within newly developed sites under an IN2 zone with 
incentives provisions to encourage redevelopment. Application of a B7 zone could also deliver 
significant employment outcomes similar to that of an IN2 zone as proposed to be revised earlier in 
this Chapter. The key difference between the two zonings would be the incorporation of more mixed-
use outcomes under a B7 zone compared to the IN2 zone where retail and other business premises 
would be limited.  


6.16 Recommendations for Adopting a B7 Zone 


The formulation and adoption of a B7 Business Park zone for the Scrivener/Priddle Street Precinct 
needs to be developed on the back of a strong Vision. The objectives for the zone must adopt some of 
the core provisions under the zoning in the Standard Instrument, but additional objectives can be 
utilised to define desired land use, built form and economic outcomes. On the basis that the precinct 
is renewed or redeveloped as an Innovation Precinct (as in the MaRS Precinct in Toronto or Central 
East Side in Portland, Oregon), zoning for the Scrivener/Priddle Street Precinct needs to consider the 
success factors: 
 
▪ Collaboration – The future development of the precinct needs to be mindful of encouraging 


collaboration and incentivising the creation of shared and integrated work spaces. 
▪ Quality of Place – Place-making and high quality architectural and urban design principles need to 


underpin the creation of a great place to attract industries, employers, start-ups and investors. 
▪ Diversity and Inclusion – Space needs to be designed for a range of users, with flexibility built into 


new developments and incentives provided to attract a range of different land use activities and 
scales of operations. 
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▪ Affordability – New development in the precinct needs to be attractive and affordable for large- 
and small-scale operators, including locally-based operations which require discounted rents and 
flexible operating areas. 


▪ Critical Mass – Getting the density right is crucial to the success of the precinct. The area is 
restricted in size but innovative approaches to space and the configuration of tenancies can attract 
a number of operations and in turn a large number of new jobs. 


▪ Vibrant Living – Is the precinct suitable for some supportive residential components with live-work 
spaces, or is the adjoining low-density residential area more suited to development of a mixed use 
B6 zone? 


▪ Competitive Advantage – What is the competitive advantage or specialised niche market created 
in this precinct? There is a focus on attracting advanced and technical industries, pharmaceutical 
production and scientific research. 


▪ Anchor Institutions – The existing private and public hospitals, a range of supporting medical and 
research institutions and tertiary educational institutions anchor the precinct to the city centres 
eastern specialised health and education edge.  


▪ Infrastructure – Improvements to road, utility infrastructure service capacities, open space and 
digital infrastructure in this precinct is considered a must. 


▪ Accessibility – A vital part to unlocking the success of this precinct is improving accessibility for 
pedestrians, cyclists, commuters and workers to the Liverpool city centre across the railway line 
and from Warwick Farm and Liverpool stations. 


 
The following modified B7 zoning provisions for the Scrivener/Priddle Street Precinct are provided for 
Council’s further consideration: 
 


B7 Business Park 
 
1. Objectives of Zone 
▪ To provide a range of office, light and creative industrial uses. 
▪ To encourage specialised and targeted employment opportunities in advanced and specialised 


manufacturing, technology, research and development and professional industries. 
▪ To enable a wide range of land uses to meet the day to day needs of workers in the area. 
▪ To improve connectivity and ensure uses support the viability of the nearby centres. 
▪ To contribute towards the creation of a resilient, integrated and collaborative health and 


education precinct. 
 


2. Permitted Without Consent 
Nil 
 
3. Permitted With Consent 
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Business premises; Car parks; Centre-based child care facilities; Community facilities; Educational 
establishments; Environmental protection works; Flood mitigation works; Food and drink premises; 
Function centres; Garden centres; Hardware and building supplies; Health services facilities; Hotel or 
motel accommodation; Industrial retail outlets; Industrial training facilities; Information and education 
facilities; Kiosks; Light industries; Markets; Neighbourhood shops; Office premises; Passenger 
transport facilities; Recreation areas; Roads; Signage; Warehouse or distribution centres 
 
4. Permitted Without Consent 
Any other use not identified in item 2 or 3. 
To strengthen the characterisation of this zone it is strongly recommended that land use definitions 
be further investigated to specifically include research and development, advanced and technology, 
scientific and research and specialised industry.  


6.17 Recommendations for Development Standards 


Examples of best practice approaches to development regulation for Innovation Precincts has 
demonstrated the need for flexibility and density incentives to drive urban renewal and investment. 
In precincts such as Central East Side, Portland incentive zoning provisions were implemented to 
protect base line manufacturing whilst allowing denser development outcomes with increased 
building heights and floor area ratios.  
 
In places such as Rotterdam, Discovery Square in Rochester and MaRs in Toronto development 
standards around building heights and floor areas were completely relaxed in certain parts to 
encourage investment by the private sector with merit-based development proposals. In these 
examples, place-based planning and urban design underpinned the desired future character of the 
area and sites were developed in accordance with aspirational provisions in the respective master 
plans.  
 
In Victoria, governments have observed the successes of overseas examples and are now building 
flexibility into new approaches for planning controls to harness the creation of Innovation Precincts in 
inner-city locations. 
 
For Scrivener/Priddle Street and Orange Grove building height controls currently sit at 15m on average. 
These should be revised up or completely removed to encourage increased building heights. Increasing 
or relaxing controls around building heights, as a similar approach to high density residential precincts, 
can provide improved ground-plain opportunities for landscaping, streetscape and the public domain. 
Relaxing height controls ensures that maximum FSRs can be commercially achieved which is a key 
component for unlocking redevelopment in these precincts. 
 
Equally, existing FSR controls of 0.75:1 – 1:1 in these precincts will not encourage redevelopment of 
sites. Most of the developed building forms in these precincts are built to the maximum site coverages 
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and density controls which have been in place for well over a decade. The necessary redevelopment 
of sites will only come about as a result of increasing FSRs which can be incentivised as discussed 
previously in this chapter. It is recommended that FSRs in the Scrivener/Priddle Street precinct be 
increased to a base line of 1.5:1 with incentives allowing for up to 2.5:1.  
 
The Vision for a renewed Scrivener/Priddle Street precinct should be formulated in a specific 
masterplan which could form part of a new DCP chapter. The masterplan should be entrenched in best 
practice urban design and place-making principles to bring about change in streets and connectivity, 
open space, built forms, interface treatments and improved amenity for workers. 
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7. Conclusion 
This report provides Council with an understanding of the changing demands and drivers of traditional 
industrial and employment lands and innovation, research and advanced manufacturing and business 
park uses. It considers the potential land use implications and planning initiatives required to support 
long term economic growth, prosperity and job creation in the Liverpool industrial precincts. 
 
The ways in which land and buildings are used and developed in industrial precincts is steadily changing 
in response to a number of key drivers, both domestically and internationally, including: 
▪ The effects of globalisation and impacts of global competition;   
▪ Population growth and increased construction activity;  
▪ Investment in major infrastructure projects in Greater Sydney, including Western Sydney Airport; 
▪ Changing nature of industries, the workplace and working efficiencies;  
▪ Future land release in Greater Sydney;  
▪ Innovation in industry and the rise of the professional and technical services industry;  
▪ Economic conditions and a changing consumer market; and  
▪ Creative thinking and investment in technical and professional service industries.  
 
As a result of these drivers and influences, the demands on Liverpool’s industrial lands will transform 
steadily over the coming decades. Key sector demands include: 
▪ A growing need for industry to specialise and target niche sectors to retain a competitive edge;  
▪ Demand on continued urban services, larger-scale distribution and freight and specialised 


innovation/creative and advanced technology industries; 
▪ A requirement for a variety of industrial spaces to accommodate the range of demands; 
▪ Smaller and more efficient workplaces;  
▪ Requirements for good access to movement corridors, with access to transport, essential services 


and amenity; 
▪ Collaboration between specialised industries;  
▪ Requirements on access to digital infrastructure; 
▪ Ongoing demand for new large-holdings to be released across Western Sydney to accommodate 


logistics, distribution and more expansive warehousing operations linked to the WSA; and 
▪ High demand for existing quality small-unit space with good proximity to local consumer/ 


customer markets. 
 
In order to understand the challenges and opportunities that will influence the changing Liverpool 
industrial sector, it is important to distill the learnings from both domestic and international examples 
of comparable industrial development lands. These comparable precincts show differing approaches 
to land use planning and development regulation which have underpinned successful growth in jobs 
and industries. Some of the key lessons from these best practice examples include: 
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▪ Land use planning approaches for modern industrial parks underpinned by protectionist and 
separation policies which work to preserve the amenity of surrounding sensitive uses, but also 
provide sufficiently sized lands for larger operators. 


▪ Land use planning for successful Innovation Precincts has been suitably flexible, incorporates a 
genuine mix of uses including some strategic residential and creative spaces. 


▪ Setting the scale for larger industrial parks from the outset is important for not only preserving 
expansion of industrial parks but also driving economic growth and attracting global leaders in 
industry. 


▪ Both Industrial Parks and Innovation Precincts need to be supported by transport, digital and 
utilities infrastructure.  


▪ Land use planning for Innovation Precincts should focus more on design outcomes and place-based 
approaches rather than stringent regulation around zoning. 


▪ Comprehensive master planning from the outset has proved critical to the successful delivery of 
industrial parks and innovation precincts. The more adaptable the plan, the more resilient the 
urban fabric of a place is to changing demands and drivers. 


▪ Clearly specifying desired land use outcomes in zoning establishes a clear message for investors 
and the community as to what a precinct will be like. Zoning needs to clearly define the types of 
industries and businesses and consider aspects such as scale, level of environmental impact and 
economic functions. 


▪ An understanding of space requirements for different industrial usage types should inform 
regulations and development controls. These need to revised and re-adapted as requirements 
change over time.  


▪ Best-practice approaches to land use planning for industrial parks establish the differing 
characteristics of uses and include clearly defined boundaries. Different types of industrial 
operations are then segmented into sub-precincts to create clusters of commonality and shared 
knowledge and resources. 


▪ Planning needs to consider what supportive uses are appropriate and their quantification needs 
to be controlled through development regulations incorporated into zoning. This avoids a diluting 
of the predominant employment land uses. 


▪ Innovation precincts thrive where planning is flexible, adaptive to fast moving drivers of change 
and incentivizing to draw in start-ups and users that require inexpensive rent and cost-effective 
spaces to operate.  


▪ Incorporating residential use into innovation precincts to create live-work spaces can support 
vitality and vibrance, however, careful planning decisions need to be made so as to not compete 
with employment outcomes. 


▪ Industrial parks should utilise transitional zoning to buffer adjoining sensitive uses in order to 
protect surrounding amenity.   
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To facilitate the transition and adaptation of Liverpool’s industrial development lands, it is essential 
that incentives are explored. A variety of market and government led initiatives can support the 
retention and growth of local jobs and industries, including: 
▪ The use of value capture as a tool to reinvest funds raised from new development projects back 


into infrastructure upgrades.  
▪ The targeted decentralisation, relocation and clustering of public research and knowledge-based 


institutions to provide strong anchors for investment and growth of innovation precincts. 
▪ Leverage growth against significant infrastructure investment, such as the Western Sydney Airport 


and North-South Rail, to drive investment from the private sector and establish important 
connected corridors of economic strength. 


▪ Pursing infrastructure projects through alternative governance structures including Development 
Authorities or Corporations, Government/Public-Sector and Private Sector Partnerships and multi 
joint ventures.  


▪ Planning and land use incentives can drive growth, encourage desirable built form outcomes and 
place making, and also protect established industries. Examples include bonus building height and 
floor space provisions in return for commitments to employment floor areas; zoning to encourage 
particular land use outcomes and leveraging funds raised from new incentive-based developments 
to provide public domain improvements.  


▪ Financial incentives including tax abatements and development levy credits to protect and retain 
certain industry sectors and jobs.  


▪ Ongoing investments into best-practice research, ongoing investment into understanding key 
drivers and changing demands of industry. 


▪ Focusing on the creation of great places with a developed understanding of the end users firmly in 
mind. 
 


A review of Liverpool’s planning framework has been undertaken to align zones with the economic 
roles, SWOTs and characteristics of each industrial precinct. Development standards including building 
heights, floor space ratios (FSRs) and lot sizes under Liverpool Local Environmental Plan 2008 (LLEP 
2008) have been reviewed. A series of recommended improvements (outlined below) have been 
included based on the best practice examples investigated.  
 
The objectives of each industrial zone should be revisited to: 
▪ Better define the type, scale and nature of industrial uses and other activities considered suitable 


in each of the precincts; 
▪ Clarify the desired intent of each zone (i.e. the intent of the IN2 Light Industrial zone to provide for 


small-scale urban service industries that are compatible with surrounding and adjoining land uses); 
▪ Avoid generality by including more specific desired outcomes; and  
▪ Avoid the application of objectives which can be conflicting across zones. 


 
This report has identified a need to reconcile the current zoning of Liverpool’s industrial precincts in 
accordance with the following overarching characteristics and economic roles: 
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Specialised or Other Urban Services Precinct = IN2 Light Industrial Zone 
▪ Larger industries should be discouraged from occupying in these zones unless there is a strong 


nexus between operations. 
 


Industrial Park or Estate = IN1 General Industrial Zone 
▪ Current IN1 zone has generalised objectives and a broad range of permissible land uses which 


result in a lack of definition and a confused economic role. 
▪ The IN1 zone should therefore be applied to preserve mid-sized operators and large, low-impact 


operations including warehousing, processing and manufacturing. 
▪ More intrusive operators such as waste recycling, extractive industries, chemical production and 


refining and other hazardous and offensive industries should be encouraged to occupy lands within 
the IN3 zone. 


▪ IN1 zones should in many instances replace the IN3 zoned lands in Liverpool. 
 


Industrial Park = IN3 Heavy Industrial Zone 
▪ IN3 zonings may be suitable for newly released tracts of land around the Aerotropolis where they 


are properly planned for and well separated from surrounding land uses, particularly residential 
properties. 
 


Modified versions of the B7 zone have been adopted by a number of Greater Sydney Councils including 
The Hills in Norwest Business Park, Blacktown City Council in Marsden Park and Penrith City Council in 
Sydney Science Park with varying degrees of success. The introduction of a B7 Technology Park Zone 
in certain precincts, including Priddle/Scrivener Street and Orange Grove are likely to encourage 
development of business parks which incorporate a genuine mix of light industrial, creative industries 
and commercial uses which is consistent with the overarching objectives of these precincts within the 
Liverpool Collaboration Area. 
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1. INTRODUCTION 


1.1 Background 
Over the next 30 years, Liverpool will undergo a significant transformation. Population 
growth, a policy pivot towards the Central and Western Cities and infrastructure delivery will 
fundamentally alter the LGA and surrounds. Liverpool sits at an important juncture. To its east 
is a maturing economy, to its west an emerging one. Ensuring that Liverpool meets the 
demands of this growth through intelligent planning of industrial lands is vital. 


1.2 Purpose of the study  
Liverpool City Council have commissioned SGS Economics and Planning to undertake an 
industrial lands study (industrial lands are also referred to as employment lands). This report 
provides Liverpool City Council with a better understanding of the role and function of 
employment lands and the future demand that industrial growth will create. This report: 


▪ Projects likely demand for employment lands over the short, medium and long-term with 
the consideration of regional influences such as Western Sydney Airport.  


▪ Provides an analysis of broad market trends that will shape the size and nature of 
industrial lands in the LGA. 


▪ Identifies barriers to rezoning and servicing of future industrial lands.  
▪ Profiles the industrial landscape of Liverpool and the employment precincts. 
▪ Provides economic development and planning recommendations to preserve and 


increase industrial land.  
 


1.3 Document structure  
The structure of this report is as follows: 


▪ Chapter 2: Strategic context. Outlines the strategic planning context and drivers for 
industrial lands at the state, regional and local level, with key implications for Liverpool 
identified 


▪ Chapter 3: Western City District industrial profile. Establishes the strategic context of 
employment lands across Greater Sydney and profiles employment lands in the Western 
City District 


▪ Chapter 4: Liverpool’s industrial profile. Establishes the employment profile and current 
supply of employment lands in Liverpool LGA 


▪ Chapter 5: Precinct profiling. Establishes the precinct context and employment profile of 
the employment lands in Liverpool LGA  


▪ Chapter 6: Future supply of industrial land. Assesses the future supply and demand of 
industrial land in the Liverpool LGA and identifies suitable areas for future industrial land.  


▪ Chapter 7: Insights. Provides an overarching narrative that brings together the key 
findings of the report.  


▪ Chapter 8: Recommendations. Outlines Strategies and actions for Council, to ensure 
sufficient provision of industrial land I the right locations. 


▪ Appendix   
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2. STRATEGIC CONTEXT  


This chapter outlines the strategic planning context and drivers for industrial lands 
at the state, regional and local level, with key implications for Liverpool identified. 


2.1 Metropolitan planning context 


Greater Sydney Region Plan (2018) 


Purpose of the document  


The Greater Sydney Region Plan (2018) was developed by the Greater Sydney Commission 
(GSC) and is the NSW Government’s metropolitan planning strategy for the Greater Sydney 
Region. The policy directions in the plan are intended to inform district and local level land-
use planning and infrastructure prioritisation across Greater Sydney. 


The Plan sets up a 40-year vision (to 2056) to align land use, transport and infrastructure 
planning and delivery across Greater Sydney. The vision is structured around a metropolis of 
three cities: The Western Parkland City, Central River City and Eastern Harbour City. Western 
Sydney Airport (WSA) will be a catalyst for growth in the Western Parkland City, which 
includes Liverpool Council.  


Liverpool is identified in the plan as part of the Metropolitan City Cluster of the Western 
Parkland City. It is intended to provide a focus for the commercial activities and population 
services in the Western Parkland City, which will grow as the population increases in South-
West Sydney. The Western Parkland City will be structured on a poly-centric city model, in 
which economic growth will be underpinned by the existing centres of Liverpool, 
Campbelltown-Macarthur, Greater Penrith and the future Western Sydney Airport-Badgerys 
Creek Aerotropolis. 


Liverpool is also identified as a Collaboration Area in the Plan. These are areas in which a 
place-based collaborative process will be led by the GSC, bringing together different levels of 
government and key stakeholders to coordinate planning solutions to complex problems. A 
key focus for the Liverpool Collaboration Area is for it to be a well-connected and vibrant 
centre, with a focus on health, education, research and innovation driven by the presence of 
health and educational institutions. 


Relevance to industrial and urban services land 


The Plan discusses the importance of industrial and urban services land to the Greater Sydney 
economy. It specifies that management of industrial and urban services land across Greater 
Sydney will need to reflect local contexts and provide for a wide range of businesses which 
are vital to Sydney’s overall productivity. The Plan identifies three approaches which planning 
authorities should take when managing industrial land: 


▪ Retain and Manage – all existing land is safeguarded from competing pressures, retaining 
land for economic and employment purposes, with management to evolve as business 
practices change. 


▪ Review and Manage – land is reviewed to confirm whether it should be retained or 
transitioned to higher order activities, considering the changing nature of industry and 
demand for land. 


▪ Plan and Manage – Strategic plans are prepared to determine the need for industrial land 
in land release areas, accompanied by timely infrastructure sequencing and servicing. 
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The plan and manage approach is designated for land in the eastern half of the Liverpool LGA, 
while the plan and manage approach is designated for the western half which has not yet 
been developed for urban purposes.  


Western City District Plan (2018) 


Purpose of the document  


The Western City District Plan provides a link between metropolitan strategy and local 
planning, and articulates how the objectives of the Greater Sydney Region Plan are to be 
achieved through a series of objectives and actions under four themes: infrastructure, 
liveability, productivity and sustainability. 


The LGAs that make up the Western City District are the Blue Mountains, Camden, 
Campbelltown, Fairfield, Hawkesbury, Liverpool, Penrith and Wollondilly. The size of the 
district has been driven by the proposed Western Sydney Airport and the future Badgerys 
Creek Aerotropolis. 


The District Plan aims to address housing, employment and other issues of metropolitan and 
district level relevance, while considering issues which are unique to the local region. the 
District Plan nominates lead and partner agencies responsible for addressing specific 
priorities. 


Relevance to industrial and urban services land  


Elaborating on the Greater Sydney Region Plan, the Western City District Plan highlights the 
importance of strategically managing industrial land and ensuring appropriate supply. This is 
noted to be a key issue for the Western City District, particularly in areas such as Liverpool 
where there are pressures for land to be rezoned for residential use. The plan outlines the 
need to accommodate jobs and services near both new and existing communities, as well as 
to provide larger precincts to absorb demand for industrially zoned land.  


The Plan identifies that the Western City has a higher level of industrial and urban services 
land than the benchmark across Greater Sydney, however this amount is expected to be 
reduced by 2036. With significant longer-term population growth expected, additional land 
will be needed for industrial uses and urban services. 


Key actions and issues identified in the District Plan for the Liverpool City Centre as part of its 
planning as a Collaboration Area include to: 


▪ Improve and coordinate transport and other infrastructure to support jobs growth, 
▪ Develop smart jobs around the health and education precinct, especially in advanced 


manufacturing, logistics and automation, and 
▪ Capitalise on the WSA and Western Sydney City Deal. 


Liverpool Collaboration Area 


The Greater Sydney Region Plan identifies the Liverpool City Centre, Health and Education 
Precinct and the surrounding areas as a Collaboration Area. The Plan provides the following 
definition of Collaboration Areas: 
  


“Collaboration Areas are a place-based process led by the Greater Sydney Commission 
to address complex issues that require cross-stakeholder solutions. This may involve 
the alignment of the activities of councils and agencies at the NSW and/or Australian 
Government level, and a range of public and private stakeholders such as hospitals, 
universities and research institutions to deliver significant regional and district 


liveability, productivity and sustainability outcomes.” (GSC 2018, p42) 
  
The designated area extends east across the Georges River from the Liverpool City Centre, 
encompassing all of the Moorebank industrial precinct. This includes larger and smaller 
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industrial sites as well as several large sites along the Georges River, where a consideration 
outlined in the Plan is strong developer interest in rezoning land for additional housing.  
  
The Collaboration Area Place Strategy aims to realise a step-change in the role and function of 
Liverpool. The focus on the Liverpool health and education precinct and growth of Liverpool 
as a vibrant, mixed-use centre have several implications for the planning of the LGA's 
industrial lands: 
  
▪ The expansion of the CBD across the river and potential development of a mixed-use 


precinct on the banks of the Georges River would see a loss of up to 50 hectares of IN2-
zoned land North of Newbridge Road 


▪ The growth of the health and education precinct, supported by the NSW Government's 
recent commitment to $740m in funding for Liverpool Hospital's upgrade, will enhance 
the precinct's role as a health and education cluster of metropolitan significance. This is 
likely to extend to the attraction of research, translation and advanced manufacturing 
uses aligned with this role. The Adjacent Warwick Farm and Scrivener Street precinct 
(currently zoned IN1) is likely to transition towards advanced manufacturing and med-
tech uses. This will potentially displace the incumbent uses 


▪ Increased residential development in and around Liverpool City Centre (above the 
previously forecast levels) will require additional population-serving industries to cater for 
the growing population. 


Collectively, these factors will impact on both the supply of and demand for industrial lands in 
the LGA, particularly close to the Liverpool City Centre. 


2.2 Local strategic context 


Liverpool Business Centres and Corridors Strategy 


The Liverpool Business Centres and Corridors Strategy (2007) and Liverpool Retail Centres 
Hierarchy Review (2012) identify that significant population growth in the LGA, as well as key 
transport infrastructure projects, will mean growth in demand for retail floorspace in the 
future. This will include demand for bulky goods floorspace, as well as supermarket and 
general retail. The documents recognise that the key strengths of the Liverpool City Centre 
remain in retail trade. The Strategy notes that for Liverpool’s economy to be sustainable, 
there is a need to improve the quality of building stock and the public domain, and to attract 
investment to higher growth sectors, including business services, health, cultural industries 
and communications. 


The Strategy and Review outline goals to grow the LGA’s specialised centres for bulky goods 
retailing, including at Warwick Farm and Casula. It was estimated that there would be a need 
for additional space for this type of retailing on top of what was currently available in the LGA, 
although additional floorspace has since been delivered. The Strategy and Review note that 
land to house this type of use needs certain characteristics, including space for generous 
floorplates and parking, good highway and regional road accessibility, proximity to population 
growth centres, and separation from surrounding sensitive land uses. 


The Strategy recommends that core commercial areas in the LGA be preserved for future 
business, office and growth, and that office premises should be limited to business zones. 


Knight Frank Liverpool Industrial Employment Lands Study 


Purpose of the document 


In June 2016, Knight Frank undertook an analysis of industrial employment lands on behalf of 
Liverpool City Council. The report considers current market conditions, factors affecting 
supply, and highlights the nature and extent of future demand for the LGA’s industrial lands. 
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Relevance to industrial and urban services land in Liverpool  


The report notes that Liverpool LGA is expected to experience significant employment growth 
over the next 20 years. Of the industries predominately located in industrial land use zones in 
the LGA, transport, postal and warehousing are expected to experience the greatest job 
growth, increasing by 76% from 5,206 (2016) to 9,190 in 2031. Knight Frank highlight that this 
industry has a high turnover rate and therefore businesses in this industry are more likely to 
commit to shorter leases (approximately 7 to 10 years). This compares to businesses in the 
manufacturing industry whom are more likely to commit to longer leases (approximately 15 
years plus) as they are less able to relocate given the costs involved in moving plant 
equipment.  


Knight Frank determine a future demand of 1,176 hectares of industrial land by 2031 which 
exceeds the 958.4 hectares of currently developed and undeveloped land. In the report, 
Knight Frank identify that there is 2,339 hectares of additional proposed employment land in 
the LGA but that this land needs to be rezoned, serviced and developed. If this does not 
occur, there is a danger that competing industrial precincts outside the LGA will capture the 
demand.  


The report looks at the constraints to future industrial development in Liverpool LGA. The 
report finds that across Greater Sydney, 77% of all undeveloped zoned lots are smaller than 1 
hectare in size. This trend is similar in Liverpool LGA where 94% of undeveloped zoned land is 
below 5 hectares. Knight Frank compare the landscape of Liverpool LGA to Blacktown and 
Penrith LGA’s which can accommodate larger logistic users given the higher provision of 
larger lots.  


Liverpool is well positioned to capitalise on the growth of industrial demand in Western 
Sydney. The LGA is close to major transport links such as the M5 and M7, as well as current 
infrastructure projects such as WestConnex and the Moorebank Intermodal Terminal and 
future road investments. Knight Frank identify that these infrastructure projects “will shift the 
industrial ‘sweet spot’ away from the M5-M7 motorways at Eastern Creek south towards the 
areas between the Northern Road and the M7’ (Knight Frank, 2016). Knight Frank identify 
future opportunities for industrial precincts including Kemps Creek and Badgerys Creek, but 
note that these areas are not likely to be developable until the early to mid-2020s. The report 
finds that if Liverpool wants to capture big box demand, land to the west of the M7 will need 
to be unlocked.  


In terms of growing the industrial precincts in Liverpool LGA, Knight Frank identify the need 
for the timing of new land release and supporting services to be coordinated and clear. Knight 
Frank suggest that this approach will attract buy in from institutions who ‘have the capacity 
and capital to build development pipelines and attract tenants, compared with private 
developers who often bring a higher level of risk’ (Knight Frank, 2016).  


Other Council documents 


Other work commissioned by Council outlines that planning for employment in the LGA will 
increasingly focus on industries complementary to WSA or centred around the Liverpool 
Health, Education, Research and Innovation Precinct.1 


The establishment of the WSA is expected to encourage industrial development around the 
site in its early phases, which leaves Liverpool in a good position to capitalise on demand for 
other commercial activities before they are developed at the WSA site (e.g. professional and 
administrative services and retail). Liverpool’s transport and freight accessibility, and its 
location between the WSA and the Sydney CBD, also put it in a strong position to attract 
investment from airport-related sectors. 


                                                             
1 PWC, 2017, ‘Liverpool: the gateway to Sydney’s Aerotropolis,’ November 2017; PWC, 2017, ‘Reimagining… the Liverpool 
Health, Education, Research and Innovation Precinct,’ August 2017. 
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To capitalise on this potential, it is noted that effective planning of land uses around the WSA 
will be important, including protecting land for new industries and allowing for the 
development of large-scale precincts to accommodate different industries. These might 
include logistics and distribution, advanced food manufacturing and exports, medical 
technologies, and those related to defence and aerospace. 


Health and education already play a significant role in Liverpool’s economy, with health and 
knowledge workers making up around 20% of those in the LGA. Liverpool has a significant 
cluster of health and education institutions, which also benefit from proximity to the 
Liverpool CBD. The vision for the health and education precinct in the future is for it to 
capitalise on its existing strengths and encourage new investment through differentiation 
from other health and education precincts. The Liverpool precinct can be differentiated by 
the availability of commercial land, its strong identity and diversity, lower housing costs, and 
transport connections. 


The development of an advanced manufacturing, automation and logistics hub where the 
existing manufacturing workforce, research institutions and transport connections can be 
leveraged has been suggested as part of the precinct in the future. 


2.3 Regional influences  


Moorebank Intermodal Terminal 


The Moorebank Intermodal terminal, currently under construction, will be a significant piece 
of infrastructure in the Liverpool LGA, acting as a warehouse and distribution facility for the 
movement of freight containers between multiple transport modes. As well as its proximity to 
key freight lines, the site is close to existing industrial areas and expanding freight markets in 
South-west Sydney.2 


It is expected that the Terminal will deliver significant economic benefits to the Liverpool LGA, 
with flow-on benefits for surrounding parts of Greater Sydney as well as the wider NSW 
economy. It is also expected to alter the types of jobs in the area, increasing demand for the 
construction, transport and finance and insurance sectors, with lower demand in primary 
industries, manufacturing and some servicing sectors. The project is expected to have a net 
positive impact, including through providing employment opportunities closer to where 
people live.3 


The Terminal is noted as a key factor in the Western City District Plan in improving freight 
network efficiencies, and in better connecting port and airport activities. This is seen as key to 
achieving Planning Priority W10, for maximising freight and logistics opportunities as well as 
planning and managing industrial and urban services land. 


Western Sydney Airport 


WSA will become operational in 2026 and along with the associated Badgerys Creek 
Aerotropolis is expected to become a key driver of economic activity in Sydney’s west. The 
establishment of WSA has been driven by Sydney’s expected aviation demand and by its 
proximity to the city’s existing priority growth areas and the Western Sydney Employment 
Area.4 It also responds to the need to provide more employment in the region.  


The WSA is expected to provide a catalyst for further investment, jobs growth, and 
infrastructure development. The industries expected to benefit most from the WSA include 


                                                             
2 Moorebank Intermodal Company, 2018, ‘The project,’ http://www.micl.com.au/the-project-1/ 
3 Deloitte, 2017, ‘Economic and employment impacts of the Moorebank Intermodal Terminal and Western Sydney Airport,’ 
prepared for Moorebank Intermodal Company Limited, 
https://static1.squarespace.com/static/57721a5af7e0ab564bcfc84d/t/5a700e170d9297dd2e2b7bd3/1517293082304/MIC
+WSA+Employment+Report+2017.pdf  
4 Department of Infrastructure, Regional Development and Cities, 2018, ‘Western Sydney Airport,’ 
http://westernsydneyairport.gov.au/  
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aviation, retail, transport and logistics, and professional services.5 Some of these industries 
typically rely on industrial zoned land. 


Western Sydney City Deal 


The Western Sydney City Deal is an agreement between the Australian Government, the NSW 
Governments and councils in the Western City District. The creation of the WSA and Badgerys 
Creek Aerotropolis is a focus of the Western Sydney City Deal. The six priority domains under 
the City Deal are: 


▪ Connectivity – by road, rail, aviation and digital infrastructure, 
▪ Jobs for the future – building on the WSA to drive business and investment growth, 
▪ Skills and education – coordinated approach to education skills and training, 
▪ Planning and housing – improving housing supply and affordability, 
▪ Liveability and environment – ensuring the Western City is a great place to live, and  
▪ Governance – shared vision and implementation plan for the Western City. 


The City Deal identifies that the Aerotropolis will act as a catalyst for employment growth in 
Liverpool, Penrith and Campbelltown as well as the wider Western Parkland City. Liverpool 
LGA has strategic advantages which enable it take advantage of the opportunities provided by 
the WSA. A Western Sydney Investment and Attraction Office will be established in Liverpool 
which will focus on attracting investment to the Aerotropolis as well as existing industrial 
areas and employment centres. 


Future transport corridors 


Future Transport 2056 highlights several potential future transport corridors and freight 
network initiatives. The future transport corridors are under investigation and have not been 
committed to by the State Government. The investigation corridors include: 


▪ North South Rail Link between Cudgegong Road, St Marys, Badgerys Creek Aerotropolis 
and Macarthur 


▪ Western Sydney Airport – Badgerys Creek Aerotropolis to Parramatta train link 
▪ Leppington to Western Sydney Airport- Badgerys Creek Aerotropolis train link 
▪ Outer Sydney Orbital road and freight rail 
▪ Sydney Metro City and Southwest extension between Bankstown and Liverpool 
▪ M5 extension between Liverpool and the Outer Sydney Orbital  


The majority of these transport investigation corridors are proposed for the Western City in 
light of the development of Western Sydney Airport and employment and population growth 
in strategic centres. The Western City District Plan identifies that integrating land use and 
infrastructure initiatives will aim to: 


▪ Connect (and improve) public transport access to the new and existing metropolitan 
cluster and strategic centres 


▪ Provide efficient north-south and east-west transport connectivity within and to the 
Western City District 


▪ Prioritise the identification and protection of infrastructure corridors 
▪ Provide industrial and freight activities with good access to the strategic freight network 


including motorways and rail. 


  


                                                             
5 Department of Infrastructure and Regional Development, 2016, ‘An Airport for Western Sydney,’ 
http://westernsydneyairport.gov.au/files/summary_brochure-an_airport_for_WS.pdf  



http://westernsydneyairport.gov.au/files/summary_brochure-an_airport_for_WS.pdf
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2.4 Market trends 


The rise of e-commerce 


Knight Frank (2017) reports that the rise of online retailing continues to underpin demand for 
warehousing, transport and logistics facilities across Greater Sydney. Retail sales have 
increased by 10% in the 12 months between August 2016 and 2017. Demand for 
warehousing, transport and logistics facilities is expected to accelerate with the recent arrival 
of Amazon (the Amazon distribution centre will be in Moorebank within the Liverpool LGA) 
which is forecast to boost Australia’s retail turnover by up to 14% per annum. Other entrants 
include Alibaba and German supermarket chain Kaufland, which are actively seeking 
warehouse-style sites across Australia.  


In light of this demand, Savills (2018) report that at December 2017, the Transport and 
Logistics sector accounted for approximately 42% of total industrial stock leased in Greater 
Sydney (refer to Figure 1).  


FIGURE 1: LEASING ACTIVITY BY INDUSTRY TYPE AT DECEMBER 2017 (>1000 SQUARE METRES)  


 


Source: Savills, 2018 


 


Recent infrastructure investment 


In June 2014, the NSW Government announced “Rebuilding NSW”, an initiative to solve 
infrastructure issues and support the State’s growing population. Significant road 
infrastructure projects include WestConnex, which aims to connect several of Sydney’s 
motorways, the widening of the M4 east of Parramatta, a duplication of the M5 East and 
NorthConnex. These projects provide the opportunity to improve the connectivity between 
the Northern and Outer West industrial precincts. 


Western Sydney Airport is forecast to open in 2026. The Department of Infrastructure project 
that Western Sydney Airport will support almost 28,000 jobs by 20316, including jobs in the 
airport and related jobs nearby. The Western Sydney Infrastructure Plan is a $3.5 billion 
package of road investment which is underway to connect Western Sydney Airport with 
Greater Sydney.  


The level of infrastructure investment in Western Sydney will provide an opportunity for 
development of employment and urban services land to complement the future operation of 
Western Sydney Airport. Future road and rail infrastructure investment will also enhance the 
freight and logistics network across Greater Sydney, contributing to economic growth. This 
will fuel demand for industrial land near major transport connections such as those which are 
being built around WSA. 


                                                             
6 Department of Infrastructure, Regional Development and Cities, 2018. ‘Western Sydney Airport’. 
http://westernsydneyairport.gov.au/  



http://westernsydneyairport.gov.au/
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Institutional investors 


Knight Frank (2016) suggests that the key driver of demand for employment land comes from 
institutional demand, such as superannuation or private equity funds that are mandated to 
grow and expand their portfolios. Institutional demand offers largescale development 
pipelines, where land is purchased and often delivered within a five to ten-year timeline. 
Given the scale of these institutions and the competing needs of industrial businesses 
operating in Western Sydney, the competition is high. 


Health and Education precincts 


Liverpool has been identified as a Collaboration Area by the Greater Sydney Commission. 
Health and education precincts in the Eastern City, such as Sydney University and Royal Prince 
Alfred Hospital, are surrounded by industrial lands that support the function of the university 
and hospital. There is potential for Warwick Farm to accommodate a cluster of education, 
research, health and innovation services and facilities.  


There is a continued and growing need to develop and test discoveries and innovations and to 
translate the research undertaken within health and education precincts into commercialised 
products. The growth of high-value manufacturing is closely aligned with health and 
education precincts. The ability of the Liverpool Collaboration Area to accommodate such 
facilities will strengthen the centre’s global presence through an expansion of its scope.  


Accelerated commercialisation of the research undertaken in the Collaboration Area will 
unlock significant potential to create new high-value jobs that otherwise may not be created 
in Liverpool.  


2.5 Performance of the market  


Pipeline of industrial floorspace supply 


Leading property experts have explored the challenges in south west Sydney with the 
increasing demand for industrial land. JLL highlight that ‘there is simply not enough land 
becoming available’ (JLL, 2018). A consequence of this is increasing land values in established 
precincts and pressure for industrial investigation areas to be rezoned for development.  


The NSW Department of Planning and Environment’s Employment Land Development 
Monitor (ELDM) identified that in 2010, Greater Sydney had 1,012 hectares of undeveloped 
and serviced land. In 2017, this figure decreased to 663 hectares. JLL (2018) have calculated 
that approximately 100 hectares of industrial land is developed annually. Based on this, they 
calculate that there is approximately four years of industrial zoned and serviced land 
remaining in Greater Sydney.  


The ELDM reports approximately 2,368 hectares of un-serviced land in Greater Sydney. 
Servicing this land is dependent on rental pre-commitments, which could be supressed by 
high land values and rising occupancy costs. JLL (2018) note that the lead time to deliver 
serviced industrial land can be up to 15 months and is reliant on approval from Council.  


There is approximately 6,654 hectares of potential industrial land surrounding Western 
Sydney Airport. The future role of this area in terms of land uses and the types of jobs that 
could be accommodated is currently under investigation. JLL (2018) has suggested that the 
level of uncertainty in this area is impacting the value of industrial lands and pre-
commitments. 


Savills (2018) report that in 2017, the Greater Sydney industrial market gained an additional 
502,000sqm of industrial floorspace. Over 50% of this additional supply was delivered in 
Western Sydney.  


JLL (2018) report that development completion levels in Western Sydney in 2017 were the 
highest in a decade. However, it was identified that supply in 2018 will exceed 2017 levels, 
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with over 524,000 sqm of development under construction and anticipated to be completed 
within the year.  


The take-up of industrial land is above historical averages 


JLL (2018) report that gross take-up of industrial land in Greater Sydney has been well above 
the historical averages, particularly for Retail, Wholesale and Transport, Postal and 
Warehousing industry sectors. The South West, Outer South West and Outer North West 
(geographies defined by JLL) have experienced the greatest demand, achieving an average 
take-up of 845,000 square metres per annum. This is 48% above the 10-year average (JLL, 
2018).  


Savills (2018) report that in the 12 months to December 2017, approximately 1,132,000 
square metres of industrial floorspace was taken-up for larger sites over 1,000sqm. This is 
almost 20% higher than the 10-year average of 950,000 square metres. Comparatively, 
smaller lots have experienced a reduction in take-up rates.  


JLL (2018) map major tenant movements between 2014 and 2017. Figure 2 below highlights 
that between 2014 and 2017, Eastern Creek has absorbed ample tenant activity for a variety 
of floorspace sizes. In the South West region, Liverpool has experienced demand for smaller 
industrial floorspace (20,000 sqm) in the eastern part of the LGA and larger scales (up to 
40,000sqm) in Hoxton Park. Demand for larger scale industrial floorspace in Hoxton Park and 
surrounding precincts has been driven by tenants such as Big W seeking appropriate 
floorspace for distribution facilities and within proximity to major arterial roads.  


FIGURE 2: MAJOR INDUSTRIAL TENANT MOVEMENTS (2014 TO 2018) 


 


Source: JLL, 2018 
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Rental value is above historical averages 


Favourable economic conditions in NSW have contributed to an increase of 4.1% (between 
2016 and 2017) in average industrial rental values across Greater Sydney, which is the 
strongest annual growth rate in 12 years (JLL, 2018).  


Knight Frank (2016) highlight that favourable economic conditions in NSW have contributed 
to growth in prime rental values of approximately 5% across Greater Sydney. This rate is more 
than double the average over the past five years. Secondary rental growth rates were 
reported at approximately 3% at 2016. At a regional level, Knight Frank (2017) report that 
between 2016 and 2017, the south west has experienced strong rental growth of 10.2% for 
prime rental floorspace and 19% secondary rental floorspace.  


Knight Frank (2016) highlight that pre-leasing activity is strong, particularly in Greater 
Sydney’s west and south west regions. This level of growth is primarily attributed to recent 
government investment in infrastructure, low interest rates and competition for land in light 
of a shortage of supply. 


In Liverpool LGA, Knight Frank (2016) report that between 2011 and 2016, prime rates 
increased by 15%, outperforming the growth of Greater Sydney with rental values reaching 
approximately $115 per square metre at 2016. Knight Frank (2016) note that Moorebank has 
experienced growth of 1.8% for prime rental floorspace and secondary floorspace has 
remained stable.  


With reference to Table 1, the south Sydney (this includes the industrial lands around Sydney 
airport) has experienced the greatest growth in net rental values for the prime market across 
Greater Sydney. Following this is the South West region (including Liverpool LGA), with net 
rental values increasing by 4.8% between 2016 and 2017.  


The secondary market has experienced significant growth in net rental value in the South 
West, increasing by 12.3% between 2016 and 2017. As identified in Table 1, this rate 
compares to the North (achieving 8.9% growth) and South Sydney (8.7% growth) (JLL, 2018).  


This level of growth marks a shift from a prolonged period of subdued rental growth. An 
increasing supply of industrial floorspace, driven not only by industry growth but by 
speculative developers interested in securing pre-commitments, has seen tenants signing 
rental agreements at competitive rates (Savills, 2018).  


TABLE 1: NET RENTAL GROWTH (2016-2017) 


Precinct Prime Secondary 


North 4.7% 8.9% 


South Sydney 6.8% 8.7% 


Inner West 1.8% 5.3% 


Outer North West 2.7% 2.0% 


South West* 4.8% 12.3% 


Outer Central West 4.2% 4.6% 


Source: Jones Lang LaSalle, 2018 


* This includes the Liverpool LGA. 


Rising land values  


At the end of 2017, average industrial land values in Greater Sydney increased by 37% (JLL, 
2018). JLL (2018) note that this level of growth has not been recorded before. Figure 3 
illustrates the relationship between annual land value growth and the size of industrial sites 
over time. Between December 2016 and 2017, industrial sites over 2.5 hectares experienced 
the greatest growth in land values. Smaller sites (2,000sqm) experienced a sharp decline in 
January 2017, however peaked at December 2017, reaching the same growth rate as 2-
hectare sites.  
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Growth in land values reflect falling yields across the Greater Sydney industrial market. In 
South West Sydney, yields have fallen over the last five years from 8% to 6.37% in the prime 
market. Savills (2018) anticipate this trend will remain steady as investors continue to seek 
both core and non-core investment opportunities.   


FIGURE 3: SYDNEY LAND VALUE GROWTH (2014 TO 2018) 


 


Source: JLL, 2018 


 


2.6 Summary 
▪ The Greater Sydney Region Plan and the Western City District Plan highlight the 


importance of the provision of industrial land, particularly with the significant amount of 
population growth expected in Western Sydney. 


▪ The Greater Sydney Commission recognises the importance of retaining, growing and 
enhancing industrial and urban services lands and has outlined policy directions to review 
and manage industrial land in the eastern half of Liverpool LGA and to plan for and 
manage industrial land in the western half. 


▪ Providing adequate industrial land in the West is important to allow for job growth, 
reducing the need for residents to commute to other parts of Sydney. 


▪ Investment in significant infrastructure, including the Moorebank Intermodal Terminal 
and the WSA, is expected to boost Liverpool’s economy, and provide opportunities for 
new employment in the region. 


▪ The Western Sydney City Deal is centred on the opportunities provided by the WSA and 
the development of a surrounding Aerotropolis, which Liverpool is expected to benefit 
from through its catalysing effect on employment and increased investment. 


▪ Future supply of industrial lands is limited, which may be contributed to by uncertainty 
over the planning and delivery of WSA and the Badgerys Creek Aerotropolis, which is 
stalling planning and investment decisions. 


▪ Industrial land take-up and industrial rental values are well above average in Greater 
Sydney and particularly in the west, with large lots attracting significant demand. 


▪ Industrial land values have seen unprecedented growth, with large sites seeing the 
largest increases. 
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▪ Development around the WSA, particularly in its initial years, is expected to focus on 
industrial uses in industries complementary to the aviation sector, including transport 
and logistics, which will rely on the provision of suitable industrial land. 


▪ The local policy context is increasingly focusing on the opportunities provided by the 
establishment of the WSA, as well as the Health and Education Precinct, building on the 
strength of existing assets while also attracting further investment. 


▪ The need to diversify Liverpool’s economy to capitalise on high-growth sectors and value-
adding opportunities is also noted. 
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3. WESTERN CITY DISTRICT 
INDUSTRIAL PROFILE 


This chapter establishes the strategic context of employment lands across Greater 
Sydney and profiles employment lands in the Western City District. 


3.1 Industrial landscape of Greater Sydney 
Figure 4 shows the strategic context of employment lands (zoned and proposed) across 
Greater Sydney. While industrial precincts are located throughout Greater Sydney, the size of 
the precincts in the Western City are much larger than the Central and Eastern Cities.  


FIGURE 4: EMPLOYMENT LANDS ACROSS GREATER SYDNEY 


 


Source: SGS Economics and Planning, 2018 
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3.2 Industrial landscape of the Western City District  


Current employment profile 


In 2016, the Western City District contained 152,000 jobs in employment lands7, a 44% 
(47,000) increase since 2011. This accounts for a quarter of Greater Sydney’s total jobs in 
employment lands and 41% of jobs in the Western City District.  


Figure 5 below identifies the number of jobs in employment lands in the Western City District 
by industry (1 Digit ANZSIC). Manufacturing is the largest employer, accounting for 24% of 
jobs in employment lands in the Western District.  


Construction (11%), Retail Trade (10%), Transport and Logistics (9%) and Wholesale Trade 
(8%) industries account for a considerable share of jobs in the District.  


FIGURE 5: EMPLOYMENT PROFILE FOR THE WESTERN CITY DISTRICT’S EMPLOYMENT LANDS BY ANZSIC 1-
DIGIT INDUSTRIES (2016) 


 


Source: Transport Performance and Analytics (TPA) LU16 Forecasts and SGS Economics and Planning, 2018 


  


                                                             
7 Employment lands is defined by NSW Department of Planning’s Employment Lands Development Monitor which 
essentially includes industrial zoned land. 
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Future employment profile  


Over the next thirty years, jobs in employment lands in the Western City District are expected 
to increase by 86% (additional 131,000 jobs). The Professional Services industry is expected to 
experience the greatest growth during this period, increasing by 388%, although this is off a 
relatively low base of 4,600 jobs in 2016. This forecast reflects how jobs in the Western City 
District are expected to shift from a focus on manufacturing focus towards higher value skilled 
jobs. This is aligned with the Greater Sydney Commission’s plans for a metropolis of three 
cities.  


The greatest absolute increase in jobs is expected to be in the transport, postal and 
warehousing sector. The finance and insurance services (267% growth) and transport and 
logistics (145% growth) industries in employment lands in the Western City District are 
expected to grow to almost four and three times their current sizes respectively.  


TABLE 2: JOB GROWTH IN THE WESTERN CITY DISTRICT EMPLOYMENT LANDS BY 1 DIGIT ANZSIC (2016 TO 
2046) 


Industry 2016 2046 Total change % Change 


Accommodation and Food Services 7,783 16,074 8,291 107% 


Administrative and Support Services 4,275 9,958 5,683 133% 


Agriculture, Forestry and Fishing 1,152 1,304 152 13% 


Arts and Recreation Services 1,645 3,595 1,950 119% 


Construction  16,672 28,582 11,910 71% 


Electricity, Gas, Water and Waste Services 2,609 5,564 2,955 113% 


Education and Training 5,884 11,944 6,060 103% 


Financial and Insurance Services 1,380 5,063 3,683 267% 


Health Care and Social Assistance 7,813 16,064 8,251 106% 


Information Media and Telecommunications  1,205 2,546 1,341 111% 


Manufacturing 36,040 41,120 5,081 14% 


Mining  1,430 1,147 -283 -20% 


Other Services  8,152 14,419 6,267 77 


Public Administration and Safety  7,517 12,350 4,833 64% 


Professional, Scientific and Technical Services 4,633 22,616 17,983 388% 


Rental, Hiring and Real Estate Services 2,275 5,467 3,192 140% 


Retail Trade 15,879 30,202 14,323 90% 


Transport Postal and Warehousing  14,291 34,946 20,655 145% 


Wholesale Trade 12,091 21,070 8,979 74% 


Total  152,725 284,032 131,307 86% 


Source: TPA LU16 Forecasts, SGS Economics and Planning, 2018 


 


Current supply of employment lands 


Growth of the employment lands in the Western City District is dependent on the availability 
of suitably zoned land.  


Figure 6 shows the growth in supply of zoned employment lands by district across Greater 
Sydney. Zoned employment lands in the Western City District have increased steadily since 
2011 and continue to account for the greatest land area of zoned employment land supply 
compared to other Districts in Greater Sydney. The supply of employment lands in established 
areas in the Eastern City has remained consistent over the last six years.  
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FIGURE 6: ZONED EMPLOYMENT LAND (HA) BY DISTRICT IN GREATER SYDNEY (2011 TO 2017) 


 


Source: NSW DPE, Employment Lands Development Monitor, 2017 


 


As identified in Figure 7, there is a similar amount of land proposed (or under investigation) 
for future employment land as there is zoned for employment and either currently developed 
or undeveloped.  


The proportion of developed and undeveloped land has remained roughly consistent over the 
six-year period of 2011 to 2017, with a median amount of 1,377 hectares of undeveloped 
land each year in the Western City District. In 2017, the amount of undeveloped land 
increased by 11% from 2016 to 1,570 hectares.  
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FIGURE 7: DEVELOPED, UNDEVELOPED AND PROPOSED EMPLOYMENT LANDS (HA) IN WESTERN CITY DISTRICT (2011 TO 2017) 


 


Source: NSW DPE, Employment Lands Development Monitor, 2017 


 


Figure 8 illustrates the split in supply of employment lands across various land use zones in 
the Western City District. Most employment land (73%) in the Western City District is in the 
IN1 (General Industrial) zone. Approximately 13% of employment lands in the Western City 
District are in the IN2 (Local Light Industrial) and 8% in the IN3 (Heavy Industrial) zone.  


There is a small proportion of employment lands located in the business zones including B5 
(Business Development), B6 (Business Development) and B7 (Business Park).  


The future role of employment lands in the Western City District is uncertain, particularly the 
land around Western Sydney Airport. It is important to understand the types of uses that are 
likely to locate near the airport in order to ensure the appropriate land use zone is applied to 
attract industrial jobs. The Professional, Scientific and Technical Services industry is forecast 
to experience significant job growth by 2046. There may be future competition with industrial 
uses and Professional, Scientific and Technical Services industries seeking land in business 
zones once Western Sydney Airport becomes operational.   
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FIGURE 8: CURRENT SUPPLY OF EMPLOYMENT LANDS BY LAND USE ZONE IN WESTERN CITY DISTRICT 


 


Source: NSW DPE, Employment Lands Development Monitor, 2017 and SGS Economics and Planning, 2018 


3.3 Adjoining LGAs 
As shown in Figure 4, there are several large industrial precincts near the boundaries of 
Liverpool in adjacent LGAs. This includes substantial precincts at Bankstown Airport, 
Villawood, Smithfield, Wetherill Park, Ingleburn and Eastern Creek. The use and development 
of these precincts will have implications for the industrial landscape in Liverpool. 


Figure 9 shows the amount of undeveloped industrial land in Liverpool LGA and in each of the 
councils adjoining Liverpool’s urban area. Liverpool and Penrith have the largest amount of 
zoned but undeveloped industrial land, with smaller areas in Camden and Fairfield and 
minimal supplies in Campbelltown and Canterbury-Bankstown. This reflects the status of 
Liverpool, Penrith, Camden and Fairfield as councils containing greenfield land which is yet to 
be developed, some of which is zoned for industrial development. By contrast, Campbelltown 
and Canterbury-Bankstown are more fully developed and have minimal land on which new 
industrial development can occur. 


The precincts with the largest amount of undeveloped industrial land in the Canterbury-
Bankstown, Fairfield, Campbelltown, Penrith and Camden LGAs are shown in Table 3. Seven 
of the ten precincts are located in the Penrith LGA and most of the precincts are in greenfield 
development areas.  


The South of Sydney Water Pipeline and Erskine Park precincts, along with the adjacent 
Eastern Creek precinct in the Blacktown LGA, are part of the Western Sydney Employment 
Area. These precincts are near the intersections of the M4 and M7 motorways and are 
currently being developed by large institutional developers predominately for large-scale 
freight, logistics, warehousing and manufacturing purposes. 
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FIGURE 9: UNDEVELOPED INDUSTRIAL LAND (IN HECTARES) IN LIVERPOOL LGA AND THE IMMEDIATELY 
ADJOINING COUNCIL AREAS 


 


Source: NSW DPE, Employment Lands Development Monitor, 2017 


 


Of the precincts with large amounts of undeveloped land shown in Table 5, only Leppington 
North is proximate to the current and future population centres in Liverpool LGA. The only 
substantial portions of undeveloped land within the existing urban area are in Penrith LGA, 
Smeaton Grange (Camden), and a smaller undeveloped area at Wetherill Park in Fairfield 
(note that some of this land may have been developed since the compilation of this data in 
January 2017). 


TABLE 3: TEN INDUSTRIAL PRECINCTS WITH THE MOST UNDEVELOPED INDUSTRIAL LAND (IN HECTARES) IN 
THE LGAS SURROUNDING LIVERPOOL 


Precinct LGA Undeveloped Developed Total 


South of Sydney Water Pipeline Penrith   337.2 0 337.2 


Erskine Park Penrith   115.7 249.8 365.5 


North Penrith Penrith   92.4 167.8 260.2 


Leppington North Camden 70.8 0 70.8 


South of Sydney Water Pipeline Fairfield 51.3 200.8 252.1 


Smeaton Grange Camden 49.8 149.7 199.5 


St Marys Penrith   49.2 175.4 224.6 


Mamre West Penrith   46.9 0 46.9 


Emu Plains Penrith   38 93 131 


Wetherill Park Fairfield 31.5 527.6 559.1 
Source: NSW DPE, Employment Lands Development Monitor, 2017 


 


The average take-up of industrial land per year for Liverpool and each adjacent LGA between 
2009-2016 is shown in Table 4. The largest take-ups have been in Liverpool and Penrith, 
which are the LGAs which have had the largest amount of undeveloped industrial land. 
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TABLE 4: AVERAGE ANNUAL TAKE-UP OF INDUSTRIAL LAND (IN HECTARES) IN LIVERPOOL AND ADJACENT 
LGAS FROM 2009-2016 


LGA 
Canterbury-
Bankstown Fairfield Liverpool Penrith Camden Campbelltown Total 


Average 
Take-up 2.3  8.9  17.8  22.4  7.0  9.1  74.5  


Source: NSW DPE, Employment Lands Development Monitor, 2017 


 


3.4 Summary 
▪ The Western City District has the greatest supply of developed, undeveloped and 


proposed employment lands.  


▪ Manufacturing, Construction, Transport and Logistics and Wholesale Trade industries 
employ a large proportion of jobs in the Western City District.  


▪ These industries are forecast to grow considerably, playing an important role in the 
Western Sydney economy over the next 30 years. Transport and Logistics industries are 
forecast to grow almost three times their current sizes respectively over the next 30 
years.  


▪ Development of Moorebank Intermodal Terminal will be a significant player in driving 
demand for Transport and Logistics floorspace.  It is important that established precincts 
and land under investigation appropriately support the growth of these industries, hence 
the importance of this study.  


▪ Non-industrial uses such as Professional Services and Finance and Insurance Services are 
forecast to experience significant growth in employment lands. However, it is likely that 
land under investigation around Western Sydney Airport Growth Area will absorb much 
of the forecast growth of knowledge intensive jobs in employment lands (note that these 
sectors are also likely to grow in centres such as Liverpool which are not part of industrial 
precincts). 


▪ Most of the precincts with large amounts of undeveloped industrial land in the LGAs 
adjoining Liverpool are in Penrith or in greenfield release precincts, with a substantial 
amount of undeveloped land in the Western Sydney Employment Area. There is little 
undeveloped industrially zoned land near the existing population centres of Liverpool 
LGA. 
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4. LIVERPOOL’S INDUSTRIAL 
PROFILE 


This chapter establishes the employment profile and current supply of 
employment lands in Liverpool LGA. 


4.1 Industrial landscape of Liverpool LGA  


Current employment profile  


There are currently 25,600 jobs in employment lands in Liverpool LGA, accounting for 17% of 
total jobs in employment lands in the Western City District and 33% of jobs in the Liverpool 
LGA. Between 2011-2016, jobs in employment lands in Liverpool LGA increased by 2% (or an 
additional 600 jobs).  


Like the employment profile of the Western City District, a large proportion of jobs in 
Liverpool’s employment lands are in Manufacturing (28%) and Transport, Postal and 
Warehousing (14%) (refer to Figure 10). Construction (12%) and Wholesale Trade (11%) also 
account for a large proportion of jobs in the LGA.  


A small proportion (2%) of jobs in employment lands are in Professional, Scientific and 
Technical Services.  


FIGURE 10: EMPLOYMENT PROFILE OF LIVERPOOL’S EMPLOYMENT LANDS BY ANZSIC (1-DIGIT) INDUSTRIES (2016) 


 


Source: ABS, 2016 and SGS Economics and Planning, 2018 
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Industry specialisation 


Liverpool’s employment lands  


A location quotient analysis has been undertaken to identify changes in the competitive mix 
and local economic structure. The Location Quotient identifies relative concentration and 
growth of industries to better understand where a local economy’s competitive strength lies 
from an employment perspective. 


Figure 11 shows the growth of industries located in the employment lands in Liverpool LGA 
between 2011 and 2016 compared to industries located in employment lands in Western 
Sydney. Of most interest are the industries in the top right quadrant – those that are both 
growing the most and are most specialised. The top right quadrant indicates relatively strong 
concentrations of specialisation in Liverpool’s employment lands including Construction, 
Freight and Logistics, Wholesale, Administration services and Media compared to Western 
Sydney. Notably, manufacturing has experienced low job growth, yet continues to be 
specialised in Liverpool.   


The top left quadrant shows industries that are growing in Liverpool’s employment lands but 
not relatively concentrated compared to the Western Sydney economy, including Health and 
Social Assistance, Professional Services, Education and Hospitality industries.  


FIGURE 11: LQ* OF JOBS IN LIVERPOOL’S EMPLOYMENT LANDS COMPARED WITH WESTERN SYDNEY’S EMPLOYMENT LANDS 


 


Source: SGS, 2018 


*Location Quotient  
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Total jobs in Liverpool 


Figure 12 shows the industry specialisation of total jobs across Liverpool LGA (not just the 
employment lands). A significant difference is the high specialisation of the Health and Social 
Assistance industry in Liverpool compared to Western Sydney. This finding is well aligned with 
the Greater Sydney Commission’s strategic direction for the Liverpool Collaboration Area.  


Other industries in the top right quadrant showing strong specialisation include Freight and 
Logistics, Wholesale, Administration Services and Media. The high specialisation and growth 
of these industries in Liverpool’s employment lands illustrates the importance of employment 
lands to Liverpool’s economy.  


FIGURE 12: LQ* OF JOBS TOTAL JOBS IN LIVERPOOL COMPARED WITH TOTAL JOBS IN WESTERN SYDNEY 


  


Source: SGS, 2018 


*Location Quotient  


Future employment profile 


Over the next 30 years, the number of jobs in employment lands in Liverpool are expected to 
more than double to reach around 59,300 jobs by 2046. 


The highest rates of growth are expected to be seen in the Professional Services and Finance 
and Insurance Services industries, while the highest absolute increase in jobs is expected to 
be in transport and logistics. Industries attracted to Industrial precincts will still be some of 
the most significant employers in the LGA (Manufacturing, Transport, Postal and Warehousing 
and Wholesale Trade). 
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TABLE 5: PROJECTED JOB GROWTH IN LIVERPOOL’S EMPLOYMENT LANDS (2016 TO 2046) 


Industry 2016 2046 Total change % Change 


Accommodation and Food Services 767 2,364 1,597 208% 


Administrative and Support Services 1,172 1,914 742 63% 


Agriculture, Forestry and Fishing 336 234 -102 -30% 


Arts and Recreation Services 120 306 186 155% 


Construction  3,078 5,835 2,757 90% 


Electricity, Gas, Water and Waste Services 633 1,112 479 76% 


Education and Training 463 899 436 94% 


Financial and Insurance Services 99 1,416 1,317 1,330% 


Health Care and Social Assistance 331 876 545 165% 


Information Media and Telecommunications  301 500 199 66% 


Manufacturing 7,224 7,466 243 3% 


Mining  55 46 -9 -16% 


Other Services  1,107 2,730 1,623 147% 


Public Administration and Safety  888 1,720 832 94% 


Professional, Scientific and Technical Services 595 4,568 3,973 668% 


Rental, Hiring and Real Estate Services 299 482 183 61% 


Retail Trade 1,905 4,518 2,613 137% 


Transport Postal and Warehousing  3,610 16,166 12,556 348% 


Wholesale Trade  2,843 6,125 3,282 115% 


Total  25,825 59,278 33,453 130% 


Source: TPA LU16 Forecasts, SGS Economics and Planning, 2018 


 


Industrial Zones 


Under the Liverpool Local Environmental Plan 2008 (LLEP2008), there are three industrial 
zones: IN1 General Industrial, IN2 Light Industrial and IN3 Heavy Industrial. The objectives of 
the IN1 General Residential Zone include to: 


• Provide for a wide range of industrial and warehouse land uses 


• Minimise adverse effects of industry on other land uses 


• Encourage research and development by prohibiting land uses that are unsightly or 
unpleasant 


The objectives of the IN2 Light Industrial Zone include to: 


• Provide a wide range of light industrial, warehouse and related land uses 


• Support the viability of centres 


• Allow land uses that are compatible with industry and that can buffer heavy industrial 
zones while not detracting from centres of activity 


The objectives of the IN3 Heavy Industrial Zone include to: 


• Provide suitable areas for those industries that need to be separated from other land 
uses 


• Preserve opportunities for a wide range of industries and similar land uses by 
prohibiting land uses that detract from or undermine such opportunities 
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TABLE 6: A SAMPLE OF THE USES PERMITTED OR PROHIBITED IN THE INDUSTRIAL ZONES IN THE LIVERPOOL 
LOCAL ENVIRONMENTAL PLAN 2008 


Land Use IN1 IN2 IN3 


Depots Y Y Y 


Freight transport facilities Y N Y 


Garden centres Y Y N 


General industries Y N Y 


Heavy industrial storage establishments N N Y 


Heavy industries N N Y 


Industrial retail outlets Y Y N 


Information and education facilities Y Y N 


Light industries Y Y Y 


Mortuaries Y N Y 


Neighbourhood shops Y Y N 


Recreation facilities (indoor) Y Y N 
Resource recovery facilities N N Y 


Service stations N Y N 


Storage premises Y Y Y 


Take away food and drink premises Y Y N 


Timber yards N Y N 


Transport depots Y Y Y 


Truck depots N Y Y 


Vehicle repair stations Y Y Y 


Vehicle sales or hire premises N Y N 


Veterinary hospitals N Y N 


Warehouse or distribution centres Y Y Y 
Source: Liverpool Local Environmental Plan 2008 


 


The permissibility of a sample of relevant industrial uses is shown in Table 6 for the IN1, IN2 
and IN3 zones in Liverpool. Apart from heavy industrial uses there is a high degree of overlap 
between which uses are permissible in each zone, and IN1 permits uses varying from large 
scale sub-regional uses to local urban services. This partly reflects the aims of the zones to 
allow for a wide range of uses. The differences in permissibility between each zone seem to 
be primarily concerned with separating industrial uses with amenity impacts from sensitive 
receptors such as residential areas.  


However, the permitted uses in each zone do not demarcate between local urban services 
and larger developments which support footloose businesses. For example, a large 
warehouse, logistics facility or manufacturing facility without significant environmental effects 
could locate in the IN2 zone. This would not be aligned with the IN2 zone objective of 
supporting the viability and operations of centres, which would require land to be reserved 
for urban services.  


Current supply of employment lands  


Figure 13 illustrates the distribution of employment lands within the industrial zones under 
the LLEP2008 and the State Environmental Planning Policy (Sydney Region Growth Centres) 
2006.  


Most of Liverpool’s employment lands (622 hectares) are zoned IN1 (General Industrial). The 
rest of the supply is distributed in the IN2 (Light Industrial) (170 hectares) and IN3 (Heavy 
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Industrial) (313 hectares) zones. There is a small amount of employment land zoned B5 
(Business Development), B6 (Enterprise Corridor) and other.  


FIGURE 13: EMPLOYMENT LANDS IN LIVERPOOL BY ZONE (2016) 


 


Source: NSW DPE, Employment Lands Development Monitor, 2018 and SGS, 2018 


 


Table 7 identifies the distribution of employment lands by land use zone and employment 
precinct. Most of the IN1 (General Industrial) land is contained in Moorebank (referred to as 
Moorebank/Moorebank Defence Lands in the Department of Planning’s Employment Lands 
Development Monitor), including the Moorebank Intermodal Terminal. This precinct is 
Liverpool’s largest with 492 hectares of zoned employment land.  


The Yarrunga/Prestons precinct has the most IN3 (Heavy Industrial) zoned land (230 
hectares).   


TABLE 7: EMPLOYMENT LANDS SUPPLY BY LIVERPOOL PRECINCT, 2017 


Precinct IN1 IN2 IN3 IN4 B5 B6 B7 Other 


Moorebank/Moorebank Defence Lands 436 55 0 0 0 0 0 1 


Future Industrial 0 0 0 0 0 0 0 0 


Chipping Norton 0 37 64 0 0 0 0 -0 


Priddle/Scrivener St/Warwick Farm Racecourse 36 0 0 0 0 0 0 -0 


Yarrunga/Prestons 74 35 230 0 0 4 0 -0 


Rossmore 0 0 0 0 0 0 0 0 


Hoxton Park Airport/Cecil Park 37 3 0 0 3 0 0 -1 


Sappho Road 17 0 0 0 0 0 0 0 


Orange Grove 22 0 0 0 0 0 0 0 


Kemps Creek 0 0 0 0 0 0 0 0 


Cross Roads, Casula 0 0 18 0 0 0 0 -1 


Austral 0 40 0 0 0 0 0 2 


Proposed WSEA 0 0 0 0 0 0 0 0 


Total 622 170 313 0 3 4 0 1 


Source: NSW Department of Planning, 2017 and SGS, 2018 
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The industrial landscape of Liverpool is dominated by jobs in Manufacturing, Construction and 
Transport Postal and Warehousing. The objectives of the IN1 (General Industrial) zone 
encourage the operation of these industries.  


Precincts such as Chipping Norton and parts of Moorebank mostly contain urban services 
industrial uses which require direct access to residential markets. However, these precincts 
contain a variety of land use zones.  


4.2 Summary 
▪ There are 3,276 hectares of zoned and proposed employment lands in Liverpool LGA. Of 


the total, 1,116 hectares are zoned for employment (developed and undeveloped) and 
the remainder is proposed. The proposed land under investigation for employment is in 
the western half of the LGA around the Western Sydney Airport Growth Area.  


▪ Industries operating in Liverpool’s employment lands are predominately situated in 
industrial zones and the B5 (Business Development) zone. The IN1 (General Industrial) 
zone contains most of the LGA’s employment lands. The uses operating in the IN1 
(General Industrial) zone vary from large scale subregional uses to local urban services. 
The application of the IN1 (General Industrial) zone doesn’t necessarily reflect the 
different locational needs of uses in the zone.   


▪ The Manufacturing industry is currently the largest industrial sector by jobs in the LGA. 
Manufacturing in Liverpool is specialised compared to all employment lands in Western 
Sydney and is forecast to grow slowly over the next 30 years. Freight and logistics, 
Construction and Wholesale industries also have a degree of specialisation in Liverpool’s 
employment lands. The concentration of these industries is a defining attribute of 
Liverpool’s economy.  


▪ Non-industrial jobs in employment lands are forecast to experience strong growth to 
2046. While the numbers of high-value and knowledge jobs is likely to grow in Liverpool 
City Centre, most of the growth of these jobs in employment lands is likely to be 
absorbed around Western Sydney Airport in concert with the development of the 
Badgerys Creek Aerotropolis.  
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5. PRECINCT PROFILING 


This chapter establishes the precinct context and employment profile of the 
employment lands in Liverpool LGA.  


5.1 Precinct profiling 
An overview of the context of the built form and top industry of employment for each 
precinct in Liverpool LGA is presented below. The precincts are presented in alphabetical 
order. 


The most recent data available for developed and undeveloped land is the Employment Land 
Development Monitor (ELDM) from January 2017. Analysis of satellite imagery indicates that 
industrial development has occurred rapidly since January 2017, so this data may not provide 
an accurate indication of the amount of undeveloped land. 


Austral  


Snapshot: 


Employment: 68 jobs (0.3% of employment within Liverpool’s employment lands) 


Developed lands: 0 Ha 


Undeveloped lands: 41.8 Ha 


Built form and location 


Austral is located to the west of Liverpool (see Figure 14), just outside the urban area. While 
the precinct is zoned IN2 (Light Industrial), it remains entirely undeveloped, containing a mix 
of agricultural and rural residential uses.  The precinct is located within a reasonable distance 
of the existing metropolitan approximately 5km west of the M7, however the expansion of 
urban development through the area will result in upgrades to the road network, along with 
the creation of new population centres.  


FIGURE 14: AERIAL VIEW OF THE AUSTRAL PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Given that the precinct and its surrounding areas are undeveloped, the employment profile of 
the area is small scale and reflects the range the uses of the land for agriculture or home-
based businesses typically found in peri-urban areas. 


FIGURE 15: AUSTRAL EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 8: AUSTRAL - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Mushroom and Vegetable Growing 18 


2 Child Care Services 9 


3 Land Development and Site Preparation Services 8 


4 School Education 8 


5 Sports and Physical Recreation Activities 8 


6 Poultry Farming 7 


7 Agriculture and Fishing Support Services 7 


8 Building Structure Services 7 


9 Building Installation Services 7 


10 Other Goods and Equipment Rental and Hiring 7 


Source: ABS Census 2016 
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Chipping Norton 


Snapshot: 


Employment: 3,657 jobs (14.2% of employment within Liverpool’s employment lands) 


Developed lands: 100 Ha 


Undeveloped lands: 1 Ha 


Built form and location 


Chipping Norton is located to the east of the Liverpool centre. It is an established industrial 
precinct comprising IN2 and IN3 zones with a built form consisting predominantly of industrial 
strata units, some with large total floorplates. A mix of properties have a significant amount of 
hardstand or lot space, providing for uses such as freight yards and recycling centres (see 
Figure 16: ).  


The precinct has a good level of accessibility, accessing the arterial road network via 
Newbridge Road, with access to the M5 Motorway in 5-8 minutes.  


It is starting to see a presence of population serving or large format retail businesses such as 
CrossFit, Kennards Hire and Flower Power, particularly along the edges of the industrial area 
which front residential uses.  


FIGURE 16: AERIAL VIEW OF THE CHIPPING NORTON PRECINCT 


 


Source: Nearmap, 2018 


 



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight







 


 Liverpool industrial lands study 32 


 


Employment and industry profile 


Manufacturing uses dominate employment within the precinct, making up 35% of total 
employment. Significant employment within the precinct is also found within the wholesaling, 
construction services and transport postal and warehousing industries. There is a notable 
number of jobs within the automotive repair services and motor parts retailing sectors. 


FIGURE 17: CHIPPING NORTON - EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 9: CHIPPING NORTON - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Road Freight Transport 272 


2 Domestic Appliance Manufacturing 258 


3 Automotive Repair and Maintenance 133 


4 Building Installation Services 123 


5 Manufacturing, nfd 107 


6 Motor Vehicle and Motor Vehicle Parts Wholesaling 89 


7 Polymer Product Manufacturing 83 


8 
Furniture, Floor Covering and Other Goods 
Wholesaling 


71 


9 Electrical Equipment Manufacturing 70 


10 Warehousing and Storage Services 67 


Source: ABS Census 2016 
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Crossroads, Casula 


Snapshot: 


Employment: 697 jobs8 


Developed lands: 6.1 Ha 


Undeveloped lands: 10.8 Ha 


Built form and location 


Crossroads is located south west of the Liverpool and Casula centres (see Figure 18). The 
precinct is located immediately adjacent to the junction of the M5 and M7, placing it in a 
position of high value for freight and logistics uses. To the north it is bordered by a cluster of 
bulky goods retail developments, which includes stores such as Costco, Bunnings Warehouse, 
and a range of other smaller businesses.  


It is important to note that the data reported in the NSW Department of Planning and 
Environment’s Employment Lands Development Monitor may not reflect the uptake of 
“undeveloped land” given the rapid rate of development in growth precincts (or precincts 
under investigation). A project is underway by AMP Capital to develop a logistics centre on 
the entire area of the precinct, providing tenancies ranging in size from 4,000m2 to 20,000m2.  


 


FIGURE 18: AERIAL VIEW OF THE CROSSROADS PRECINCT 


 


Source: Nearmap, 2018 


 


 


                                                             
8 Note that while the jobs counts for the other precincts are sourced from TPA 2016 projections which use 2011 as a base 
year, the Crossroads precinct had no employment in 2011 so the TPA projection cannot be used. This job count is from the 
2016 census, and so is not directly comparable.  
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Employment and industry profile 


Figure 19 and Table 10 show the employment profile of the area including the Crossroads 
Industrial Precinct and the adjoining bulky goods retail redevelopment. As the industrially 
zoned part of the precinct was not developed in 2016, almost all jobs in the precinct were 
associated with retail trade or with the construction of the precinct.  


FIGURE 19: CROSSROADS - EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on ABS Census 2016 


 


TABLE 10:  CROSSROADS - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Pharmaceutical and Other Store-Based Retailing 209 


2 Hardware, Building and Garden Supplies Retailing 92 


3 Furniture, Floor Coverings, Houseware and Textile Goods Retailing 79 


4 Cafes, Restaurants and Takeaway Food Services 58 


5 Recreational Goods Retailing 54 


6 Electrical and Electronic Goods Retailing 47 


7 Supermarket and Grocery Stores 30 


8 Pubs, Taverns and Bars 30 


9 Department Stores 26 


10 Warehousing and Storage Services 13 


Source: ABS Census 2016 
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Potential Future Industrial 


Snapshot: 


Employment: 725 jobs (2.8% of employment within Liverpool’s employment lands) 


Developed lands: 0 Ha 


Undeveloped lands: 0 Ha 


Built form and location 


There is a large tract of land running through Bringelly and Badgerys Creek around the 
boundary of the WSA site (see figure 18) which has been designated as potential future 
industrial land (the precinct is called Future Industrial in the ELDM). The precinct currently 
contains no land zoned for industrial use and is predominantly occupied by a mix of intensive 
agriculture, interspersed with some extensive agriculture and rural residential uses. 


The designation of this land for future industrial use dates to before policies regarding the 
Badgerys Creek Aerotropolis or the metropolis of three cities were developed. The area 
south-west of WSA is now intended to be one of the four centres of the Western Parkland 
City, and substantial amounts of infrastructure are being planned in the area. It is understood 
that the NSW Department of Planning and Environment is reviewing the land use planning 
framework for this area in light of the change in strategic context.  


The Badgerys Creek Aerotropolis is mapped in the Greater Sydney Region Plan and Western 
City District Plan as being south-east of WSA, potentially occupying some of this precinct. As a 
result, some of the land in this precinct may be designated for other uses in the future, and it 
is unclear exactly how much industrial land will be delivered.  


The uncertainty around the future use of this precinct is likely to limit the willingness of 
developers to commit to development of the land for industrial purposes. This is evidenced by 
the mix-used concepts which were developed for several large land holdings in this area and 
submitted to the GSC in response to the exhibition of the Draft South-West District Plan and 
Draft Western City District Plan. 


Over the next twenty years, the precinct is expected to change radically because of its 
location immediately adjacent to the planned Western Sydney Airport. The significant 
infrastructure investments planned or underway within the area, including the construction 
of the planned M12 motorway at the northern extent of the precinct and upgrades to the 
Northern Road and Bringelly Road, will significantly enhance access by road. An extension of 
the heavy rail network is also planned through the area.  
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FIGURE 20: AERIAL VIEW OF THE FUTURE INDUSTRIAL PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Owing to its nature as an undeveloped site, the precinct contains little employment and 
maintains an employment profile typical of a peri-urban area, with dominant sectors including 
agriculture, food product manufacturing and construction.  


FIGURE 21: FUTURE INDUSTRIAL - EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 11: FUTURE INDUSTRIAL - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Land Development and Site Preparation Services 42 


2 Agricultural Product Wholesaling 40 


3 Meat and Meat Product Manufacturing 39 


4 Mushroom and Vegetable Growing 34 


5 Road Freight Transport 25 


6 Building Structure Services 20 


7 Poultry Farming 16 


8 Other Construction Services 10 


9 Heavy and Civil Engineering Construction 9 


10 Other Social Assistance Services 8 


Source: ABS Census 2016 


 


  







 


 Liverpool industrial lands study 38 


 


Hoxton Park Airport/Cecil Park 


Snapshot: 


Employment: 373 jobs (1.4% of employment within Liverpool’s employment lands) 


Developed lands: 41.1 Ha 


Undeveloped lands: 1.5 Ha 


Built form and location 


The Hoxton Park Airport/Cecil Park precinct sits on the western fringe of the Liverpool urban 
area (see Figure 22). The precinct is almost entirely made up of the distribution centre and 
warehousing for Big W, however smaller developments including a multi-storey distribution 
centre, bus depot and Bunnings make up the remainder of occupied land within the precinct.  


The precinct is well connected to the road network, with access to the M7 Motorway 
immediately at the southern extent of the precinct, and the junction of the M5 and M7 
Motorways being located approximately 4.5km south-west. 


FIGURE 22: AERIAL VIEW OF THE HOXTON PARK PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


The dominance of the Big W Logistics Centre within the precinct is reflected in its 
employment profile, with jobs overwhelmingly found within the Transport, Postal and 
Warehousing industry9. There is a small proportion of retail jobs in the precinct. This is mainly 
attributable to the presence of Blum, which has a hardware retail showroom on site.   


FIGURE 23: HOXTON PARK EMPLYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 12: HOXTON PARK - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Machinery and Equipment Repair and Maintenance 70 


2 Warehousing and Storage Services 64 


3 Department Stores 55 


4 Hardware, Building and Garden Supplies Retailing 36 


5 Road Passenger Transport 28 


6 Supermarket and Grocery Stores 25 


7 
Furniture, Floor Covering and Other Goods 
Wholesaling 


17 


8 Residential Building Construction 16 


9 Road Freight Transport 11 


10 Transport, Postal and Warehousing, nfd 10 


Source: ABS Census 2016 


 


  


                                                             
9 It should be noted that inclusion of a range uses such as ‘Department Stores’ and ‘Road Freight Transport’ within the list 
of fine-grain industries (Table 128) are likely referring to the Big W distribution centre, with the differences resulting from 
variance in the classification of census responses by the ABS. As such it is recommended that little reliance be placed upon 
the specific fine grain industries listed for this precinct. 
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Kemps Creek 


Snapshot: 


Employment: 641 jobs (2.5% of employment within Liverpool’s employment lands) 


Developed lands: 0 Ha 


Undeveloped lands: 0 Ha 


Built form and location 


Kemps Creek is located to the west of Liverpool, outside the urban area. As with the Future 
Industrial precinct in Bringelly and Badgerys Creek, the uses planned for Kemps Creek may 
change in response to the changed policy context in the area around WSA.  


Kemps Creek is a planned precinct for future industrial use, and so presently has zero 
hectares of zoned industrial lands. Current land uses within the precinct are comprised of a 
mix of intensive agriculture and rural residential uses, interspersed with a range of small scale 
manufacturing, transport and construction services uses (see Figure 24).  


At present the precinct has access to the metropolitan road network via the M7, which is 
located 4.5–6.5km east of the precinct via Elizabeth Drive. The precinct is positioned to the 
immediate south of the indicative alignment for the planned M12 Motorway, giving it a 
strategic position on this link between the Western Sydney Airport and the M7. 


FIGURE 24: AERIAL VIEW OF THE KEMPS CREEK PRECINCT 


 


Source: Nearmap, 2018 


  



OsteL

Highlight



OsteL

Highlight







 


 Liverpool industrial lands study 41 


 


Employment and industry profile 


Owing to its nature as an undeveloped site, the precinct displays the employment profile of a 
peri-urban area, with a range of small-scale uses reflective of the broader area, such as small 
Freight or Manufacturing operators, small-medium scale Construction services, Agriculture 
and Education (see Figure 25).  


FIGURE 25: KEMPS CREEK EMPLOYMENT BY ANZSIC 1-DIGIT INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts 


TABLE 13: KEMPS CREEK - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 School Education 65 


2 Road Freight Transport 46 


3 Mushroom and Vegetable Growing 30 


4 Clubs (Hospitality) 26 


5 Pharmaceutical and Toiletry Goods Wholesaling 21 


6 Residential Building Construction 13 


7 Building Installation Services 13 


8 Construction Material Mining 13 


9 Basic Ferrous Metal Product Manufacturing 13 


10 Land Development and Site Preparation Services 11 


Source: ABS Census 2016 
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Moorebank/Moorebank defence lands 


Snapshot: 


Employment: 9,373 jobs (36% of employment within Liverpool’s employment lands) 


Developed lands: 324.4 Ha 


Undeveloped lands: 168.7 Ha 


Built form and location 


The Moorebank/Moorebank defence lands precinct is located south-east of Liverpool City 
centre and contains Moorebank Logistics Park, defence force facilities and wholesalers. The 
precinct’s built form consists of a mix of development types. A mixture of fine-grain industrial 
strata units and small-medium floorplate single tenant warehouses provides for a dense 
concentration of businesses in the North-Eastern portion of the precinct. The areas fronting 
the Georges River and the northern side of the M5 motorway consist mostly of large 
floorplate freight and logistics centres and single tenant warehouses. Part of the area 
immediately north of the M5 motorway is used for the storage of cars. 


The area to the south of the M5 Motorway has historically been occupied by defence uses. 
However, the development of the Moorebank Intermodal Terminal and the associated 
Moorebank Logistics Park, currently being developed by Qube, will result in the construction 
of large floorplate freight and logistics warehouses totalling approximately 850,000m2 of 
floorspace. There are also some existing industrial uses immediately south of the M5 
Motorway, comprising a cluster of warehouses of mixed size along with a sizeable piece of 
land currently utilised by the Defence Joint Logistics Unit. 


The precinct has access to the motorway network via the M5 on-ramps located on 
Moorebank Avenue and Heathcote Road, and is situated near the junction of the M5 and M7 
motorways approximately 4.5km to the west of the precinct along the M5. The precinct has 
good access to the arterial road network, bus services are provided through the precinct, and 
some parts of the precinct fall within the 800m walking catchment of Liverpool railway 
station. 


There are currently proposals to rezone some of the land in this precinct for mixed-use 
development. This includes the large sites north of Newbridge Road and west of Bridges Road 
which have historically been mapped as a future part of the Liverpool City Centre. The 
precinct is part of the Liverpool Collaboration Area, and some parts of it may be 
recommended for rezoning as a result of this process. 
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FIGURE 26: AERIAL VIEW OF MOOREBANK/MOOREBANK DEFENCE LANDS PRECINCT 


 


Source: Nearmap, 2018 


 


Employment and industry profile 


The precinct is the largest in the LGA in terms of land area and number of industrial jobs. 
Manufacturing provides approximately 35 percent of the precinct’s employment and is the 
largest sector in terms of jobs at both the fine and coarse grain levels of analysis. Large 
employers within the precinct include electrical equipment manufacturing and polymer 
product manufacturing, with Prysmian and Joyce Foam Products holding large tenancies 
north of Newbridge Road, as well as a range of smaller operators throughout the precinct.  


Many people are employed in road transport or warehousing and storage services, and these 
sectors are expected to grow significantly in the future with the development of the 
Moorebank Logistics Park and Intermodal Terminal. Other notable concentrations of 
employment are in automotive repair and maintenance and printing services.  


Amazon has recently confirmed that Moorebank will be the location of the company’s future 
distribution facility in Sydney.  
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FIGURE 27: MOOREBANK EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 14: MOOREBANK - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Electrical Equipment Manufacturing 564 


2 Other Machinery and Equipment Wholesaling 443 


3 Road Freight Transport 319 


4 Printing and Printing Support Services 287 


5 Bakery Product Manufacturing 276 


6 Automotive Repair and Maintenance 252 


7 Polymer Product Manufacturing 248 


8 Warehousing and Storage Services 216 


9 Manufacturing, nfd 189 


10 Employment Services 145 


Source: ABS Census 2016 
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Orange Grove 


Snapshot: 


Employment: 543 jobs (2.1% of employment within Liverpool’s employment lands) 


Developed lands: 21.6 Ha 


Undeveloped lands: 0 Ha 


Built form and location 


The Orange Grove precinct is located immediately north-west of Liverpool centre (see Figure 
28). The northern portion of the precinct borders a homemaker centre and a factory outlet as 
well as medium sized bulky goods retail developments. The southern portion of the precinct 
supports industrial uses across a mix of industrial strata unit and light industrial 
developments. 


The precinct is well connected to major arterial routes, being bordered by the Cumberland 
Highway to its west and Hume Highway to its south. Its proximity to Liverpool City Centre and 
surrounding residential areas suggests it would be well suited for continuing light industrial 
use. There is an increasing presence of bulky goods retail to the north of the precinct. 
Retaining existing local light industrial and urban services uses may become a challenge if this 
trend continues.  


FIGURE 28: AERIAL VIEW OF THE ORANGE GROVE PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Figure 29 and Table 15 show the employment profile of the area including the Orange Grove 
Precinct and the adjacent bulky goods retailing area. At a coarse grain, employment is 
predominantly found within the Manufacturing industry, with over 45% of the area’s 
employment (see Figure 29). At a finer grain level, the retailing activities found within the 
bulky goods retailing centres to the north of the precinct are prevalent within the top 10 
industries by 3-Digit ANZSIC, which suggests that the manufacturing employment is made up 
by a high intensity of small-scale firms. The presence of Service NSW in the homemaker 
centre is also noted within the employment profile of the area. 


FIGURE 29: ORANGE GROVE EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 201 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 15: ORANGE GROVE - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Bakery Product Manufacturing 192 


2 Clothing, Footwear and Personal Accessory Retailing 162 


3 Cafes, Restaurants and Takeaway Food Services 109 


4 Specialised Food Retailing 85 


5 Electrical and Electronic Goods Retailing 69 


6 
Furniture, Floor Coverings, Houseware and Textile 
Goods Retailing 


48 


7 State Government Administration 46 


8 
Furniture, Floor Covering and Other Goods 
Wholesaling 


36 


9 Automotive Repair and Maintenance 34 


10 Grocery, Liquor and Tobacco Product Wholesaling 28 


Source: ABS Census 2016 
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Priddle/Scrivener Street/Warwick Farm Racecourse 


Snapshot: 


Employment: 1,770 jobs (6.9% of employment within Liverpool’s employment lands) 


Developed lands: 23.2 Ha 


Undeveloped lands: 12.8 Ha 


Built form and location 


The Priddle/Scrivener Street/Warwick Farm Racecourse precinct is located to the immediate 
east of Liverpool City Centre. The Priddle/Scrivener Street component of the precinct is 
mostly comprised of medium-large floorplate light industrial or freight and logistics uses, with 
a small number of industrial strata units in the centre of the precinct. This part of the precinct 
is bounded by healthcare uses associated with Liverpool Hospital in south-west and provides 
a buffer for the Liverpool Water Recycling Plant, which is located immediately to the east. 


The Warwick Farm Racecourse portion of the precinct (commonly called Coopers Paddock) is 
located east of the Liverpool Water Recycling Plant and is currently being developed into a 
logistics centre. The centre consists of over 55,000m2 of floorspace, with 33,000m2 of this 
having already been leased. This area accounts for the 12.8ha of the precinct which was 
considered undeveloped in January 2017. 


FIGURE 30: AERIAL VIEW OF PRIDDLE/SCRIVENER ST/WARWICK FARM RACECOURCE 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Figure 31 and Table 2 show the employment profile for the area including the 
Priddle/Scrivener Street and Warwick Farm Racecourse precincts and the adjacent horse 
training precinct. Transport services feature strongly within the employment profile of this 
area at both the coarse and fine grain level, with the proportion of employment within these 
sectors likely to increase given the development of the new logistics centre in Coopers 
Paddock which occurred after the 2016 Census was conducted. The absence of construction 
services at the finer-grain level of analysis indicates that the proportion of employment within 
this industry (see Figure 31) is likely to be composed of transient jobs associated with this 
development, as opposed to permanent employment within the precinct. 


Manufacturing uses are also prominent, with the 2-Digit industry analysis identifying the 
significant employment role that Hannanprint and Visy play within the precinct in printing and 
paper manufacturing respectively.  


FIGURE 31: PRIDDLE/SCRIVENER ST/WARWICK FARM EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


 


TABLE 16: PRIDDLE/SCRIVENER ST/WARWICK FARM - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT 
ANZSIC 


Rank Industry Jobs 


1 Other Transport Support Services 223 


2 Printing and Printing Support Services 207 


3 Horse and Dog Racing Activities 145 


4 Converted Paper Product Manufacturing 110 


5 Road Freight Transport 93 


6 Hospitals 72 


7 Postal and Courier Pick-up and Delivery Services 28 


8 Electrical Equipment Manufacturing 22 


9 Water Supply, Sewerage and Drainage Services 15 


10 State Government Administration 13 


Source: ABS Census 2016 
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Rossmore 


Snapshot: 


Employment: 127 jobs (0.5% of employment within Liverpool’s employment lands) 


Developed lands: 0 Ha 


Undeveloped lands: 0 Ha 


 


Built form and location 


Rossmore is a planned industrial precinct located to the north of Bringelly Road in the locality 
of Rossmore (approximately 4.5km west of Leppington Station). It currently contains no 
zoned employment lands and is occupied by agricultural and rural residential uses (see Figure 
32).  


The precinct has access to the arterial road network via Bringelly Road, which is currently 
being widened to two lanes per direction. This will provide accessibility to the planned 
network of arterial roads within the broader land release areas of Western Sydney.  


FIGURE 32: AERIAL VIEW OF THE ROSSMORE PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Owing to its nature as an undeveloped area, the precinct contains relatively small numbers of 
jobs and maintains an employment profile typical of a peri-urban area dominated by 
agriculture (see Figure 33). 


FIGURE 33: ROSSMORE EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 17: ROSSMORE - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Mushroom and Vegetable Growing 47 


2 School Education 43 


3 Child Care Services 13 


4 Other Social Assistance Services 13 


5 Automotive Repair and Maintenance 11 


6 Road Freight Transport 9 


7 Poultry Farming 9 


8 Public Order and Safety Services 8 


9 Building Structure Services 7 


10 Building Cleaning, Pest Control and Gardening Services 6 


Source: ABS Census 2016 
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Sappho Road 


Snapshot: 


Employment: 981 jobs (3.8% of employment within Liverpool’s employment lands) 


Developed lands: 16.8 Ha 


Undeveloped lands: 0.7 Ha 


 


Built form and location 


The Sappho Road precinct is located 2km north east of the Liverpool City Centre, 
approximately halfway between Liverpool and Cabramatta. It is flanked by parkland, low 
density housing and the Warwick Farm Racecourse (see Figure 34). The precinct is comprised 
almost entirely of large format retail developments and a display home centre. It has a high 
level of accessibility to the arterial road network via the Hume Highway and the entire 
precinct is located within an 800m radius of Warwick Farm Railway Station. 


The precinct does not currently support any industrial uses, and the ability for industry uses 
to locate on the site would likely be constrained by the presence of higher value retailing 
uses. 


FIGURE 34: AERIAL VIEW OF THE SAPPHO ROAD PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Almost all the employment within the precinct is within the Retail trade or Construction 
industries. Automotive retailing is the dominant use within the precinct owing to the 
presence of the Peter Warren car dealerships which occupy most of the precinct. A display 
home centre for Masterton homes and a homemaker centre result in the presence of a 
significant proportion of jobs falling within the Construction and other retailing sectors.  


FIGURE 35: SAPPHO ROAD EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY (2016) 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 18: SAPPHO ROAD - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Motor Vehicle Retailing 363 


2 Residential Building Construction 165 


3 Cafes, Restaurants and Takeaway Food Services 59 


4 Horse and Dog Racing Activities10 53 


5 
Furniture, Floor Coverings, Houseware and Textile 
Goods Retailing 


26 


6 Building Construction, nfd 17 


7 Electrical and Electronic Goods Retailing 15 


8 Motor Vehicle Parts and Tyre Retailing 9 


9 Sports and Physical Recreation Activities 7 


10 Architectural, Engineering and Technical Services 6 


Source: ABS Census 2016 


 


  


                                                             
10 Whilst the Warwick Farm Racecourse is not located in the precinct, it does fall within the boundaries of both the TPA 
travel zones and ABS Census Destination Zones with which this data was extracted, and as such are shown herein. 
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Yarrunga/Prestons 


Snapshot: 


Employment: 7,260 jobs (28% of employment within Liverpool’s employment lands) 


Developed lands: 265.4 Ha 


Undeveloped lands: 80.1 Ha 


 


Built form and location 


Yarrunga/Prestons sits to the south west of Liverpool in a location of strategic importance 
immediately adjacent to the junction of the M5 and M7 motorways (see Figure 36). The 
portion of the precinct which is located to the north-east of the M7 is nearly fully developed. 
This area is comprised of a mix of medium to large floorplate warehouses accommodating 
light industrial uses, industrial strata units and several large floorplate freight and logistics 
centres. A diverse range of businesses occupy this area. This includes manufacturing activities 
of varying sizes and with a range of population serving uses, including large format retailing 
on the north-eastern periphery of the precinct. 


On the south-west side of the M7, the industrially zoned land is under rapid development, 
with large scale distribution centres (including the Aldi distribution centre) being interspersed 
with a mix of light industrial and urban services uses.  


FIGURE 36: AERIAL VIEW OF THE YARRUNGA/PRESTONS PRECINCT 


 


Source: Nearmap, 2018 
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Employment and industry profile 


Yarrunga/Prestons accounts for almost a third of Liverpool LGA’s employment within 
industrial lands. At a coarse level, most jobs are in the Manufacturing, Construction, 
Transport, Postal and Warehousing, and Wholesaling industries (see Figure 37). At a finer 
grain, the predominant industries are road transportation or warehousing, as well as a several 
construction support services. Despite not being industrial activities, School Education and 
Clubs are present in the top 10 list of industries at the 3-Digit level owing to the Amity College 
and Liverpool Catholic Club both being located within the precinct.  


FIGURE 37: YARRUNGA/PRESTONS EMPLOYMENT BY 1-DIGIT ANZSIC INDUSTRY, 2016 


 


Source: SGS Economics and Planning, 2018 based on TPA LU16 Forecasts  


TABLE 19: YARRUNGA/PRESTONS - TOP TEN INDUSTRIES OF EMPLOYMENT BY 3-DIGIT ANZSIC 


Rank Industry Jobs 


1 Road Freight Transport 473 


2 Warehousing and Storage Services 406 


3 Supermarket and Grocery Stores11 368 


4 Building Installation Services 273 


5 Other Machinery and Equipment Wholesaling 266 


6 Electrical Equipment Manufacturing 191 


7 Manufacturing, nfd 179 


8 Building Completion Services 169 


9 School Education 167 


10 Clubs (Hospitality) 161 


Source: ABS Census 2016 


  


                                                             
11 As AZNSIC classifications are allocated based on industry of the employing business, it is highly likely that this figure 
represents employment within the Aldi distribution centre. 
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5.2 Summary 
This section of the report provides an overview of the function and role of each employment 
precinct in Liverpool LGA. There are two different types of industrial uses in Liverpool LGA: 
local and subregional.  


Local industrial uses  


Established employment lands in the east of the LGA such as Chipping Norton, Orange Grove 
and part of Moorebank are more traditional urban services containing local light industrial 
uses that serve the local population such as automotive repair and maintenance, printing 
services, furniture wholesaling, building installation services and storage services. These 
precincts typically have smaller lot sizes and a larger amount of strata development. These 
precincts have essentially reached capacity.  


Subregional industrial uses 


Large format subregional industrial uses are located in precincts such as Yurrunga/Prestons 
which contain operations such as road freight transport and larger-scale manufacturing. 
Recent development in these precincts (such as Yurrunga/Prestons) is skewed towards large-
format strategic industrial operations such as freight and logistics – for example Toll and Aldi. 
These are important distribution facilities at a metropolitan scale but do not necessarily have 
to locate in Liverpool. These types of businesses are more interested in proximity to transport 
networks including motorways, markets and airport than the characteristics of the place they 
locate in. 


In Liverpool the precincts with capacity are mostly those with subregional strategic industrial 
uses. Austral has recently been rezoned for employment lands. While the uses in Austral are 
predominately vegetable growing, the precinct has the capacity to accommodate 
approximately 40 hectares of employment land. Yurrunga/Prestons precinct is strategically 
located to the south west of Liverpool with proximity to the M5 and M7 motorways and in 
the most recent data available (from January 2017) had 80 hectares of undeveloped zoned 
employment land. Recent aerial imagery and the rapid pace of recent development indicates 
that the current amount of undeveloped land is likely to be much less.  


Notably, much of the new development in established precincts is of facilities geared towards 
large-format operators. These developments are often driven by institutional investors and 
developers (for example Charter Hall) who prefer larger pre-committed tenants.  


The proposed land currently under investigation for future employment uses will contribute 
to this capacity. There is a significant amount of land which is currently planned for 
investigation for employment use, including the Future Industrial, Rossmore and Kemps Creek 
precincts. These precincts would provide up 1,611 hectares of employment lands, although 
their planned uses may change to accommodate the Badgerys Creek Aerotropolis. The 
following chapter will explore the supply and demand balance for local industrial and 
subregional industrial uses in Liverpool LGA.  
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6. SUPPLY AND DEMAND OF 
INDUSTRIAL LAND  


This chapter looks at the future supply and demand of industrial land in the 
Liverpool LGA. A suitability analysis has been undertaken to determine 
appropriate locations for subregional and local industrial uses.  


6.1 Introduction  
A supply and demand analysis has been undertaken to determine future supply of local 
industrial and subregional industrial uses.  


In this analysis, industrial uses permitted in the IN1 (General Industrial) and IN3 (Heavy 
Industrial) zones are considered subregional industrial uses and industrial uses permitted in 
the IN2 (Local Light) zones are considered local light industrial uses.  


Table 16 shows the characteristics of subregional and local industrial uses. Other non-
industrial uses operating in employment land have been accounted for in the analysis.  


TABLE 20: CHARACTERISTICS OF SUBREGIONAL AND LOCAL USES IN EMPLOYMENT LANDS  


Type Characteristics 


Subregional  ▪ Clustered in industrial areas 


▪ Service a broader catchment 


▪ Larger lot sizes and often with large warehouse buildings 


▪ Large degree of functional hardstand for service delivery 


▪ Physical separation from residential development 


▪ Low degree of public transport accessibility 


▪ High car and truck access 


▪ Close proximity to arterial roads and motorway on and off ramps 


▪ Possible access to freight rail 


▪ Examples: subregional warehousing and freight and logistics.  


Local  ▪ Clustered in industrial areas 


▪ Service a local area – people do not travel great distances for the service 


▪ Small industrial lot sizes 


▪ Workshop buildings sometimes with office functions 


▪ Large degree of functional hardstand for service delivery  


▪ Close to surrounding residential and commercial community 


Source: SGS, 2018 
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6.2 Current supply 
Current supply is defined as land that is currently zoned as industrial land. There is currently 
1,116 hectares of industrially-zoned land in the LGA. The majority are zoned IN1 (622 
hectares), IN3 (313 hectares) and IN2 (170 hectares). The remainder are a mix of B5, B6 and 
other12. A further 2,160 hectares are proposed, giving a total of 3,276 hectares of actual or 
possible industrial land in the Liverpool LGA. 


According to the NSW DP&E’s 2017 Employment Lands Development Monitor (ELDM), 799 
hectares of this are developed and 317 hectares are undeveloped. However, this is 
anticipated to overstate the undeveloped capacity since the most recent ELDM data is from 
January 2017 and the pace of development in Liverpool’s industry precincts over the past 18 
months has been significant. 


Forecast supply is based on the amount of land identified by the NSW Government for future 
employment purposes. There are 996 hectares of potential future industrial land in Liverpool 
that could come online over the next 20 years if appropriate servicing infrastructure was 
delivered.  


Noting the trends impacting on Liverpool’s industrial lands, this report makes the following 
assumptions regarding supply: 


▪ Strategically located sites in the Moorebank and Warwick farm precincts will be rezoned 
away from industrial zonings to reflect the growing role of Liverpool as a major Western 
Sydney CBD (as identified in the GSC’s Collaboration Area designation) and the need for 
commercial and residential expansion. This results in a net loss of 50 hectares. 


▪ That 1,164 hectares of land proposed around the south-west of Western Sydney Airport 
currently zoned as rural but earmarked for future industrial zoning has been excluded as 
part of the future supply. This is because it is not considered to be likely that it will come 
online in the study’s timeframe and is not currently suitable for industrial use  


▪ That the remaining future industrial land will be released in a staged way to 
accommodate gradual growth around the airport and Badgerys Creek Aerotropolis. This 
report assumes 25% release every five years.  


Based on these future supply assumptions, by 2036 there will be 2,062 hectares of zoned 
employment lands. This is a net increase of 946 hectares from 2016.  


Table 21 reports the current (2016) supply of employment lands and forecast supply to 2036.  


TABLE 21: EMPLOYMENT LANDS SUPPLY, 2016-2036 (HECTARES) 


Year Currently zoned 
(developed and 
undeveloped) industrial 
land* 


Future release of 
industrial land** 


Total supply 


2016 1,116 0 1,116 


2021 1,066 249 1,315 


2026 1,066 498 1,564 


2031 1,066 747 1,813 


2036 1,066 996 2,062 


Source: NSW DPE, Employment Lands Development Monitor, 2017 and SGS, 2018  


*Assumed reduction in the supply of local light industrial zoned land pf 50 hectares in 2021 following the rezoning of 


Moorebank north precinct  


**Assumes 25% of proposed land is released every 5 years from 2021  


 


                                                             
12 NSW DP&E Employment Lands Development Monitor, January 2017 
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6.3 Future demand  


Method 


Demand has been identified by converting employment forecasts across the Liverpool LGA by 
ANZSIC category to land use. This uses a method that converts jobs by ANZSIC to jobs by 
Broad Land-Use Categories (BLCs). These are classifications developed by SGS to better 
articulate the built form of jobs in industrial precincts and has been developed by multiple 
site audits. The broad steps for this method are as follows: 


▪ Convert jobs by ANZSIC category to jobs by Broad-Land Use Category (BLC) to better 
reflect how jobs are represented in built form (generated through SGS’s ANZSIC to BLC 
conversion matrix which is based on multiple previous employment land studies). 


▪ Apply standard observed jobs to floorspace ratios to convert jobs to floorspace in square 
metres (based on previous analysis). 


▪ Apply Liverpool’s precinct-specific Floorspace Ratios (FSRs) in reverse to floorspace to 
give a projected future demand for employment and industrial land. 


Analysis 


To better understand the locational characteristics of future demand, it has been identified by 
the likely zoning it would require, in line with the descriptions of subregional and local in 
Section 6.1. Broadly speaking, subregional uses are more aligned with an IN1 or IN3 zoning 
and local uses with an IN2 zoning. This process makes the following assumptions: 


▪ The relationship between jobs and floorspace remains fixed over the 20-year period 


▪ Demand is only calculated from growth within the Liverpool LGA. It does not make 
allowances for the potential of other industries that may be displaced from LGAs in the 
Central and Eastern Cities looking for a new home 


▪ That in 2016, there is no unmet demand 


▪ Businesses displaced by proposed rezonings in Moorebank and Warwick farm add to the 
future demand. 


▪ That non-industrial jobs forecast in industrial precincts are not accommodated 


By 2036, there is forecast to be 268 hectares of net additional demand for subregional 
industrial land and 122 hectares of additional demand for local industrial uses (390 hectares 
in total). Table 22 shows the future demand for subregional (IN1 & IN3) and local industrial 
(IN2) uses.  


TABLE 22: NET ADDITIONAL DEMAND FOR SUBREGIONAL INDUSTRIAL USES, 2016-2036 (CUMULATIVE) 
(HECTARES) 


Year Additional Subregional 
industrial demand (IN1 & IN3) 


Additional Local industrial 
demand (IN2) 


Total additional demand 


2016 0 0 0 


2021 96 49 145 


2026 155 70 225 


2031 216 94 310 


2036 268 122 390 


Source: SGS, 2018, based on TPA LU16 forecasts 
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6.4 Supply-demand gap 


Overall land supply-demand gap 


When looking at industrial land as a uniform land use type, without the distinction of the 
different roles and functions that operate in the various precincts, it is forecast that by 2036, 
there is projected to be sufficient land to meet future need. This is due to the expected 
release of industrial land around Western Sydney Airport (Table 23). 


TABLE 23: TOTAL SUPPLY DEMAND GAP FOR INDUSTRIAL LAND, 2036  


 Industrial land supply (hectares) 


Developed supply 749 


Undeveloped supply + 317 


Proposed future land + 996 


Current demand - 799 


Future demand - 390 


Supply surplus / (gap) 873 


Source: SGS, 2018, based on TPA LU16 forecasts 


 


However, this does not paint an accurate picture of the future requirements of industrial uses 
in Liverpool and the alignment of future land releases from a location and operational 
perspective. The following sections break this into subregional and local analyses. 


Subregional industry (IN1 and IN3) land supply-demand gap 


As outlined in Table 20, subregional industries have certain locational and operational 
characteristics that define them. The location of the future industrial precincts around 
Western Sydney Airport align with the characteristics and are likely to attract large-format 
businesses in industries such as freight and logistics, warehousing and advanced 
manufacturing (at least in the early phases of the airport’s development).  


The remaining zoned but undeveloped land in the LGA (317 hectares as of January 2017) is 
also likely to attract these uses, given the pattern of development witnessed in Prestons and 
around the Moorebank Intermodal terminal.  


This report therefore assumes that future demand for subregional industry is likely to be 
attracted to these precincts. As Table 24 illustrates, assuming that land release around the 
airport keeps pace with demand, there is likely to be over 1,000 hectares of surplus land by 
2036.  


TABLE 24: TOTAL SUPPLY DEMAND GAP FOR SUBREGIONAL (IN1 AND IN3) INDUSTRIAL LAND, 2036  


 Industrial land supply (hectares) 


future supply* 1,271 


future demand** - 268 


Supply surplus/(gap) 1,003 


Source: SGS, 2018, based on TPA LU16 forecasts 


* consists of all current undeveloped land (with the exception of Austral) and 996 hectares of proposed future industrial 


land  


** Demand from industries suited to IN1 or IN3 zoning 
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This indicates that subregional uses are well catered for in the LGA over the next twenty years 
and that future supply is sufficient for growth beyond that, and/or to absorb demand created 
outside of the LGA. 


The assumed take-up rate of industrial land around Badgerys Creek would require a buoyant 
industrial land market and proactive delivery of servicing and transport infrastructure ahead 
of the development of the airport. Nonetheless, there is a large difference between the size 
of the future supply and the size of the future projected demand, and this would remain the 
case even with a much slower uptake of industrial land. The conclusion that there is sufficient 
industrial land in the LGA for subregional uses in the medium-long term is a result of the large 
amount of land in the future industrial precincts and is not sensitive to the development 
assumptions used. 


Local industry (IN2) land supply-demand gap 


As outlined in Table 20, local industries have certain locational and operational characteristics 
that define them. While the land around the airport is likely to suit the needs of subregional 
uses, it is unlikely to be in the right locations for the expansion of local population and 
business serving industries that currently locate in the eastern precincts of the LGA. 


The only precinct currently zoned IN2 with clearly identified capacity is Austral (42 hectares). 
With future demand expected to be 122 hectares, there is likely to be a shortage of 80 
hectares of suitably zoned and located industrial precincts that can cater toward these types 
of industries (Table 25). 


TABLE 25: TOTAL SUPPLY DEMAND GAP FOR SUBREGIONAL (IN1 AND IN3) INDUSTRIAL LAND, 2036  


 Industrial land supply (hectares) 


future supply - Austral 42 


future demand* 122 


Supply surplus/ (gap) (-80) 


Possible future land - Moorebank 96 


Potential surplus/ (gap) 16 


Source: SGS, 2018, based on TPA LU16 forecasts 


* Demand from industries suited to IN2 zoning 


** The 96 hectares forms part of the proposed industrial lands total of 996 hectares 


 


While supply en masse appears to be sufficient, the supply of appropriately zoned land in the 
LGA for local industrial uses is not. 


If the estimated remaining SP2-zoned land in the southern portion of the Moorebank Defence 
Lands precinct (approximately 96 hectares) is available for IN2 use, then the supply-demand 
gap would be replaced by a slight surplus of 16 hectares. 


Take up of current supply 


It is estimated that between 2026 and 2031, Liverpool’s current supply of zoned but 
undeveloped industrial land will be exhausted. This is based on employment growth 
projections and current amount of undeveloped supply. If development over the past 18 
months has been significant in undeveloped land identified in January 2018, this could 
potentially be sooner. 


The more acute shortage is in IN2-zoned land. While Austral has 42 hectares zoned, it is 
undeveloped and unserviced. With minimal vacancy across other precincts, and a loss of 
industrial land likely as part of the Collaboration Area place strategy, land for these uses will 
be exhausted much sooner. 
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6.5 Suitability analysis  


Purpose 


A suitability analysis has been undertaken to determine areas best suited for the two types of 
industrial uses that make up employment lands – subregional and local.  


Method 


A series of attributes have been measured to determine the location of land suitable for 
employment lands. The distance between each attribute and the centre point of each 
geographical area in the Liverpool LGA has been calculated. The attributes include: 


▪ Average lot size 
▪ Proximity to arterial roads 
▪ Proximity to motorways  
▪ Proximity to bus stops 
▪ Proximity to hospitals  
▪ Proximity to local centre 
▪ Proximity to on and off ramps 
▪ Proximity to population density 
▪ Proximity schools 
▪ Proximity to strategic centres 
▪ Proximity to train stations  
▪ Proximity to universities and TAFEs.  


Figure 38 and Figure 39 show the findings of the most suitable and less suitable locations for 
subregional and local industrial land. Suitability has been calculated in comparison to land 
across the Western City District, with the most suitable 10% of land shown in the darkest 
colour. The land shaded yellow is not necessarily not appropriate for future employment land, 
but rather less suitable.  


Suitability of industrial uses in Liverpool LGA 


Local industry  


Figure 38 shows the most suitable land for local industrial uses across Western Sydney. This 
map shows the difference between the locational needs of subregional industrial uses and 
local industrial uses. Local industrial uses need to locate with proximity to areas of population 
density. The suitability map shows this, with a higher concentration of more suitable locations 
to the east of the Liverpool LGA, particularly clustered around strategic centres.  


Relocating further west is not viable for most businesses SGS consulted with as the markets 
they serve are mostly located in surrounding residential areas. However, as land to the west 
of the current urban area is developed in the future, parts of the western half of the LGA will 
become more suitable for local industrial uses.  


Businesses such as Daikin Air Conditioners, who are based in the Chipping Norton precinct, 
suggested that if they were to relocate, they would move to an established precinct in the 
south west, such as Greystanes. This is primarily due to the need to be located in proximity to 
customers in surrounding residential areas as well as other businesses that they share work 
with such as construction companies.  


Further, consultation with BCP Precast, who are currently located in Moorebank, identified 
that Moorebank contains a mix of “smaller operators and big guys”. BCP Precast manufacture 
and supply precast concrete products to the mining and construction industries, however the 
business is diversifying, and they cannot expand where they are as rent is not affordable. A 
barrier to expansion is the need to find 20,000 to 30,000 square metres of floorspace within 
10 kilometres given the nature of concrete batching. Consultation noted that Austral provides 
this floorspace and it is close markets in the north and south via the M7, however “the zoning 
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is not right” and “the airport is not up and running yet, so we are not prepared to move that 
far yet”.  


Cleanaway, located in Moorebank, is an example of a business that needs to locate in a local 
urban services industrial precinct. Consultation with Cleanaway found that the business is 
growing, and they are seeking a larger premise, however need to stay in the Liverpool LGA to 
serve cliental such as local households, Liverpool hospital, Westfield and Council. It was noted 
that “our location in Moorebank is very important as it picks up client base in the south west”. 
However, the challenge for Cleanaway is finding an appropriate site within proximity to 
Liverpool centre. It was highlighted that “we are always looking for sites to be closer to 
customers. We looked at a potential site at Qube, Moorebank, however the buildings are too 
big for what we want”. Cleanaway identified that their request to subdivide a site was 
declined. This indicates that demand in the precinct is high, driven by subregional industrial 
uses.  


Subregional industry  


Figure 39 shows the land most suitable to accommodate subregional industrial uses across 
Western Sydney. Subregional industrial uses are characterised by businesses that are more 
‘footloose’ in their locational requirements and have locational requirements such as large 
lots and separation from competing land uses. 


The suitability analysis illustrates that land to the east of the LGA around Liverpool City Centre 
is less suitable for subregional industrial uses. This is partly driven by the dense population to 
the east and the need for local industrial uses to serve the needs of the local market. 
Accessibility characteristics such as access to major motorways such as the M5 and M7 drive 
the suitability for large format subregional uses in the centre and western part of the LGA. 
Furthermore, any future supply of Liverpool’s industrial lands around Western Sydney Airport 
Growth Area is, due to its location and strategic intent, geared towards attracting large-
format industrial businesses.   


Consultation with Colliers found that 70% of industrial businesses looking to locate in 
Liverpool LGA are freight and logistics industries. These businesses are often pushed out of 
gentrified inner city industrial areas such as Alexandria or relocating from other areas in the 
west due to limited capacity for expansion such as Silverwater.  


These industries preference access to the M5 and M7 motorways, Moorebank Intermodal 
Terminal and the future Western Sydney Airport. The M5 provides east-west connections, 
linking Port Botany and metropolitan Sydney to employment lands in the west. The M7 
currently provides north- south connections on the fringe of metropolitan Sydney. This will 
essentially be the role of the future Outer Sydney Orbital.  


At the moment, Moorebank has the capacity and locational characteristics to accommodate 
subregional industries.  


The employment lands in Liverpool have recently attracted big players like Toll with a 
distribution centre in Preston, Big W with a distribution centre in Hoxton Park and Aldi in 
Prestons. Notably, Amazon has just committed to a site at Moorebank.  


The Austrian joinery company Blum is located in Hoxton Park and has a unique approach to 
operation. Consultation with Blum found that unlike other businesses of a similar nature, 
capacity is not a barrier to growth. Blum are located in a multi-storey warehouse with 
robotics operating storage and packaging, exporting 45-foot containers ten times per week. 
Blum purchased the adjoining site with the intent to expand, however instead of expanding a 
single storey and absorbing more land, Blum increased the height of the building.  
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FIGURE 38: LOCAL INDUSTRY SUITABILITY  


 


Source: SGS, 2018 







 


 Liverpool industrial lands study  64 


 


FIGURE 39: SUBREGIONAL INDUSTRY SUITABILITY 


 


Source: SGS, 2018 
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Travel Times 


Figure 40 shows the 30-minute travel catchments of the Chipping Norton, Austral, and Future 
Industrial Precincts by public transport and car. This illustrates where businesses in an existing 
precinct such as Chipping Norton could relocate within a 30-minute travel distance in order to 
maintain relationships with suppliers, customers and their workforce. The travel catchments 
of these precincts are illustrative of the characteristics of each of the precincts in Liverpool 
LGA. 


The 30-minute private vehicle catchment of the Future Industrial Precinct covers a large area 
in the western portion of the Liverpool LGA as well as parts of the Penrith and Camden LGAs. 
Most of the land within these catchments is currently used for agricultural and rural 
residential purposes, and so local industrial businesses locating here would be hampered in 
their ability to service a large residential area and to interact with a broad range of businesses 
within existing industrial precincts.  


The Austral precinct can be reached in under 30 minutes by private vehicle from most existing 
industrial precincts in Liverpool LGA, including Prestons and Moorebank. Its catchment covers 
most of the existing residential land in the Liverpool LGA as well as residential growth areas in 
Liverpool and Camden Councils. While it currently has low local industry suitability, the size 
and coverage of its private travel catchment illustrates that residential development in the 
future is likely to change this. 


While public transport travel to the Future Industrial and Austral precincts is theoretically 
possible within 30 minutes, current services are infrequent and offer limited utility. This 
would limit the accessibility of these precincts to a broad workforce based upon current 
infrastructure and public transport services.  


Access to the motorway network is more important to subregional industrial businesses than 
high levels of accessibility to population centres, and so the limited population within 30 
minutes travel of the Future Industrial Precinct is less problematic for subregional industrial 
development. In addition, while the catchments shown in Figure 40 are calculated based 
upon travel times with existing infrastructure, future transport projects such as the M12 and 
upgrades to the Northern Road and Bringelly Road will increase accessibility to the Future 
Industrial and Austral Precincts.  


The travel catchments of the Prestons and Chipping Norton precincts cover a much larger 
part of the existing developed urban area than those of the Austral and Future Industrial 
Precincts.  This illustrates their greater suitability for local industrial services than future 
industrial areas.   


Prestons’ location at the intersection of the M7 and M5 makes it accessible from a large area 
by car, and its position alongside the Liverpool-Parramatta T-Way makes it relatively 
accessible by public transport. Chipping Norton is less accessible by public transport, and its 
30-minute private vehicle catchment does not extend over residential growth areas or future 
industrial precincts west of the Western Sydney Parklands. However, its catchment does 
cover large parts of the Bankstown and Fairfield LGAs as well as the existing urban parts of 
Liverpool LGA.
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FIGURE 40: THE 30 MINUTE TRAVEL CATCHMENTS BY PUBLIC AND PRIVATE TRANSPORT OF FOUR INDUSTRAL PRECINCTS WITHIN LIVERPOOL LGA  


 


Source: SGS, 2018 
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6.6 Summary 


Forecast demand  


While industrial land supply across the LGA exceeds the future demand forecasts, future land 
supply is not in the right place for certain industries. Subregional industries are likely to have 
sufficient supply, both in terms of undeveloped land and proposed future land in the western 
part of the LGA. 


However, land for locally-focused industries that seek smaller sites and need to be close to 
businesses or residential populations is under-provided. Only one undeveloped precinct 
(Austral) was identified that suits these needs, although Crossroads also has the locational 
characteristics required to play a role in supporting these industries. This leaves a gap of an 
estimated 80 hectares by 2036. 


Exacerbating this constraint on current supply is the likelihood that larger precincts, such as 
the Moorebank Intermodal Terminal and adjacent business park, are likely to attract 
businesses from across Sydney, not just within Liverpool. These precincts already appear to 
be curating a mix of businesses, rather than simply providing new land for existing businesses 
in the surrounding area to expand into. This erodes the ability of these sites to absorb future 
demand originating in the Liverpool LGA.  


There are potential future precincts close to Liverpool that may be able to provide additional 
IN2-zoned land, subject to other development constraints. These are the southern portion of 
the Moorebank Defence Lands (north of the East Hills railway line), Crossroads and Austral in 
the future. 


Suitability  


The supply coming online over the next twenty years in both Liverpool and Penrith is likely to 
meet the demand for larger-scale industrial operations. Recent developments in precincts 
such as Prestons and the Moorebank Business Park are an example of this type of 
development. 


What is not being adequately provided are local precincts supporting a diverse range of 
business close to established centres or markets. These are the industrial precincts with urban 
services or local light industry uses such as storage, machinery and equipment repair, 
construction supplies and food manufacturing. These industries require smaller lots and 
proximity to customers or suppliers and are less able to relocate than footloose businesses. 
As shown in Figure 38, these types of businesses typically want to locate in established areas. 


The challenge  


With much of the remaining supply being taken up by larger industries and new supply 
catering towards these businesses, the needs of smaller-scale, locally-focused urban services 
and other mixed industry businesses are not being met. This gives rise to what could be 
considered the industrial equivalent of the Missing Middle. 


The challenge for Liverpool City Council is to accommodate the future growth of urban 
services land by identifying suitable locations for such precincts, ensuring prioritisation of 
servicing to accommodate short-to-medium term growth and providing suitable locations to 
support the continued growth of the Industrial Missing Middle.  
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7. INSIGHTS   


7.1 Insights 


Shift in the Western Sydney economy  


There has been a concerted pivot towards Western Sydney at a policy level. The Greater 
Sydney Commission’s vision for a metropolis of three cities focuses on the ability to access 
employment within 30 minutes by public transport.  


Government planning and investment in Western Sydney Airport, Western Sydney 
Employment Area and the Western Sydney City Deal is shaping the future of the Western 
Sydney economy. The Western Sydney City Deal plays a fundamental role in the growth of the 
Western Sydney economy, delivering opportunities provided by Western Sydney Airport and 
the development of a surrounding aerotropolis. The land uses in the Western Sydney 
Employment Area are important in driving the growth of the Western Sydney economy.   


The population of the Western City District is forecast to increase by 49% to 3,055,173 by 
2036. This level of population growth will increase the need for local population serving 
industrial uses. Local population serving industrial uses such as car mechanics and building 
materials locate in densely populated areas with access to residential markets. The challenges 
for local industrial precincts located on the fringe of Sydney include the capacity of 
established precincts with no room to expand and pressure for rezoning in light of rising land 
values.  


Industrial lands policy  


Previous metropolitan plans have not recognised the importance of retaining industrial lands.   
The Greater Sydney Commission is shaping policy for industrial lands across Greater Sydney as 
evident in Objective 23 of the Greater Sydney Region Plan. The Plan identifies that industrial 
and urban services land in the metropolitan area play a vital role in the economy and will 
need to accommodate a wide range of businesses supporting Sydney’s overall productivity. 
The Plan identifies the need for all planning authorities to effectively manage industrial land in 
a way that reflects the needs of their local context. Three approaches are outlined in the 
plans: retain and manage, review and manage and plan and manage. The review and manage 
approach applies to the developed eastern part of Liverpool LGA, while the plan and manage 
approach applies to the western half of the LGA. 


State of the market  


Consultation with industry experts has indicated that demand across South-West Sydney is 
high with the Western Sydney economy shifting to the south west. In Liverpool, land values 
are increasing as a result of limited supply and growing demand (Stockland, 2018). This has 
driven the lowest vacancy rates Liverpool has experienced in two years (AMP Capital, 2018).  


Consultation with Charter Hall indicated that this level of demand is driven by affordability 
with land values in the south west more affordable than the inner west and central west and 
the displacement of industrial uses in inner Sydney due to residential development. Small 
scale businesses (<10,000sqm) pushed out of inner city locations are looking to relocate in the 
Liverpool area are struggling to find land small enough to meet their needs.  


Stockland identified that owner occupiers are competing with institutions who want to invest 
in quality stock in Liverpool. This is mostly new stock in new industrial development precincts. 
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The demand for large format industrial sites is driven by the increasing presence of freight 
and supply chain industries in South-West Sydney. Consultation with industry experts 
suggests that Moorebank is currently the most desirable location given the size and quality of 
stock and access to motorways connecting to Port Botany and other regions.  


In terms of industrial sales, industrial sites under 20,000 sqm are highly contested. Charter 
Hall suggest that smaller industrial lots in established precincts to the east of the LGA are 
selling for between $2 million and $10 million. This value is partly due to the shortage of 
smaller lots and the greater yield potential (multi-unit static developments).  


Between 2011 and 2016, prime rates in Liverpool increased by 15%, outperforming the 
growth of Greater Sydney with rental values reaching approximately $115 per square metre 
in 2016 (Knight Frank, 2016). Moorebank has experienced growth of 1.8% for prime rental 
floorspace and secondary floorspace has remained stable. This level of growth marks a shift 
from a prolonged period of subdued rental growth. An increasing supply of industrial 
floorspace has seen tenants signing rental agreements at competitive rates. This has been 
driven by speculative developers interested in securing pre-commitments as well as by 
industry growth.  


Servicing employment lands 


Consultation with Stockland found that the entire Western Sydney industrial market has a 
lack of supply and is constrained by the inability to service land. Consultation with business 
operators and industry experts found that there is a need for coordination from service 
providers in recently rezoned precincts, which could come from Council. 


For precincts under investigation, the level of uncertainty around the timing and first movers 
for development have been highlighted as a significant challenge. No-one wants to move this 
far west yet as the airport is not operational and the land is not serviced. There is a need for 
the NSW Government to communicate a clear signal to developers and service providers the 
likely timing for development to take place.  


The ELDM reports approximately 6,654 hectares of land is under investigation for 
employment uses around Western Sydney Airport and Western Sydney Employment Area. 
Consultation with AMP Capital found that a lot of this land is in private ownership. This is a 
problem because the landowners have different intentions and expectations regarding the 
sales value of land and its potential future use connected with the Badgerys Creek 
Aerotropolis. Developers will not express interest until the land is zoned industrial. Access to 
fund management is difficult in an uncertain climate.  


Servicing employment lands is dependent on rental pre-commitments, which could be 
supressed by high land values and rising occupancy costs. JLL (2018) note that the lead time 
to deliver serviced industrial land can take up to 15 months and is reliant on approval from 
Council. JLL (2018) has suggested that the level of uncertainty of rural land in this area is 
impacting the value of industrial lands and pre-commitments. 


Application of industrial zones 


The uses operating in the IN1 (General Industrial) zone vary from large scale subregional 
industrial uses to local urban services. The application of the IN1 (General Industrial) zone 
doesn’t necessarily reflect the different locational needs of these distinct uses in the zone.  


Large-scale subregional industrial uses generally have a wider market catchment, providing 
jobs beyond the LGA. These uses are not tied to the locational characteristics of a precinct as 
they value access to major motorways. In comparison, local urban service industrial uses need 
to locate with proximity to the local population they serve. Relocating further west is often 
not an option as it is a greater distance from the market they serve.   


The application of land use zones does not align with the operational characteristics of these 
two distinct uses.  



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight







 


 


Liverpool industrial lands study 70 


 


Liverpool’s industrial landscape  


Liverpool has clearly defined employment lands precincts. The built form structure varies with 
old, new, large and small precincts. Precincts in the east of the LGA are established and 
mostly contain local industrial uses, however there are some subregional industrial uses on 
larger sites. New release precincts are tailored to the subregional industries that operate 
large format businesses.  


Consultation has highlighted operational issues in some established precincts. Various 
businesses identified local congestion as a major barrier to economic growth. Some 
established precincts such as Chipping Norton and Warwick Farm have narrow local roads, 
creating congestion and parking implications. Businesses located in the Warwick Farm 
precinct are facing land use conflicts with trucks competing with horse traffic on the local 
narrow roads. Businesses operating in precincts that are poorly serviced by public transport 
such as Hoxton Park identified this as an issue in seeking to ensure that not all employees are 
car dependent.  


There are 3,276 hectares of zoned and proposed employment lands in Liverpool LGA. Of this, 
1,116 hectares are zoned for employment (developed and undeveloped) and the remainder is 
proposed or under investigation. Industries operating in Liverpool’s employment lands are 
predominately distributed across Liverpool LGA in the industrial zones and B5 (Business 
Development) zone. Notably, the IN1 (General Industrial) zone contains most of the LGA’s 
employment lands. 


Liverpool’s economy is shifting from one dominated by manufacturing towards one 
accommodating a mix of knowledge intensive jobs. The Manufacturing industry is currently 
the largest industrial employer and is forecast to grow slowly over the next 30 years. The 
transport and logistics sector is specialised in the LGA and is expected to have the highest 
absolute growth over the next thirty years. Non-industrial jobs such as Professional, Scientific 
and Technical Services are also forecast to experience significant growth. While growth in 
these sectors will occur in centres such as the Liverpool City Centre, much of the growth of 
these high value jobs in employment lands is likely to occur around Western Sydney Airport in 
connection the Western Sydney Airport and Badgerys Creek Aerotropolis.  


Growth of Liverpool’s employment lands  


Development of the Western Sydney Airport and Moorebank Intermodal Terminal and 
proximity to major motorways such as the M5 and M7 will likely increase demand for 
subregional industrial uses such as freight and logistics. Land under investigation for future 
employment uses in the western part of the LGA currently contains uses such as market 
gardens and vegetable growing.  


The future employment land precincts of Rossmore, Kemps Creek and part of the broader 
Western Sydney Airport Growth Area will provide significant amounts of employment land if 
rezoned for industrial uses. It is important to understand the economic role of this future 
precinct in terms of its relationships with strategic centres in the Western City District and 
WSA as well as the future spatial form of the Badgerys Creek Aerotropolis before land use 
zones are applied.  


Recent planning for the Collaboration Area provides an opportunity for industrial precincts 
near Liverpool centre (such as Warwick Farm) to accommodate industrial uses that specialise 
in medical research and development. As identified in Chapter 2, the presence of universities 
in the Liverpool City Centre means there is a growing need to develop and test discoveries 
and innovations and to translate the research undertaken within the precinct into 
commercialised products. The growth of high-value manufacturing is closely aligned with 
health and education precincts and the ability to accommodate facilities such a biotech hub 
will contribute to the growth of Liverpool’s economy.  
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7.2 Next steps 
It is evident that the Liverpool economy is changing, driven by major new infrastructure, an 
evolution in the role and function of Liverpool CBD and a growing population. 


These myriad changes present a complex land use challenge for Liverpool to ensure that this 
evolution is supported while retaining the economic backbone in industrial jobs that defines 
Liverpool today. 


This has implications for how land is used and managed. Chapter 8 provides 
recommendations to managing this transition with respect to industrially-zoned land in the 
LGA. 
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8. RECOMMENDATIONS 


This chapter provides recommendations to retain, manage and grow Liverpool’s 
employment lands.  


8.1 Introduction  
Strategies have been developed to retain and manage existing established precincts and 
facilitate the growth of proposed precincts to the west of the LGA. The strategies are framed 
around three areas of focus:  


▪ Strategy 1: Ensure sufficient supply to meet future demand 
▪ Strategy 2: Manage industrial precincts  
▪ Strategy 3: Economic development initiatives  
 
Actions and a supporting rationale are provided for each strategy.  


8.2 Strategies and actions  


Strategy 1: Ensure sufficient supply to meet future demand  


TABLE 26: STRATEGY 1 ACTIONS AND RATIONALE  


Action  Rationale  


1.1 Retain and protect all existing industrial precincts 
in the LGA that is not identified as required as part of 
the Collaboration Area Place Strategy 
 
Do not permit rezoning of any industrial precincts, 
including the Goodman site, Orange Grove and 
Chipping Norton. 
 


The Collaboration Area Place Strategy identifies the need for some 
current industrial sites (North of Newbridge Road) to be considered 
as part of an expanded Mixed-use centre. The loss of this supply, 
coupled with the project demand for IN2-related uses, requires the 
preservation of all other remaining precincts to support the future 
growth of industries seeking an industrial precinct location.  


1.2 Identify and zone suitable sites for new IN2 (Light 
Industrial) land east of Kemps creek. * 
 
Increase supply of industrial land specifically suited to 
meet the needs of future businesses that seek the 
locational and lot-size characteristics of precincts 
that accommodate smaller scale operations (for 
instance Chipping Norton). This could be through an 
expansion of the existing Austral industrial precinct. 
 
This would be done in concert with the 
recommendation Actions in Strategy 2. 


Preserving land around the airport will not entirely address the 
volume and character of demand for industrial sites. There is a 
demand now for industrial land that accommodates local urban 
services uses within proximity to population densities. Projected 
demand for this type of industry activity is an additional 122 
hectares by 2036. Land to the east of Kemps Creek would serve the 
surrounding residential area, the growth catchment of Leppington to 
the south and is well connected to Camden Valley Way and the M5 
and M7 motorways.  
 
This area is identified as most suitable for local industries in the 
Suitability analysis. 


1.3 Consider remaining SP2-zoned land on former 
Moorebank Defence lands precinct for IN2. * 
 
Increase the supply of IN2 land close to Liverpool CBD 
and existing residential areas by re-zoning the 
currently undeveloped land, with accompanying 
environmental impact assessment. This would be 
done in concert with the recommendation Actions in 
Strategy 2. 


Businesses attracted to IN2-zoned land often require proximity to 
centres and residential population. They also act as a buffer between 
the heavier IN1 uses to the west and the residential uses to the east.  
 
Assuming that this land has not been committed already, this would 
provide approximately 96 hectares of industrial land zoned IN2 to 
meet future demand. This area is identified as most suitable for local 
industries in the Suitability analysis. Priority should be placed on the 
site’s role as native habitat. 
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Action  Rationale  


1.4 Rezone Crossroads IN3 zone to IN2 * 
 
Increase the supply of IN2 land by re-zoning the 
currently undeveloped land at Crossroads to IN2 to 
increase supply. 


Crossroads is near to population-serving areas and could work 
effectively as an IN2 zoned precinct catering to small businesses. 
With sufficient land elsewhere in the LGA for IN3-related uses, 
Crossroads would add much needed land to meet future need. 
 
This area is identified as most suitable for local industries in the 
Suitability analysis. 


1.5 Understand future industrial opportunities in the 
Western Sydney Airport Growth Area 
 
Work closely with the Greater Sydney Commission, 
INSW, Department of Planning and Environment and 
the Western Sydney City Deal team to better identify 
the strategic role and function of the Badgerys Creek 
Aerotropolis and Western Sydney Airport Growth 
Area. 
 


The opportunities created by the Western Sydney Airport and the 
creation of the Badgerys Creek Aerotropolis will cause a significant 
change in the economic focus of Western Sydney. It is important 
that land uses around the Western Sydney Airport support its 
function and leverage competitive advantages to create a successful 
aerotropolis. The future roles of industrial land in this area must be 
understood before land is zoned.  


1.6 Concentrate future IN1 and IN3 land provision in 
the proposed future industrial lands around Western 
Sydney Airport  
 
Staged release of industrial land around the airport 
should align with evolving role of Western Sydney 
Airport and Badgerys Creek Aerotropolis. 


There are significant industrial land releases proposed around 
Western Sydney Airport. The role and function of the Aerotropolis 
and wider Western Sydney Priority Growth Area is likely to attract 
businesses aligned with freight and logistics, warehousing, defence 
and advanced manufacturing, due to their proximity to the airport 
motorways. These are likely to require large lot sizes and require 
separation from other land uses such as residential.  


1.7 Ensure sufficient supply of IN2-zoned land around 
Western Sydney Airport.  
 
Monitor growth of light industrial and urban services 
industries seeking to locate in future industrial 
precincts to ensure that there is sufficient provision of 
suitable lot sizes. 
 
Where IN2 is considered appropriate, it can be used 
as a buffer between heavier industrial uses and other 
surrounding uses such as residential or commercial. 


The maturation of the Western Sydney Airport is likely to require the 
provision of supporting industries as businesses establish in the 
Aerotropolis. Like businesses in existing centres, they will require 
supporting businesses to locate near them. Supply of sufficient IN2 
zoned land, coupled with the recommended Actions in Strategy 2, 
would assist in supporting these businesses.  


1.8 Co-ordinate land release and utility connections, 
with priority on servicing Austral first 
 
Work with utility providers such as Sydney Water, 
RMS and power companies and NSW DP&E to 
identify a rolling sequence of industrial land releases 
to ensure that the new supply comes on line fully 
serviced.  
 
This may include identifying a Council liaison officer 
to work with these providers to ensure that their 
Capital Works programs align with anticipated land 
release. 


There is a need for certainty around the servicing of future 
employment lands. A lack supporting utilities and services (such as 
sewer, water and roads), or uncertainty over the timing of provision, 
is a barrier to industrial development. Ensuring the priorities of the 
Greater Sydney Commission, Department of Planning and utility 
providers are aligned will provide a clear signal to developers when 
land is coming available.    


1.9 Increase connectivity to public transport  
 
Work with TfNSW to identify precincts coming online 
so that future bus routes can be planned to service 
them.  
 
 
 
 
 
 


Consultation with businesses identified that a number of employees 
commute to work via public transport. Co-ordinating accessibility as 
part of at the land release process will provide further certainty to 
businesses who are looking to locate in the LGA’s precincts. 
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Action  Rationale  


1.10 Plan for future industrial lands to West of LGA 
once Outer Sydney Orbital corridor is confirmed.  
 
This may involve a reconfiguration of industrial lands 
under investigation to maximise the freight 
opportunities that OSO provides. 
 
 
 


The Outer Sydney Orbital corridor has been identified by Transport 
NSW and the Greater Sydney Commission as a fundamental need to 
support the long-term economic growth of Western Sydney. The 
OSO provides a second north-south connection and will relieve 
freight and distribution capacity from the M7.  The corridor would 
connect the LGA to the broader Eastern Seaboard road network and 
expand the reach of businesses to through this wider economy. 
 
The corridor has not been confirmed, however it is important that 
Council continue engagement in the project to ensure land in the 
corridor is reserved for employment uses and not lost to other uses.  


 


* Note: This report identifies three separate actions to increase the supply of IN2-zoned land. In total these would 
release more than sufficient land to meet the future demand for local uses. In practice, it is likely that there will be 
competition from other industrial and non-industrial uses. As such, this report puts forward these actions separately 
to provide guidance for Council when assessing their options. 


 


Strategy 2: Manage industrial precincts  


TABLE 27: STRATEGY 2 ACTIONS AND RATIONALE 


Action  Rationale  


2.1 Review permissible uses and objectives of IN1, IN2 
and IN3 zones to more clearly demarcate the role and 
function of current and future zones 
 
Better separation of the functions, particularly to 
strengthen the role of the IN2 zone as a local industry 
and urban services classification. 
 
This could include: 
▪ Removal of ‘Light industries’ from IN3 


▪ Removal of ‘Transport depots’ from IN2 


 


The IN1 (General Industrial) zone contains a mix of local and heavy 
industrial uses, creating land use conflicts, parking and congestion 
issues and lack of opportunity for smaller uses to expand.  This is 
exacerbated by the prevalence of IN1 zoned precincts around 
Liverpool City Centre that operate more like IN2 precincts.   
 
 Ensuring that local and heavy uses cluster in separate precincts 
suited to their operational and locational needs will help to 
facilitate more optimal uses within the precincts. 
 
It may take the form of IN2 uses acting as a buffer to the heavier 
uses in IN1 or IN3 zones (for example in Chipping Norton) 


2.2 Review operating permits in the IN1 zone to 
ensure precincts maximise their role and align with 
zone intent. 
 
Ensure that businesses locating in IN1 zones are not 
constrained by noise or operating requirements that 
have an adverse impact on their operations. 


Consultation with businesses (mostly operating in the IN1 zone) 
highlighted that Council operating permits are a significant barrier 
to economic growth. External influencing factors such as local 
congestion and greater travel times are impacting on distribution. 
There is a need for Council to review current controls for operating 
permits to precincts optimal operations.  


2.3 Apply maximum lot size requirements in IN2 zones 
(up to 1 hectare) 
 
Structure IN2 zone lot configurations to be attractive 
to small to medium-sized businesses and industrial 
strata units to mitigate against site amalgamation 
for larger uses.  
 
 
 
 
 
 
 
 
 


The “traditional” light industrial precincts to the east of the LGA 
are increasingly dominated by new, larger developments geared 
towards freight and logistics and large-scale warehousing (for 
instance the Aldi and Toll facilities in Prestons).  These are often 
controlled by institutional investors and large-scale developers 
such as Charter Hall and Mirvac, who can curate the businesses 
that locate in their facilities.  
 
These are being developed at the expense of smaller scale 
precincts with a greater number of smaller lots (such as Chipping 
Norton), however these uses are important to support smaller 
businesses.  
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Action  Rationale  


2.4 Introduce B7 zoning into Liverpool LEP and re-
zone the Warwick Farm/Scrivener Street precinct 
(currently IN1) to align with Liverpool Heath and 
Education precinct growth 
 
Identify and promote the precinct as the focus for 
advanced manufacturing and health-related 
fabrication and translation services. 
 
 
 
 
 
 
 


The identification of Liverpool as a Collaboration Area and the 
future investment in Liverpool Hospital provides a significant 
opportunity to concentrate the attraction of advanced 
manufacturing uses to this precinct that align with current and 
future bio-medical research and translation opportunities. 
 
The introduction of a new zoning use to the LEP and applying this 
to the precinct adjacent Liverpool Hospital will identify this 
precinct as distinct from other industrial uses and align with the 
maturation and expanded capabilities of the Liverpool Health and 
Education Precinct.  


2.5 Encourage industrial uses permissible in B6 zone 
to locate along Hume Highway corridor and restrict in 
IN zones  
 
Encourage uses that benefit from a visual presence in 
the B6 corridor.  


The B6 zone contains a mix of uses, mostly retail bulky goods 
which tend to locate on major road corridors (such as Hume 
Highway and Elizabeth Drive) as they require a visual presence. 
These uses are also permissible in the IN1 and IN2 zones. 
Maximising the function of the B6 corridor could alleviate some 
pressure on In-zoned precincts close to Liverpool CBD. 


2.6 Increase building height limits and Floorspace 
ratio controls in IN1 and IN3 zones to encourage 
innovative and higher density industrial land uses. 
 
Coupled with clear land use controls to ensure 
industrial function remains.  
 


Increasing land use efficiency on industrial sites can assist some 
businesses and industries in making better use of larger sites and 
allow potential intensification in precincts. A good example of this 
is the Blum facility (located in Hoxton Park) that demonstrates the 
ability to expand operations, grow the business through innovative 
design without requiring additional land. Council should support 
initiatives for higher density industrial uses, particularly the large-
format single story uses.  


Strategy 3: Economic development initiatives  


TABLE 28: STRATEGY 3 ACTIONS AND RATIONALE 


Action  Rationale  


3.1 Continue to engage with and support smaller-
scale local businesses, via Council’s Economic 
Development team, to understand their locational 
and operational needs 
 
This should be done when considering expansion or 
addition of new industrial precincts (Action 1.2) and 
on an ongoing basis as industries evolve and the 
impact of the Badgerys Creek Aerotropolis become 
more apparent. 
 


To best reflect the needs of businesses in any future industrial 
precinct, ongoing engagement with businesses will help Council to 
best plan the layout and structure. This also has the added benefit 
of signalling to the market what is happening and attracting 
businesses from the inception.  
 
Liverpool’s economy is transitioning, and the Western Sydney 
Airport, coupled with advances in manufacturing processes, will 
have an effect over the medium-to-long term. However, the local 
businesses that support the local population and economy will still 
be required and must be part of the future of Liverpool’s industrial 
profile.  


3.2 Work with South West Sydney Local Health 
District, Ingham Institute and Universities to identify 
specific built form and land-use requirements for 
future high-tech development 
 
Identify what industry and research partnerships may 
seek to have a presence in the precinct. For example, 
ANSTO and other research institutes. 
 
Aligned with Action 2.4 


The Warwick Farm and Scrivener precinct will provide 
complementary floorspace for the advanced manufacturing, 
research and translation opportunities that develop as part of the 
Liverpool Health and Education Precinct.  
 
It is important that this evolving precinct establishes Liverpool as a 
pre-eminent place for health-related research translation. 
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Action  Rationale  


3.3 Partner with TAFE NSW and other vocational 
training providers to align skills of the local population 
to the skill requirements of jobs in the local economy.  
 
Ensure skills meet the needs of the future workforce 
and that clear pathways between education and 
workforce are established.  
 


A high proportion of local residents are employed in industrial 
jobs. As the population continues to grow and employment lands 
expand, it is important that local skills are matched with local jobs. 
The 30-minute city concept is at the core of the GSC’s strategic 
policy direction for Sydney and with public transport relatively 
limited in Liverpool, ensuring that people living in the area can 
work locally is important. This requires skills to be taught locally 
and industry partnerships established to provide clear pathways 
from study to the workforce.    
 
The growth of ‘Advanced Manufacturing’ reinforces this need, 
with traditional manufacturing skills potentially being less relevant 
to locally-based jobs in the future. Upskilling the current workforce 
and equipping the future workforce with the appropriate skills is 
important if Liverpool is to take advantage of this industry 
transition.  


3.4 Continue to strengthen engagement with 
Moorebank Intermodal Terminal, through ongoing 
engagement with council’s Economic Development 
Team 
 
Ensure that IMT is actively engaged with the wider 
Liverpool economy and that the new industrial 
precincts surrounding Moorebank IMT meet the 
needs of local businesses. 


The Moorebank Intermodal Terminal presents numerous 
opportunities to strengthen the freight and logistics roles of the 
Local Liverpool economy by enhancing connectivity to Port Botany, 
WSA, regional NSW and interstate. The land around the 
Intermodal Terminal is in high demand. It is important that Council 
continue to engage with relevant state government parties and 
the Moorebank Intermodal Terminal to ensure connectivity to 
other employment precincts across Western Sydney to strengthen 
economic growth.  


3.5 Retain the Rural zoning of land to the west of the 
LGA to retain the opportunity for a future 
agribusiness function aligned with the Western 
Sydney Airport freight function. 
 
Review in 5-10 years as the WSA function becomes 
clear and the need for the proposed industrial zoning 
in that area becomes clearer. 


Liverpool’s western reaches contain highly productive agricultural 
uses that serve Greater Sydney. The future role of WSA as a freight 
port connected to South-East Asia presents an opportunity for 
Liverpool to support the agri-business aspirations of the Airport. 
This may take the form in the future as a hybrid mix of rural and 
industrially-zoned land, with multiple functions.  
 
The current earmarking of this land for industrial may remove this 
opportunity. Holding off until the airport is operational and firmer 
commitment on the Outer Sydney Orbital corridor would protect 
this land from being developed too early and removing the 
possibility of this future economic asset.  



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight



OsteL

Highlight







 


 


Liverpool industrial lands study 77 


 


GLOSSARY 


Developed Industrial Land is land that is both zoned for industrial use and currently 
developed. 


Employment Land Development Monitor (ELDM) is a source of information released by the 
NSW Department of Planning and Environment which contains information about land 
supply, development and servicing of all industrial precincts and business parks in the Greater 
Sydney and Newcastle regions. 


Employment Lands/Industrial Lands includes all land that is zoned for industrial or similar 
purposes. They may be developed for a variety of uses such as manufacturing, warehousing 
and logistics, service industries, research and development, urban services and utilities. 


Footloose Businesses are those which are not strongly tied to a particular location. They are 
able to move and locate in a variety of places in response to changing market conditions. 


Industrial Precincts are areas of industrial or future industrial land which are listed in the 
ELDM. This land can be developed, undeveloped or marked for future investigation for 
industrial use. 


Planned Industrial Land is land that has been identified in a NSW Government planning policy 
for future industrial use, but which has not yet been zoned for that purpose. 


Specialised Industries are clustered in a particular area. They may share interact and share 
common inputs and outputs, providing a competitive advantage over other locations. 


Servicing Infrastructure provides services such as water, electricity, gas and sewerage. This 
infrastructure must be provided to land before it can be developed for urban purposes. 


Urban Services are a collection of industries that support the development, operation and 
liveability of the city. They comprise of a diverse mix of industries including storage, building 
construction, postal services and building support services. Unlike heavy manufacturing or 
major freight and logistics activities, their relationship with local businesses and communities 
means they cannot be confined to the outskirts of a city or otherwise isolated from residential 
areas. 


Undeveloped Industrial Land is land that is zoned for industrial use but is currently vacant or 
unused. This land may or may not be serviced. 


Zoning means the land uses zones applied to land under a Local Environmental Plan or State 
Environmental Planning Policy. Zones identify objectives for land use as well as permitted and 
prohibited land uses. 
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APPENDIX  


Urban services land  


TABLE 29: DEFINING USES IN URBAN SERVICES LAND BY ANSZIC INDUSTRIES 


1 Digit 2 Digit 4 Digit 


Rental, Hiring and Real Estate 
Services  


Rental Hiring Services (except Real 
Estate) 


 


Administration and Support 
Services 


Building Cleaning, Pest Control and 
other Support Services 


 


Retail Trade Motor Vehicle and Motor Vehicle 
Parts Retailing  


 


Other Services  Repair and Maintenance   


Manufacturing  Printing (including the 
reproduction of recorded media) 


 


Electricity, Gas, Water and 
Waste Services 


Electricity supply   


Electricity, Gas, Water and 
Waste Services 


Gas supply  


Electricity, Gas, Water and 
Waste Services 


Water supply, Sewerage, and 
Drainage Services 


 


Electricity, Gas, Water and 
Waste Services 


Waste Collection, Treatment and 
Disposal Services  


 


Wholesale Trade Basic Material Wholesaling  


Transport, Postal and 
Warehousing  


Road Transport  


Transport, Postal and 
Warehousing 


Postal and Courier Pick-up and 
Delivery Services 


 


Transport, Postal and 
Warehousing 


Transport Support Services  


Transport, Postal and 
Warehousing 


Warehousing and Storage Services  


Construction  Building Construction   


Construction Heavy and Civil Engineering 
Construction 


 


Construction Construction Services  


Retail Trade Other Store Based Retailing Hardware, Building and 
Garden Supplies 
Retailing, nfd 


Retail Trade Other Store Based Retailing Hardware and Building 
Supplies Retailing  


Retail Trade Other Store Based Retailing Garden Supplies Retailing  


Source: SGS, 2018 
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APPENDIX: CONSULTATION 


Businesses 


BCP Precast 


What does your business do?  


We produce concrete drainage products and supply plumbers and drainers, local councils, 
contractors and major infrastructure companies – such as the NorthConnex tunnel. We’re 
mainly local with our branch serving the Sydney basin and a little in Wollongong, Central 
Coast and the Western Sydney market too. 


Why are you located in Liverpool?  


We have been in Moorebank for 30 years. It’s very competitive with opposition companies as 
we’ve got high rent here and small operators have low margins. We don’t go too low, we 
don’t cut our prices otherwise we can’t pay our bills. 


What is it about the precinct specifically that you like or require?  


We like pick-ups at Moorebank as it’s easily accessible for plumbers. If it was at Goulburn, 
they wouldn’t come down to pick anything up. It’s fairly central to where the action is at the 
moment. 


What other businesses do you work with?  


We do it ourselves – from start to finish. Concrite (company) are around the corner in 
Moorebank. Reinforcement, One Steel are all located reasonably close. Steel supplies are 
within Sydney metro. Other consumables we buy locally. We don’t collaborate with anyone 
else to build the products. 


Is your business planning to grow? 


Yes, we are planning to grow. We are looking to develop new products as we get new 
enquiries, as there’s demand. We’re looking to diversify through products. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


The opposition with low selling prices, this can undercut you. We’ve got fairly high rent and 
it’s going up being reviewed annually. The CPI is making it go up. 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


We probably could only move about 10-15km. I am looking to move. I’m going to Austral as 
they’ve got a lot of industrial zoning. It’s just warehouses, storage and bulky goods. I’m 
looking for 20-30,000sqm and I’m prepared to buy. 


We need more space for storage. If you can’t compete on low margins, you need stock. That’s 
really the opportunity and that’s why we are prepared to buy the land and develop it. Our 
target is to have another place in two years. 


We’re looking at Austral despite it being a rough area as it’s close to the M7. You can go 
North South, with Airport on the other side. But the zoning is not right – it’s light industrial – 
you can only have so many warehouses. 
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Anything else you would like to add? 


Time is the essence now, you’ve got me looking at Wollongong, Southern Highlands, Picton. 
We’ve got a plant on the Central Coast but it’s more where do we go from here. It would be 
preferable if it wasn’t really far from here. If it’s a matter of rezoning some of the existing 
areas, make it general industrial. We employ local people, that aren’t highly educated and 
non-English speaking, they look after their jobs. 


Egan Fabrications 


What does your business do?  


A Steel fabrication company established in 1972. We do structural steel work, predominantly 
mobile phone towers that all the major telecommunications need. 


We’re one of the only fabricators to do direct work for Telstra (preferred fabricator) since 
1987. We do work for NSW policy, Liverpool Council and all kinds of large companies like 
Optus, Vodafone, through their subcontractors, Australian broadcasters. 


We do a bit of work for people in area. Some people want mezzanines, walkways, stairs. We 
have two factories – Kelso Crescent and another on Iraking. We supply bracketry and 
different products and we ship them all over Australia. 


Why are you located in Liverpool?  


The business has been here since 1972. I bought it off owner in 2006, the factory I’ve got here 
is way too small for our needs, but it’s well set up with cranes and high power. This factory is 
900sqm and another adjoining which is 500sqm factory, so I have two street frontages which 
suits us. 


The motorways are good to have nearby. A lot of customers are in Girraween, Telstra at 
Erskine Park, so we’re on there every day. Traffic and parking is an issue. We’ve had 20 trucks 
outside our building, across our driveway. Problem with this area is parking and access to your 
own property is restricted because of that. It’s going to keep getting worse as Liverpool gets 
bigger. 


What is it about the precinct specifically that you like or require?  


I like the area, I live in Rooty Hill and the rental on my factory is great. We’re established, and 
everyone knows us so no advertising, we don’t chase work that’s the good part. The bad part 
is the access to the property. 


What other businesses do you work with?  


There is one steel and two other fabrications companies that we feed work to. We get local 
electricians when we can, maintenance, local suppliers, spent thousands on nuts and bolts. 
We try to keep as it local, but our big suppliers are steel. They’re located in Wetherill Park. 


Is your business planning to grow? 


It’s growing every year. We don’t have the room to do more. I employ about 15 tradies and 
boilermakers, 2 estimators, staff, foreman. We’ve got a lot of big jobs on, but this could stop 
next month. We have constant flow from the telecommunications industry. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they? 


If we keep growing the way we’re going, eventually I’ll have to move into a bigger factory, 
maybe in Liverpool, Rooty Hill, Smithfield or Wetherill Park. I have spent time looking for 
another factory but can’t get anything better for the price. Also, there is the expense of 
moving, down time and setting up power. 







 


 


Liverpool industrial lands study 81 


 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


I could move as far as St Marys, I wouldn’t go any further. My customers are in Liverpool and 
out west and Telstra is Erskine Park. I’d move out to Badgerys Creek, that would get me closer 
to Erskine Park. Doesn’t sound like the local service. 


Anything else you would like to add? 


There is a shortage of medium sized 500-2000sqm factories with right zoning. You can’t find a 
factory in Moorebank as they are mostly 300sqm, so one may have to move to 
Campbelltown. 


Gamma Illumination  


What does your business do? 


Ship over 200 cartons per week across Australia, Dubai and NZ. 


Why are you located in Liverpool?  


Currently located in Warwick Farm (total 11 years) and was previously located in Revesby. 
They moved because they outgrew the warehouse and currently operate on 16,000sqm site. 


What other businesses do you work with?  


Their supply chain includes businesses in Chipping Norton and suppliers such as CRL in 
Liverpool LGA. 


Is your business planning to grow? 


It is now operating at capacity and will need to look for a bigger warehouse in the next 5 
years. There are 40/45 employed on site. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


Barriers include operating at capacity, traffic congestion (from mix use- especially the hospital 
traffic) and not being able to operate 24/7 as too close to residential. 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


If they were to move, ideal locations are Greystanes or elsewhere in the LGA as they are 
happy in the LGA. 


Anything else you would like to add? 


Business supports conversion to residential land and mixed use isn’t working. 


Tacca Industries 


What does your business do?  


We’re and Australia-wide manufacturer and importer of food packaging such as Tim Tam 
biscuit trays and strawberry punnets. We make packaging for Arnott’s and 4 and 20. At the 
same time, the local fruit and veg growers buy some of our trays, but off one of our 
distributors. 


Why are you located in Liverpool?  


We grew up across the road, our family bought some industrial land and then when the 
business started we all moved in. Motorways benefit us, but we look for the cheapest 
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industrial land, as opposed to positioning. Location doesn’t really have a bearing as many 
customers are in Brisbane, Melbourne, South Australia. The way we are here, our production 
workforce is probably of high Asian influence, so proximity to Cabramatta is an advantage. All 
our products go interstate by road freight. I’ve done a lot of transport tenders, we’ve tended 
to use the same long-term transport company, as we’re about relationships rather than 
efficiency. 


What is it about the precinct specifically that you like or require? 


The fact that I’ve grown up here over the years and it’s more the familiarity of it. If I could 
move to Smeaton Grange and not incur extra costs, and my staff were happy it wouldn’t 
bother me. And if anything, in terms of the long term with the Georges River Master Plan, 
there’s probably thoughts about using this land in the future. But if it gets reclassified, then 
things could change. 


What other businesses do you work with?  


Inputs are all overseas. We’ve got some backup supplies here, but majority from overseas. 
There is not much collaboration, apart from our local suppliers.  


For our materials from overseas, we work with local agents, who may represent large 
manufacturers overseas and have long standing relationships with local agents. We also have 
a factory in the Philippines. The market is littered with generic products whereas we’re 
starting to specialise with products just for them. 


Is your business planning to grow? 


We are growing every year for the past 30 years. The last 2 years particularly. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


We’re on the lookout for more warehouse space. We are fortunate for when family invested, 
they had a lot of land adjoining the initial property, the manufacturing site is 2,000sqm but 
with warehouse its 10,000 sqm next door to one another, all in a row - 4/5 acres. But we’ve 
built up everywhere now, so now we’re looking everywhere, around the corner. 


On the radar is the idea of moving to a new location so we’re not across 2 sites, and then 
leasing off our site here. There would be a big relocation cost, electricity and so forth. The 
areas all around here are expensive in terms of our area with the growth of the South-West, 
especially in the industrial land. You’ve got Smeaton Grange, Erskine Park – land is becoming 
very expensive. 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


We even toyed with the idea of moving to QLD as a lot of manufacturing customers are based 
there. We toyed with the idea of splitting up production – moving some to QLD and having 
satellite facility up there, basically to just save on the interstate freight, but then we started 
looking at it, you’d have to duplicate staff, retrain staff, duplicate quality assurance and sales 
teams.  


If we were to hit absolute capacity – we do have capacity in terms of expanding our afternoon 
shifts, we don’t see issues from that perspective. The only issue is from a warehousing 
perspective. If push comes to shove, we’d do more offsite storage with transport companies, 
etc – we would relinquish some of that control to Linfox/warehousing logistical companies, 
where they store and manage the deliveries, whereas in the past we’ve wanted to do that. 


Anything else you would like to add? 
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One of the issues is street parking, which doesn’t exist. When we look around our street, it’s 
cars from panel beaters around the corner. There’s all these cars here and they look 
abandoned, because of panel beaters. 


Liverpool Glass 


What does your business do?  


In 2006, I bought the business and building at 200 Hoxton Park Road. We are a mini O’Brien’s 
without the price tag. Fixing home, cars and office, shower screens and 95% of the market is 
repairs. We buy the glass in wholesale and cut, process and install it. We don’t manufacturer 
glass but we install across Sydney’s west and south west. 


Why are you located in Liverpool?  


With the growth in infrastructure and future housing development, I feel we’re in a prime 
position to capitalise for the next 20 years. I can’t see the business moving too far away. 
We’ve got 27,000 homes including apartments, shops, clubs coming to the area as a result of 
the WSA, so that alone should keep us in good stead. 


I would consider where I’m located as Sydney Central, because we are located at M5 and M7 
motorways, which leads you to the M1 and M4 motorways. So being centrally located, we’re 
3km from M7, which takes you any direction. The current rental market means business is 
worth 6,000 a month. 


What other businesses do you work with?  


I buy from CSR Meridian the Australian arm of Pilkington worldwide. They have a storage 
house at Ingleburn. Ingleburn is about 20 minutes south. 


Is your business planning to grow? 


We are but we’ve hit a hurdle as a company got taken down a couple of weeks ago. We’ve 
had to lay one staff member off. Before that happened, we were on a growth spurt. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


Yes, unfortunately we’re pushing everyone to university, rather than letting kids be tradies. So 
we are suffering a massive trade shortage. First year apprentices do not even reach the 30 
person mark. 


We’ve got no space in our building. I’ve been trying to build a building next door. In the 
future, if we do keep growing I’ll have to look for something elsewhere. The new airport is 
where I’d be going. It doesn’t bother me that no one’s out there, they’ll come. 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


I could move to Picton which is 40 minutes south of Liverpool and I could still operate. We 
would just load the vehicles up and keep sending. 


Anything else you would like to add? 


They need to rezone available land now. 


Centrum Printing 


What does your business do? 


We’re printers and specialise in packaging and 3D display materials. We do high end – wide 
format posters and custom-made prints, trying to niche market ourselves. 
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Around about 30% is for Melbourne clients and a lot of these people are other printers. We 
do get a lower margin, doing the bits and pieces they can’t do. We’re still doing a bit with 
general companies as well. We’re surviving at the moment, but it’s taking a huge amount of 
commitment. Most printers aren’t doing what we’re doing. 


Why are you located in Liverpool?  


We live in Mascot and we had a printing factory in Mascot but it was too small for specialist 
commitments we had. Alexandria is just too expensive, and we’ve got about 3,300 sqm here. 
The rent is still expensive ($300,000 per year), but we don’t have enough choice. Sometimes 
we do work from home/working with clients across the Sydney metro. Clients in Blacktown, 
Surry Hills.  


Trying to get more out this way, but a lot of the corporations exist closer to the city. But most 
staff live in this area and they were quite glad when we moved from mascot 4 years ago. 
People from Parramatta and Campbelltown are coming to work here, especially with scarce 
employment with printing machine operators. My husband is contemplating moving to Moss 
Vale as we would like to own our own land.  


What is it about the precinct specifically that you like or require?  


We do like the M5, even though there’s a lot of criticism. It crawls, but there’s no traffic lights 
so it’s still faster than you think. They are putting in the extra lane, the WestConnex. In 
Mascot, I had a horrible problem with parking, it was just ridiculous. Here, we’ve got a 
reasonable amount of parking and have other parking if we really need it. As for the local 
area, I mostly just commute. 


What other businesses do you work with?  


We get our paper supplies from some people out here and from Eastern Creek. Suppliers vary 
where they come from. Some are from South-West, I have an ink supplier from the Kirrawee 
area. Sometimes we might outsource to someone else if it’s an emergency but doesn’t 
happen that often. 


There’s two stages in printing. Firstly, what goes on – text, layers, pictures, layout and 
secondly, folding, binding, gluing. Lots of little things are ‘post-print’. We use McPherson’s 
binding at Kingsgrove. These places are not always close to Liverpool. There’s also 
collaboration with on sellers, who say to businesses ‘we’ll do the printing for you’, but then 
they pass the job onto us. 


Is your business planning to grow? 


We’d like to grow a little bit, but we don’t know where to where to put the machines as the 
place is too small. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


Superannuation is expensive and discriminates against small businesses and the size of tax 
burden gets hard. We are getting squeezed with space, want a new machine that would just 
pay for itself. We don’t want to split into another area and split the company as this would 
reduce the efficiency. 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


We could move as far as Campbelltown but other than that, it’s too hard because clients are 
mostly in Sydney. Even though we have interstate clients, they still like the idea of being 
located where we are. Only a certain number of things can be done on the phone and in 
order to have people coming back to you, it’s the personal connection. 
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Anything else you would like to add? 


Landlords have the power, which hurts the business. If we had our way, we would source a lot 
from China. Small employers make up the bulk of employment. Manufacturing – such as print 
– it’s about 10% of Australian manufacturing. Recycling opportunities should be further 
explored in the community.  


Cleanaway 


What does your business do? 


The headquarters are in Chatswood and we have a depot on Centenary Avenue in 
Moorebank, which is almost on the corner of the M5 motorway as well. We have a leased site 
that we’ve been operating with for many years. The company serves Moorebank, Peakhurst, 
Eastern Creek, we’re all over the place due to nature of the business. We do useful collection 
work for council and people’s houses. 


Why are you located in Liverpool?  


Moorebank is close to tour client base. The depot is used for recycling cardboard and plastics, 
so a lot of trucks bring this into this site. There it is separated and bailed up and sent on to 
Visy for recycling. Therefore. proximity to client base is a big reason, but also access to the 
M5. We looked at existing buildings and they were all just too big for what we wanted. 


What other businesses do you work with?  


Our clients are a range – everything from very small business, to very large businesses. 
Everything you buy from the internet or store comes with a cardboard box and we collect 
those cardboard boxes. Everyone from Coles/Woolworths and manufacturers. There is 
another company just two doors up the road that does same thing and he probably has a 
relationship with Visy. 


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


There are wanting $135sqm which I think is unsustainable. Our shed is pretty old so we’re not 
in that price range. In saying that we’ve got good a relationship, been there for 10 years. Only 
issue is that it’s getting a bit small. We spoke to council about wanting something bigger, but 
we need to worry about EPA licences as well so really there’s nowhere else to go. We’ve got 
some tight criteria. 


How far could you move and still retain your ability to operate? (This is to gauge how 
rooted they are to their Precinct or Liverpool i.e. are they local-serving or footloose) 


We would love to stay within Liverpool municipality. We want to find a larger premises. We 
want to be in that South-Western pocket. We also have another business at Greenacre, but 
this Moorebank site is very important, as it picks up client base in South-West. I’m very 
conscious though of rezoning to residential, particularly land along major motorways which 
should be set aside for employment purposes. I think Moorebank and anything along that M5 
serves a real purpose. 


Business needs to be in a densely populated area because we pick up from Westfield 
Liverpool and Liverpool Hospital. That extra 20 minutes plays a big difference in extra costs. 
Like any other company, we have 2000 vehicles that costs money, but particularly us who are 
collecting from those local businesses. 


Anything else you would like to add? 


We’ve got about 200 properties around Australia, so I see this everyday – the fact the 
government is converting to residential is madness, because goods need to come out of those 
areas. The majority of goods move by road. They’ve got to move from warehouse to 
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consumer or warehouse to store. But we’re seeing the fact that residential is worth more 
than industrial land. 


We couldn’t really locate anywhere other than Moorebank, even other parts of Liverpool 
won’t work for us. There’s a real disconnect between employment lands and public transport. 
You really need a car if you want to get to there. You need to have employment and 
supporting transport in these areas, the protection of them is important. Councils need to be 
more flexible, rather than being prescriptive in their zoning.  


Blum 


What does your business do? 


Blum manufactures high-tech furniture fittings for modern living. Manufacturing is done in 
Austria and distributed to Australia. Blum has a distribution facility and showroom on site. 
Blum serve local residential markets (people visiting the showroom) and the construction 
market (builders and office fit outs) in Sydney, Melbourne and Brisbane. Business has taken 
off in Sydney with the number of orders placed to headquarters in Austria greater than ever 
before. Current supply cannot keep up with market demand and this has nothing to do with 
the number of employees they have on the ground and the ability to package, rather market 
demand.   


Why are you located in Liverpool?  


Blum is located in Hoxton Park. The type of building Blum operate in is unique to the 
surrounding landscape. Blum occupy a two-storey industrial warehouse. Blum could foresee 
the need to relocate to accommodate the expansion of the business and acquired the 
neighbouring site at Hoxton Park. Distribution facilities in Austria operate from a two-storey 
warehouse. Blum applied this model to the Sydney site which essentially saved money and 
has reduced the number of employees needed. Blum still own the vacant site next door. It 
was suggested that the two-storey Blum site would take up the same amount of ground 
floorspace as the Big W distribution facility if the Blum building was flipped on its side.  


Once stock arrives from Austria, Blum distribute products to Melbourne and Brisbane via road 
freight. Proximity to major motorways with strong north-south connections is very important. 
Western Sydney Airport will be very beneficial in the future. It will save trips to Sydney 
airport, meaning they can get more trucks to Brisbane and Melbourne.  


What other businesses do you work with?  


None in the surrounding area.  


Are there any barriers that prevent your business from growing in situ? If so, what are 
they?   


No, they have acquired the neighbouring site, expanded by adding an additional storey and 
well established in the current location. The only barriers are access to a local labour force, 
operating hours and potential land use conflicts.  


Blum have 40 employees, around 20 in the administration offices upstairs and 20 on the 
ground controlling the machinery and packaging systems. Attracting a labour force has been 
difficult.  This is likely because there are a lot of businesses growing and needing labour. Blum 
have employed people from across Sydney, some are dependent on public transport. Public 
transport is no accessible, particularly to arrive on site at 5am.  


Blum export 45-foot containers ten times per week and this number is growing. Blum do not 
have the operating license to extent hours of operation. If they did, they would be able to 
keep up with growing demand. Blum invested in an electronic packaging and distribution 
facility which is two storeys in height. Blum have the technology to continue operating 
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through the night, however there are energy expense issues and operating restrictions that 
prevent this from occurring.  


Encroaching residential is also a barrier to growth. There is a riparian corridor used a buffer 
between the new residential release area on the western side of the Hoxton Park precinct, 
however if this precinct expands, there will undoubtedly be land use conflicts. It was 
identified that these land use conflicts do not occur in Austria where Blum sites are within 
close proximity to a mix of land uses, particularly residential. Blum expressed the need for 
Council to consider how industrial uses that do not create noise or generate congestion (such 
as Blum), can operate in the same precinct with a mix of land uses. What happens in Europe 
given the scarcity of land is a good example  


Real estate agents and developers 


AMP Capital  


What is the state of the market for industrial lands? 


The South-West is highly sought after by tenants and owners, but supply is very limited. 


Where are you seeing demand? 


There is definitely a lack of land across Western Sydney and the South-West. There is also an 
absolute preference for people to head over to the South-West. The reason is that the 
economy is heading that way. The spread of Sydney is heading to the South-West. 


I also think that a lot of people, who are based in the Inner South (such as Botany and 
Alexandria) are being pushed out because of gentrification. They need to be connected to 
Port Botany. The M5 is their best bet, as opposed to the M4. I’ve been placing tenants out 
there: it’s about the connections to Botany and that their markets are heading out west. 


What types of businesses are looking to locate in Liverpool? 


My precinct is Crossroads, AMP Capital has land there. That’s development land. We’re 
inundated with interest. We’re 80% developed and it’s happened quickly. The one thing we 
have over competition is that we have access to amenities. We are fortunate because next 
door, you’ve got the Homemaker centre, so staff can pop over at lunchtime – that’s not 
common in an industrial estate. Apart from being located in South-West, anybody planning 
for industrial lands needs to take note of Crossroads, because it attracts people wanting 
amenities. This is on top of being near the M5/M7 junction, being in proximity to the 
Moorebank intermodal terminal, which is key. For some of the larger companies, it’s about 
being in proximity to the new airport. 


I would say that Moorebank is suited to people with high container movement, which 
connects them to Port Botany. You’d be crazy to go elsewhere if you wanted containers, 
otherwise you’d come by road. Because you can do it by train, it’s far more efficient. When I 
think about other precincts around the South-West, it’s suited for logistics, but it depends on 
the volume. We’ve got logistics at Crossroads. We’ve recently done a deal with Westpac and 
their construction equipment, which is located there because we’re seeing the future of 
Sydney in the South-West. Infrastructure companies will be out there for the next 10-15 
years. Certainly, I think it’s logistics and freight, but I haven’t seen too much more of 
manufacturing. It’s more about getting products to the people in these new suburbs. 


What are businesses looking for in industrial sites in Liverpool? 


We get a mix of business looking to locate in Liverpool. A lot of the big businesses are already 
established out there. There are industrial estates that popped up maybe 10 years ago and 
they want to continue staying there. You’re getting more people coming in, but not people 
wanting to come out. You’re getting interest from mostly Botany and some from Western 
Sydney. 
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You’re also getting interest from distribution companies. Electrolux for instance is coming to 
Crossroads. They are looking to get their drivers to stores as well as shipping directly to the 
public. Miele is also coming out here somewhere. 


Have there been any changes in types of industries locating in the Liverpool LGA industrial 
areas? 


They’re looking for proximity to motorways, bigger lots. They’re also looking for land, to get 
bigger buildings on there. Around other parts of Sydney, anything that big is getting converted 
to apartments. Businesses are also looking for larger warehouses, even in-fill type 
warehouses. They want those as well. 


There’s limited supply everywhere. In the Alexandria area for instance, Amazon would 
obviously love to be there, but they just aren’t going to get that supply, because it’s now 
converted to residential They’re being forced to come South-West. 


What are the price trends for industrial uses in the Liverpool LGA? 


There is less vacancy in industrial markets at the moment. It’s been pretty hot for about two 
years now and it’s not letting up. Vacancy would be at the lowest it’s been for a number of 
years. With prime property (which is what we deal with), it’s low vacancy across the board. 


We’re also seeing land values going through the roof. It’s going nuts. I’ve seen land values 
double in about 4 years. This is after about 10 years going nowhere. That’s for the South-West 
and Central West. Rents are starting to move north slightly, but there’s still competition out 
there. Rents aren’t rising like land prices. No one is really complaining about the rents right 
now. I’ve got a lot of businesses wanting to buy the land. Landlord can’t go nuts with the rent 
right now, but it is more of a landlord market. 


What are they vacancy rates like in different industrial precincts? 


We don’t build anything custom, unless we have a tenant like Electrolux for a 10-year period. 
We work with them during construction. We tend to build good quality facilities. We have a 
brand and reputation, so we are influenced by what the tenant wants. But we also want to 
maintain integrity of our work. Some elements of what we build are ‘cookie-cutter’, but there 
are also areas where we influence. For Westrac and Electrolux for instance, Westrac has quite 
a specific design (because they’ll be there for 15 years or so). They’re a warehouse, workshop, 
office space. With Electrolux, they’ve incorporate a “customer experience centre”, which is 
quite a large office and they’ve taken the liberty to approach like more of an office type 
building. 


Anything else you would like to add? 


A lot of land is sitting in private ownership. I think what council could do is bring together the 
owners of the land with the developers of the land. By getting them together, council can get 
the commitment that land will be appropriately zoned for industrial development. Land 
owners think they’re sitting on a goldmine, but it’s not zoned industrial. Developers won’t pay 
for something, when they don’t know about the zoning, or when. The commitment for it 
comes for when it will be zoned industrial. This is what will make developers take notice. That 
will give the owners what they’re after. As a developer, I can’t go to the fund manager, unless 
there’s certainty. If there’s commitment from council, I can get the money. At the moment, 
we don’t have that. 


Charter Hall 


What is the state of the market for industrial lands? 


We are experiencing heightened demand across the South-West. A couple of pockets that 
existed 18 months ago are now all gone. A lot is due to displacement from residential 
development in south Sydney. 
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Land prices have been growing consistently for past 24-36 months, though this still hasn’t had 
an impact, as the South-West still has a discount compared to other areas. It’s still cheaper 
than the Inner West and Central West. 


The scale of industrial land is at a shortage, so rentals doesn’t matter. People are willing to 
pay $20m plus. Smaller plots, such as those priced between $2m-10m are even more highly 
contested. These have greater yield (as multi-unit static developments). All stock is growing. 


What types of businesses are looking to locate in Liverpool? 


Your staple industry uses. I was working on the Caroma development in Prestons, who were 
previously in Wetherill Park. I also did some work for BAM Wine Logistics. These aren’t all A-
grade names, but they’re mostly freight forwarding-style business. 


We’re seeing a lot more freight and supply chain industries. For example, Toll has a new 
distribution centre in Preston. In Sydney at the moment, Coles, Woolworths, Amazon – 
they’re all looking for industrial space. Previously, these companies used to be quite specific 
about what they were looking for. Now, if there is land available to accommodate them in the 
South-West – I’m not saying they would rush there, but there would be very strong interest to 
get the land. 


They are coming from all over. A few are coming from south Sydney and the inner south west 
(Bankstown, Padstow, Marrickville). They are coming from everywhere though (mostly from 
the Southern Corridor, who are seeing residential squeeze and climbing rents in South 
Sydney. 


What are businesses looking for in industrial sites in Liverpool? 


Key factors – proximity to main motorway and surrounding amenity (service station, shopping 
centres, ability to get onto the motorways). BAM Wine Logistics, they are predominantly 
wanting more for retail and hospitality uses. They rely on Melbourne and Brisbane. Prestons 
works for them because it has good amenity, interstate corridors, still close. 


Anything else you would like to add? 


Releasing the lands would help things move quicker, though there’s not much that they can 
release. Liverpool council at the LGA has BC, but things that are immediately serviceable and 
operable, there’s not that much out there, there’s no services/certainty. 


Stockland 


What is the state of the market for industrial lands? 


Developers don’t look so much at LGAs. We look at the industrial markets, such as the Central 
West, South, etc. We know Liverpool has limited supply, but so does Western Sydney. 


We’ve seen significant increases in land values because of limited supply, but this is also being 
matched by growing demand. There is a lot of institutional demand, who have the money and 
they want investment quality stock. But you’ve also got lots of owner occupiers, who want 
stock and are taking advantage of historically low interest rates. 


So, the market is constrained, and Liverpool is as constrained as everyone else. The Western 
portion of Liverpool, while land is earmarked out near the airport, the ability to service that 
land is continuing to cause developers and outcomes being delayed (we don’t own land in 
Badgerys) because we can’t buy a block of land. This is mainly a Sydney Water issue. I’m 
seeing a lack of supply and that’s very much constrained by the inability to service land. 


Where are you seeing demand? 


I’m currently bidding with tenants on a 20,000sqm warehouse. The focus is on Western 
Sydney, not just Liverpool or Blacktown – Western Sydney in general. I had a client lined up in 
Ingleburn, but I lost that to a 20,000 sqm one in Marsden Park. So if you consider geographic 
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spread – tenants don’t tend to be as sticky, unless there’s a real reason. They could move 
LGAs north or south, so there is demand in Liverpool. We just finished a 50,000sqm 
development. 30,000 sqm of this is already leased to someone around the corner, the other 
17,000 has been leased in two parts and we already have agreements in place. 


Whilst tenants want to be in these premises such as Liverpool, if that dries up, they’ll go 20km 
away. It’s very much a function of the market, as quality stock is limited. Tenants choice is 
therefore limited. So if they want modern buildings they’ll have to go further. They obviously 
want around the M5/M7 area which is prime. 


Honestly, I get people that don’t like Warwick Farm/Chipping Norton. They say it’s bad stock, 
very dated and not modern. They see that area as a negative. But when we bring new quality 
stock into that market, we had tenants straight away. 


As you push towards the M7, with new infrastructure from the airport, I think you’ll find 
Liverpool will have its day. But the issue is services. If Liverpool wants to be the local centre, it 
needs a coordinated servicing approach, led by council. It would be a very strong way to get 
ahead of the pack. When you deal with servicing authorities (ie Sydney Power/Water/Roads), 
everyone just palms off responsibility to the other person. RMS won’t do anything until 
Sydney Water wants something (and so on). It just goes in a circle. 


What types of businesses are looking to locate in Liverpool? 


Our business focusses mostly on leasing investment grade property. We’re focussed on larger 
businesses. Larger businesses tend to want logistics/warehousing, as opposed to 
manufacturing. They’ve usually got a preference to be located to key road infrastructure. 


Our experience is that we’re seeing distribution-style businesses, who are wanting to take 
advantage of the metropolitan catchment/mid-outer ring metro of Sydney. Aurora packaging 
is like this. Also, we have a retailer with 160 stores (who are increasingly doing e-commerce). 
We also have Daikon who is importing from metro area and regional. If you go to one of the 
research houses like CBRE, they’ll give you the pie chart showing how manufacturing is 
becoming less and less Australia’s focus. We’re becoming “storers”. As such, it’s all about 
warehousing and third party distribution. 


Where are these businesses coming from? We’re seeing people in South Sydney getting 
pushed out of that area due to rezoning to residential. You’re also seeing people in 
Marrickville getting pushed out because of the infrastructure projects going on. There’s also 
people getting pushed out of the middle-ring areas such as Silverwater and Enfield, which are 
being converted and gentrified to residential. Additionally, we’re seeing a lot of movement 
within the Western Sydney market too. We had a big retailer that was in Bankstown and has 
since moved to Liverpool. 


What are businesses looking for in industrial sites in Liverpool? 


People tend to move into new markets because they want newer builds…I wouldn’t say 
there’s any specific market. 


What are the price trends for industrial uses in the Liverpool LGA? 


Land values have really clicked in the last 2-3 years. Land that previously had a 300sqm/ in 
front of it now has a “6” in front of it. If you have serviced land in a good location, it’s $610/m. 
Three years ago that would have been $350/m. We’re seeing this nationally though. 
Melbourne is starting to be hit too. All of a sudden we’re seeing this finite supply of well-
located land in Melbourne and Sydney, because of changes to land use (i.e. crazy population 
growth in Sydney/Melbourne). 


LGAs like Liverpool, with a high population, with motorways and rail stations, they’ll always be 
in demand, so people are like “we’ve got to get in there before we miss out”. 
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Developers are always looking to restock. Sure, you’ll get to a point where you’ve got no land, 
but once you get through that, you’re in a position where you’ve got to get more land. We’ll 
look for land we know we can develop, rather than sit on for years. 


What are they vacancy rates like in different industrial precincts?  


There’s hardly any vacancy in A-grade, premium grade space. Stockland doesn’t really work 
below A-grade, but there’s a pretty tight market across Sydney in general. I’ll give you an 
example. We own a large place in Yennora. I’ve been with Stockland for 5 years and it’s only 
in past 6 months that we’ve completely tapped out the place. It’s 300,000 sqm that is now 
fully occupied. 


Anything else you would like to add? 


In my view (Rob Mackay’s, not Stockland’s), someone needs the accountability to get an 
outcome at the service level. This involves land owners as well. A lot of landowners are on 
rural land, which have an industrial potential. But they don’t have their head around the fact 
that their land needs to be serviced. They see their land as being worth the same as any 
other. They just want their big cheque and they want to go. So what happens? Nothing. 


The farmers and market gardens, they can’t even give you any information about their land. 
They’re not doing anything to bring it online. They just want to sell and walk out. Unless it 
goes into the hands of the developer, it doesn’t get included into any program with services. 
Substations for instance, they service between 50-80 hectares of power. The first person that 
says “we’ll have the power, this costs them a hectare”. Whoever goes first has a great impost. 


So how do you get a coordinated delivery of services to open up a portion of LGA. You need 
council at the coalface, they need to look at the lowest hanging fruit, which in my opinion is 
which lands can be serviced the best. That should be the catalyst for the first wave of 
development. 


Council will have to do this, because at the moment, this is happening within the private 
market, where unfortunately you have to work with your competitor to get a joint outcome. 
This is hard, as you can imagine! Also, there are examples where land development is delayed 
mainly because the land is tied up in family ownership. You might have two families that 
aren’t on speaking terms. This happened to us in Eastern Creek, which didn’t happen quickly, 
because we couldn’t get the land serviced quickly. This was because they weren’t on talking 
terms within the family. 


So if Liverpool wants to be at the centre of this industrial activity, council can play a big part in 
that [servicing]. It’s about how do we get this land online so we can actually be building 
things, as opposed to spending years servicing in an uncoordinated fashion. 


I’d like to think council could get a group of landowners and developers together, to get them 
to work together and pull their services together. That would be a much better outcome than 
everyone knocking on the door of Sydney Waters and doing this individually. 


I believe Liverpool has already started to take this initiative, with Chris Guthrie, who is doing 
business development. He is working with land owners to get outcomes. But council 
bureaucracy is what it is unfortunately. Though I think the proactive approach to council to 
work with larger land owners and developers is strong. Right not the outcomes aren’t as 
timely as we like. To really get the outcomes/activity that we need, we really need to be 
throwing resources at this. This is something the council can’t overlook. If developers know a 
good process with a particular council, they’ll definitely be at it. But if they know a council is 
too hard, they’ll shy away from them. 


Also, I’d like it if council provided more clarification on timelines, such as working out the road 
network and when that will take place. And again, if there’s a way you can get landowners on 
board. I can’t go into the investment committee at Stockland, because when they ask “when 
is the land going online”, I don’t know…I don’t have a timeline. 
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On another note – the UDIA, they have an industrial lands committee, which I sit on. I did a 
report, which was presented to the minister on the lack of supply in NSW and in the metro. I 
can send you that report if you’d like? 


Colliers 


What is the state of the market for industrial lands? 


There is no supply. If there is any supply, the services aren’t reaching those destinations. That 
means that they can’t bring those properties to the market. If you look at the situation in 
Leppington (15th Avenue), it’s a bit secluded from infrastructure – resulting in making it a 
secondary/tertiary-style situation. Only thing that will help is that the Western City Parklands 
has done a deal with Charter Hall. They’ve done a deal around Cowpasture Road and Camden 
Valley Way, so that will help Leppington. There’s about 10 hectares there. 


Where are you seeing demand? 


I focus on Elizabeth Drive South, which crosses over with Parramatta. Demand is strong with 
emergence of WestConnex. All tenancies are coming along the M5. Prestons is developing 
very well, which is putting a lot of pressure on supply. I think we’ve got about 12 years left of 
industrial land, including Western Sydney. 


What types of businesses are looking to locate in Liverpool? 


Some of the pockets they have, the infrastructure is not in the best location. A good location 
would be the Corner of Bringelly and Old Northern Road, as this would be close to 
motorways, close to Badgerys. You need employment land close to motorways. 


The Moorebank internodal area will change – more users coming out. We’ve been working in 
that office for a few years, so we’re seeing more building there in the last two years. We’ve 
got large clients there which we can’t disclose. 


At the Crossroads, we’re almost at full supply. Charter Hall and Logos too. Charter Hall doesn’t 
have much. Anything that is left over has flooding issues, or you can’t build. In the Prestons 
pocket, there is working being done there behind the scenes. I’ve leased some land there. 
We’ve launched another 67 units there in industrial. There’s a 40-hectare site but can only 
develop 20.  


What are businesses looking for in industrial sites in Liverpool? 


You’ve got all types. 70-75% of businesses are logistics. They’re all relocating or growing. 
We’ve got a few people from Ryde coming to Crossroads. You’ve got some from Moorebank 
coming to Crossroads. We just did a 27,000 sqm site. We’ve done a couple of 3-4,000sqm 
sites because the business was growing. Anything from 400sqm to 40,000sqm. 


You’ve got people coming from Regents Park, Lidcombe, Ryde, a little bit from Eastern Creek 
and also people from Botany, who are frustrated from all the infrastructure builds. Also 
getting large organizations from Riverwood. 


Anything else you would like to add? 


The market at the moment, is hot. Industrial is moving along as well. Anything coming online 
will sell like a hot cake. Yes, we need more land. People are buying where they don’t normally 
buy, just because they want it. You’re losing investors and owner-occupiers. These people are 
those that can’t get into Prestons, Moorebank – so they go to Gregory Hills, Smeaton Grange 
– which is 10km further south. And it’s not that much different in price point. It would be 
great to have more land. Our focus is on Badgerys Creek. We’re telling clients to land bank. 
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Knight Frank Real Estate 


What is the state of the market for industrial lands? 


On the whole, there is demand everywhere. It’s very strong based on the way land values are 
currently going and how rapidly they are increasing. You just need to speak to the owners to 
attest to that. Show me one vacant block on the market for sale.  


What types of businesses are looking to locate in Liverpool? 


Manufacturing, transport and logistics. With the building game being so strong, you’re also 
seeing the likes of building suppliers. We’re probably seeing more small to medium 
businesses, so that is anything from a 150sqm building to 3,500-4000 sqm. That’s for the 
majority across South-West Sydney. A lot of demand is being driven by South Sydney. 


What are businesses looking for in industrial sites in Liverpool? 


At the moment, it’s just available land. Wherever there is industrial land, people will want to 
buy it. Access to M5 and M7 is also a big plus 


Have there been any changes in types of industries locating in the Liverpool LGA industrial 
areas? 


Over the past 3-4 years, it has been the same. 


What are the price trends for industrial uses in the Liverpool LGA? 


We’re seeing not much supply, with absolutely massive demand. We’re seeing land seeling 
for $600/sqm. General economics really, purely driven by supply and demand. Rents aren’t 
going up as much as land values 


What are they vacancy rates like in different industrial precincts? 


Vacancy rates are low, until you get above 5,000sqm. At that point, there’s not as many 
groups to show. 


Anything else you would like to add? 


I would recommend that the council rezone some industrial land and stop growing residential 
land. They need to release the land for industrial areas. 
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Executive Summary  


 
This report has independently considered the current market conditions and factors affecting supply of 
industrial employment lands across the Liverpool Local Government Area (LGA) and the wider South West 
Sydney Metropolitan region where it impacts the Liverpool LGA. The report also aims to highlight both the 
nature and extent of likely future demand for industrial employment lands within the Liverpool LGA and 
identify locations and stock required for future industrial land-uses within the Liverpool LGA.  
 
Over the last decade, industrial businesses have relocated to Western Sydney. Rising rents in established 
inner industrial regions and greenfield residential development (and hence population growth) motivated 
industrial businesses to move out to Western Sydney. 
 
Significant investment in road and freight infrastructure facilitated this movement with industrial 
development, and hence take-up, being most pronounced at the intersection of the M4 and M7 i.e. Eastern 
Creek (see Figure 1 below). Similarly, although take-up has slowed moderately in recent years, Prestons, 
located at the intersection of the M5 and M7 Motorways within the Liverpool LGA, has enjoyed solid 
industrial demand, supported by its ability to offer more affordable industrial land. Since 2008, take-up of 
employment lands across Sydney has totalled 1,138.7 ha, equating to an average take-up rate of 162.7 ha 
per annum. However, 45% of this total has been concentrated in a few select precincts. Figure 1 below 
shows employment land take-up within the major selected precincts and highlights solid demand around 
Eastern Creek/Former Wonderland (Blacktown LGA) and Erskine Park (Penrith LGA). 
 
Figure 1. Employment Land Take-up, by Selected Precincts, 2008-2014 (ha) 


 
Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 


 
The most recent available data from NSW Planning (Employment Lands Development Program, 2015), 
indicated undeveloped and serviced land within the Liverpool LGA had declined to 41.1 ha. This Liverpool 
LGA total represents a 7.6% fall in undeveloped and serviced land compared with 2010, and a 14.2% drop 
over the most recent year as land uptake has outpaced the rate of new land parcels being serviced. To give 
some context as to why this amount of serviced land implies a relative shortage of available inventory for 
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imminent development, the average take up of land has been approximately 15 ha per annum since 2008, 
reflecting a potential available supply of 2.8 years. However, based on future employment projections for 
the Liverpool LGA industrial land demand is set to total 1,176 hectares by 2031, an increase of 427 ha from 
the 749 developed ha identified by the 2015 EDLP Report. Annual growth in demand is projected to be 25 ha 
per annum between 2016 and 2021 before reducing to 18 ha per annum over the 2021-2026 period and 15 
ha per annum over the five years to 2031. 
 
Looking ahead, major infrastructure projects will ultimately determine the direction and magnitude of 
demand for industrial space in Sydney. In this case, the prospects for industrial development within the 
Liverpool LGA appear solid given its proximity to both existing transport infrastructure links such as the M5 
and M7 Motorways and future infrastructure projects such as the WestConnex, Moorebank Intermodal 
Terminal and Sydney’s second airport at Badgerys Creek.  
 
Overall, the impacts of road, air, rail and port investment are expected to stimulate industrial development 
in South West Sydney. The Moorebank Intermodal Terminal would provide an efficient solution for improved 
movement of container freight between Port Botany and South West Sydney. The current ‘sweet spot’ to 
the north of the Liverpool LGA around the M4 and M7 intersection will be challenged by the Moorebank 
IMT. The WestConnex project and widening of the M5 will also shift industrial market impetus to the South 
West. In addition, locations to the south of the M4 and M7 junction will become more appealing due to 
relative affordability. 
 
Consequently, the centre of gravity for industrial development should continue to move away from the M4 
and M7 intersection, down the M7 and to the west of the M7 i.e. between Northern Road and the M7. The 
widening of Northern Road as part of the Western Sydney Infrastructure Plan will be a catalyst for industrial 
development in the region, as it will also facilitate direct access to the north west resident population 
market. Suitable precincts in Kemps Creek, West Hoxton and Badgerys Creek are expected to emerge. 


 
However, with the bulk of land between Northern Road and the M7 (i.e. Kemps Creek, West Hoxton etc.) 
currently not zoned for industrial uses nor connected to services, these areas are not likely to be readily 
developable to industrial users until early to mid-2020s. However, it is important that this land is unlocked to 
accommodate the shift in demand south. 
 
In order to capture future occupier demand within Liverpool, activity from institutional groups such as 
Goodman, Dexus, and Charter Hall etc. must occur. Land ownership represents the largest barrier for 
industrial development within the Liverpool LGA as the majority of land is held by smaller privates. The 
Liverpool LGA needs a greater presence of institutions as they are the groups who have the capacity and the 
capital to develop and bring tenants to the area. Put simply, smaller privates cannot compete with 
institutions as they struggle to take on projects of scale. From an occupier perspective, privates cannot 
complete in pre-leasing opportunities as occupiers require certainty which institutions can provide.   
 
To offset this and attract institutions, Liverpool City Council needs to provide a clear blueprint of timing and 
servicing to bring land online. This will provide certainty to the area, thereby allowing institutions to pay the 
type of rates that the privates are prepared to divest their land, so that they can build scale. Without 
certainty an institution will not become active, nor pay the rates that privates on 5 acre lots are willing to sell 
for.  
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Key Industrial Indicators for the Liverpool LGA  


Indicator Comment 


Changing needs of 
industrial tenants 


 There has been a decline in the demand for industrial facilities within the manufacturing sector, making 


way for a large increase in big-box warehousing/logistics facilities. 


 In response to cheaper rents, industrial businesses have gravitated towards Western Sydney, further 


strengthened by access to major transport infrastructure. Over the past 12 months, 65% of Sydney’s 


leasing activity for existing buildings (5,000m²+) has been concentrated in the western regions of the 


Outer West and South West. Rezonings to accommodate alternative uses in inner and middle ring 


locations (particularly South Sydney) have also accelerated this trend. 


 The drive for operational efficiencies continues to underpin a clear tenant preference for prime stock, 


with 77% of gross absorption over the past 12 months (year to April 2016) in the Outer West and South 


West regions comprising prime (A-grade) stock.  


 Recent demand has largely stemmed for large, new and efficient warehouses which are suitable for 


distribution facilities and logistics operations. Similarly, the accommodation they require has also grown 


in size with many now requiring 15,000m²+ facilities. 


 Occupiers seeking supply chain efficiencies are driving development as they seek to design facilities which 


improve efficiencies, ultimately allowing them to control supply chain costs (rents only usually represent 


5-10% of total supply chain costs). 


 Further outward migration of industrial based businesses is expected, however without appropriately 


available land within the Liverpool LGA, they will seek accommodation in other precincts across Sydney. 


 


Liverpool’s 
opportunities 


 The large labour force located within the Liverpool LGA will ensure there is demand from Industrial 


occupiers wanting to be based within access to this labour force. 


 The Liverpool LGA has a unique position as it provides ease of access to Sydney’s major transport 


infrastructure networks including road (M5 and M7 Motorways), rail links (including intermodal terminals 


providing connection to the Port of Sydney) and will ultimately benefit from a second Sydney airport at 


Badgerys Creek. 


 Logistics users will ultimately locate their operations in precincts with good accessibility to infrastructure 


(roads, rail etc.)  The Liverpool LGA is well placed to capture this demand. 


 Liverpool presents the first real opportunity for “big box” development as users migrate down the M5 


Motorway. 


 As land within the LGA is rezoned and demand in existing industrial precincts remains strong there will be 


demand for more zoned employment land. 


 Liverpool LGA (as part of State Government statutory framework such as the Priority Growth Areas and 


South West Growth Area) has reserved approximately 2,340 ha for employment uses. However, to 


capture demand, this land needs to be unlocked.  


 The opportunity for Liverpool to utilise passenger rail (currently terminating at Leppington) into a broad 


acre new Industrial precinct will provide a significant advantage over competing precincts such as Erskine 


Park and Eastern Creek. 


 Liverpool has the opportunity to capture migrating demand as the focus shifts south of the M4 


Motorway. The precinct to the west of the M7 and immediately south of Elizabeth Drive holds the 


greatest prospect for Liverpool. 
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Key risks/threats 


 Liverpool is also contemplating rezoning and gentrification in some of their established precincts 


(Moorebank) to accommodate alternative uses including mixed-use development. This would lead to a 


reduction in available industrial land across the Liverpool LGA. The ability for the Liverpool LGA to capture 


these displaced tenants is vital to the conservation of jobs within the LGA.  


 With the bulk of developable zoned and serviced land now largely being absorbed, the unlocking of land 


for the next phase of growth is needed. 


 The last remaining larger parcels of un-developed zoned and easily serviceable land within the Liverpool 


LGA are located in Prestons, Austral and the Cross Roads in Casula. 


 Liverpool is running out of zoned serviced land. Based on average take-up rates since 2008, there is 


approximately 2.8 years’ worth of available supply. Future land needs to be rezoned and serviced to 


accommodate growth. 


 Lack of larger lots  there has been significant growth in the number of 10,000m² users.  


 Despite there being approximately 2,340 ha reserved for future employment uses within the LGA, the 


hardest part of unlocking this land is having to rely upon the private sector to rezone and service the 


land. 


 Due to the fragmented nature of the land ownership within the future employment zones (mostly small 


lot 2 ha rural residential) larger groups are struggling to obtain the scale required to achieve a feasible 


broad acre lot subdivision development. 


 Landowners typically (once advised their land has been “reserved” for employment purposes within the 


statutory framework) expect traditional industrial land rates when considering divesting. 


 The cost to re-zone, service and sub-divide land can be as much (per m²) or higher than what the large 


industrial developers are prepared to pay to the landowner (per m²). 
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1.0 Liverpool LGA in Context 


The importance to the Liverpool LGA of industrial employment lands is paramount. The State Government 
Metropolitan Strategy identifies Liverpool as a ‘Regional City’ for the South West, and is the major 
employment destination, transport hub and main regional retail centre for the South West. Future 
population growth within Liverpool, including from mixed use redevelopment and new residential estates 
like Middleton Grange, Edmondson Park and Elizabeth Hills, and surrounding areas within the LGA will 
generate the need for provision of employment lands in the local area. As such, Liverpool City and its 
surrounds will need to further develop as the retail, service and employment destination for the South West. 
 
Map 1. Subject Area in Context 


  
Source: A Plan for Growing Sydney, Department of Planning and Environment 
 
Liverpool City Council has also adopted a one job per house benchmark to guide development within the 
Liverpool LGA to help ensure the balanced provision of employment in line with residential development1. 
This is to ensure that the LGA does not miss out on the opportunity for job creation and growth, which is in 
line with the establishment of an enterprise corridor which runs through the LGA. This enterprise corridor 
has the aim of attracting investment, stimulating employment generating development and maximising 
opportunities to increase economic activity.   
 


                                                
1
 http://www.liverpool.nsw.gov.au/planninganddevelopment/strategic-planning/prestons-employment-lands 
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In order for the Liverpool LGA to economically prosper, job creation will be a necessity going forward, as 
future population growth and demographic change is expected to outpace past growth. Looking ahead, 
strong population growth is expected to eventuate over the next 15 years, underpinned by significant 
infrastructure works, the development of residential housing estates and the area’s attractiveness amongst 
families, due to its relative housing affordability. The resident population is expected to increase from its 
current 204,594 persons (June 2015, latest available ABS estimates) to reach 288,900 persons by 2031 at an 
annualised growth rate of 2.3%, compared with 2.0% over the past 10 year period. In comparison, Greater 
Sydney is projected to grow at an annualised rate of 1.9% between 2015 and 2031, having recorded an 
annualised 10 year growth of 1.6% between 2005 and 2015. 


 
Figure 2. Liverpool LGA Historical Population Growth Figure 3. Liverpool LGA Population Projections 


  
Source: Knight Frank Research, ABS Source:Knight Frank Research, Department of Planning and Environment 
 
 
Over the past few years the strong economic cycle across the NSW State and the wider Sydney Metropolitan 
region, underpinned by rapid growth in dwelling construction, infrastructure and the technology and 
financial and business services sectors, has meant that economic growth has filtered through to more 
regional Sydney economies.   
 
As an example, the Liverpool LGA, recorded a 5.0% unemployment rate at December 2015 (latest available 
data), 2.5% lower than 18 months prior, with the number of Liverpool LGA residents employed increasing by 
3,663 over the past year (see Figure 4). As the population of Liverpool LGA is forecast to grow, the need to 
support business and employment within the LGA will become greater, especially as the LGA is home to a 
large proportion of blue collar or industrial workers. Knight Frank’s analysis suggests that the majority of 
blue collar / industrial workers resident within the Liverpool LGA live in close proximity to their place of work 
(see travel to work Map 2 and Map 3). 
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Map 2. Place of Work of Blue Collar Workers, Whose Place of Residence is in 
the Liverpool LGA 


 


 


The map shows the place of 
work of Blue Collar workers, 
who live in the Liverpool 
LGA – the map highlights 
that Liverpool Blue Collar 
Workers tend to remain 
concentrated in the LGA for 
employment and across 
some areas of the 
immediate surrounding 
LGA’s – those that do travel 
a distance to work (from 
within the Liverpool LGA) 
are clustered in the Sydney 
CBD, South Sydney area and 
at the Sydney Airport. 


Source: Knight Frank Research, ABS (data at SA2 level)  
  


Map 3. Place of Residence of Blue Collar Workers, Who Work in the Liverpool 
LGA 
 


 


 


The map shows the place of 
residence of Blue Collar 
workers, who work in the 
Liverpool LGA – the dark 
red colour within the 
Liverpool LGA highlights 
that a large proportion of 
Blue Collar workers 
working in the LGA live in 
the Liverpool LGA – with a 
significant remainder of 
Blue Collar workers 
employed in the Liverpool 
LGA commuting from 
Fairfield and South of the 
Liverpool LGA, concentrated 
around the M31 motorway 
in Campbelltown and 
Camden. 


Source: Knight Frank Research, ABS (data at SA2 level)  
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Figure 4. Liverpool LGA – Unemployment Rate (%) & Labour Force (smoothed) 


 
Source: Knight Frank Research, Department of Emlpoyment 


 
 
1.1 Infrastructure Improvements 


 
Transport is critical to the efficient functioning and quality of life of Sydney and its residents. Poor or 
reduced accessibility can be a major constraint on the success and quality of places, their neighbourhoods 
and communities. Central to Western Sydney and Liverpool’s future are a number of key infrastructure 
projects. The provision of key road and airport infrastructure investments is providing the framework for 
Western Sydney, and precincts within the Liverpool LGA to become a focal point for new industrial 
developments over the course of the next decade. As a result, demand for industrial employment lands 
within close proximity to gateway infrastructure will remain high and will be a key differentiator for the 
Liverpool LGA compared with other competing areas of the Sydney Metropolitan region. Beyond the 
projects mentioned below, there is potential for further infrastructure projects which would enhance 
Liverpool’s strategic position within Western Sydney. Most notable of these mooted projects is the proposed 
extension to the Sydney Metro from Bankstown to Liverpool.  
 
WESTERN SYDNEY AIRPORT 
In April 2014, The Federal Government confirmed Badgerys Creek as the site for Western Sydney’s new 
airport, which is wholly located within the Liverpool LGA boundary, and 50 kilometres from the Sydney CBD. 
According to the Government, the decision to locate a second Sydney airport in the West reflected the 
growth of Western Sydney, which is expected to expand from two million to three million people over the 
next 20 years. The airport, which is expected to open in the mid-2020s, will initially operate from a single 
runway and cater for approximately five million passengers. As passenger numbers increase over the 
decades, so too would job opportunities both at the airport and in surrounding business districts. 
 
The new airport will be a major generator of economic activity—providing employment opportunities closer 
to where people in Western Sydney live. Over 30,000 jobs could be generated directly by the airport's 
operation by 2060, and indirect employment around the airport site could contribute an additional 30,000 
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jobs. It is anticipated that the second parallel runway would only be required after 25 years and would 
provide the capacity to meet growth in demand for future air travel. 
 
To support the airport, the Government has already committed to a large number of infrastructure projects 
that will upgrade a number of major and local roads in the area to increase capacity and improve 
accessibility to the M7 and M4 motorways. In addition, the Prime Minister Malcolm Turnbull confirmed the 
Federal Government’s commitment to constructing a high-speed Western Sydney rail link to connect the 
CBD to the new Airport. The rail line will not only service the new airport but will provide an additional 
transport link for Western Sydney, and act as an employment generator. 
 
WESTERN SYDNEY INFRASTRUCTURE PLAN 
The Australian Government is delivering on its plan to build a stronger and more prosperous Western 
Sydney by investing $3.6 billion over 10 years in major infrastructure upgrades that will transform the 
region's economy. The Western Sydney Infrastructure Plan (WSIP) will provide better road linkages within 
the Western Sydney region and benefit the region's growing population, including through reducing 
commuting times (see Map 4). 
 
In addition, the Western Sydney Infrastructure Plan will ensure the proposed new airport site will be 
supported by a quality surface transport network to ensure the efficient movements of passengers, 
employees and freight. A major part of this plan is the upgrade of The Northern Road from two lanes to a 
four-lane divided road along a 31 kilometre length. The total cost of the project is $1,579.5 million. The 
Australian Government is providing $1,228.5 million and the NSW Government is providing $351 million 
towards the construction of this project. Construction commences in late 2015. The upgrade will be 
completed in stages, with final stage to be completed in late 2019. 
 
Another major part of the Western Sydney Infrastructure Plan is the $509 million upgrading of Bringelly 
Road. Construction of stage one of the upgrade commenced in January 2015 with construction of this 
stage expected to be completed late 2017. Bringelly Road will be upgraded to a minimum of four lanes 
between The Northern Road and Camden Valley Way. 
 
The third major project within the Western Sydney Infrastructure Plan will involve the construction of a new 
four-lane motorway in the vicinity of Elizabeth Drive, providing access to the airport at Badgerys Creek and 
forming the main east-west connection between the M7 Motorway and The Northern Road. The new 
motorway will also involve a motorway interchange with the M7 Motorway. 
 
MOOREBANK INTERMODAL TERMINAL 
Moorebank had been identified as a priority location for a freight terminal since 2004. Its direct rail link to 
Port Botany and freight markets around Australia, and its proximity to major motorways, make it ideal for an 
intermodal facility. The Sydney Intermodal Terminal Alliance (SIMTA) will build and operate the intermodal 
freight precinct. SIMTA is a consortium consisting of the import export logistics company Qube Holdings and 
the rail freight operator Aurizon Holdings. 
 
The new precinct will include an import-export (IMEX) freight terminal with eventual capacity for up to 1.05 
million containers per year by 2030, and an interstate freight terminal with capacity for up to 500,000 
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containers a year. Stage 1 will see 250,000 containers per year through the IMEX facility. The first stage of 
the interstate terminal will have a similar capacity. Subsequent stages will be developed in line with demand.  
 
The Commonwealth is expected to invest around $370 million in the development, including funding the rail 
connection between the terminal and the Southern Sydney Freight Line and land preparation works. The 
precinct will include 850,000m² of integrated warehousing when fully developed, with the total project 
costing approximately $1.87 billion over ten years. The IMEX terminal (stage 1) is expected to start 
operations in late 2017 and the interstate terminal in approximately 2019 and is anticipated to provide 
economic benefit of around $120 million a year for the economy of south-western Sydney. 
 
Currently, there is approximately 240,000m² of warehousing space being marketed for lease at the 
Moorebank IMT with anecdotal evidence from agents indicating a considerable pick-up in the level of tenant 
enquiry for this space. Similarly, feedback from Knight Frank agents suggest tenant enquiry has been solid in 
other industrial precincts in Liverpool, particularly Prestons and AMP’s undeveloped Crossroads Logistics 
Centre at Casula given their proximity to the Moorebank IMT and the existing road networks of the M5, M7 
and the Hume Highway.  
 
Tenant enquiry for warehousing space within this precinct has been underpinned by tenants who rely on 
container movements to and from Port Botany. For these users, such as third party logistics (3PL) operators, 
by locating adjacent to an IMT (in this case within the warehousing space as part of the Moorebank IMT 
precinct), operational efficiencies can be achieved given their scale of operations. The motivation is that 
larger tenants such as 3PL groups will be able to use the adjacent warehousing space within the IMT precinct 
as the focal point of their operations, while using it as a base for their broader freight movements 
throughout Sydney and NSW. Given that these groups have tended to gravitate towards Eastern Creek in the 
past, the addition of these users to the area will generate a greater employment outcome for the Liverpool 
LGA. 
 
PRIORITY GROWTH AREAS 
Priority Growth Areas for both Sydney’s South West and North West were established in 2005 by the NSW 
Government with the aim of creating ‘attractive, sustainable new communities for up to 500,000 people by 
supplying land linked to key infrastructure, employment areas, parks, health and education facilities, shops, 
services and public transport’ (NSW Government). More recently, the NSW government has announced the 
Western Sydney Priority Growth Area in response to Badgerys Creek becoming the location for Sydney’s 
second airport. Both policies were aimed to provide the blueprint for development and to provide certainty 
to the market so that they could fast-track potential development in the area. These policies were designed 
to form the basis of infrastructure investment in Western Sydney. 
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Map 4. Western Sydney Infrastructure Plan 


 
Source: Department of Infrastructure and Regional Development 
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2.0 Employment Lands for Sydney 


2.1 Report Background – Review of ELDP 2015 Report 


 
Since 2010, the NSW Government has produced the annual Employment Lands Development Program 
Report (ELDP Report) to monitor the supply of and demand for employment lands.  
 
The ELDP Report contains information on: 


 the current availability of undeveloped industrial lands and business parks 


 where land is serviced and ready for development 


 where industrial development has recently taken place 


 where future industrial lands and business parks will be provided, and 


 the adequacy of land stocks to meet future demand. 


As reported in the 2015 EDLP Report at January 2015 there were 13,548.2 hectares (ha) of existing zoned 
employment lands, including both developed and undeveloped lands, within the Sydney Metropolitan 
Region. This is an increase of 444.1 ha (3.4%) from January 2014, resulting mainly from boundary 
adjustments and additional industrial sites identified through a comprehensive audit undertaken at the end 
of 2014 of all industrial land in the Sydney Metropolitan Region. Rezonings accounted for the remainder of 
total stock increase. 
 
Of the total zoned employment lands stock, 22% or 3,029.4 ha were undeveloped at January 2015, 
including lands that are both serviced and not serviced. This is an increase of 170.2 ha from January 2014. 
The increase can be largely attributed to precinct boundary adjustments as a result of the audit.   
 
Of the total undeveloped zoned land, 449.9 ha were serviced (water and sewer) at January 2015. This is a 
decrease of 13.1 ha from January 2014. The decline is mainly due to the take-up of undeveloped zoned and 
serviced land.  
 
In addition to existing zoned employment lands, there were 6,972 ha of proposed employment lands at 
January 2015 which were identified in planning strategies and which have yet to be rezoned. This is an 
increase of 4,537 ha compared to last year, due to the amendment of the State Environmental Planning 
Policy (Western Sydney Employment Area) 2009 which confirmed the new boundaries of the Western 
Sydney Employment Area extension.  
 
In 2014 there were 79.2 ha of industrial zoned employment lands (IN zones) added through rezonings in 
the Sydney Metropolitan Region. 1.5 ha of industrial land was rezoned for other purposes in which industrial 
uses are not permitted, mainly residential and business zones. A further 39.6 ha were rezoned to B5 
Business Development, B6 Enterprise Corridor or B7 Business Park zones which continue to permit industrial 


uses.  


 


Industrial building activity increased in 2014 with $795 million worth of approvals, compared to $783 
million in 2013. The increase in industrial approvals focused largely on the factories sector. In 2014 there 
were 120.6 ha of employment lands taken up by industrial development in the Sydney Metropolitan 
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Region. This compares with 190.3 ha in 2013 and 123.1 ha in 2012. Most of the take-up occurred in the West 
Central subregion. 
 
Definitions (as per the ELDP 2015 Report) 
 
‘Employment Lands’ is land that is zoned for industry and/or warehouse uses including manufacturing; 
transport and warehousing; service and repair trades and industries; integrated enterprises with a mix of 
administration, production, warehousing, research and development; and urban services and utilities. 
 
‘Undeveloped land’ does not take into account the extent to which land is suitable for future industrial use 
and therefore does not simply equate to potential ‘developable’ land. In areas of new supply, it is often only 
an estimate of ‘gross supply’ derived from the size of the area zoned and does not subtract land that would 
be required for local roads, infrastructure requirements and environmental considerations. In existing urban 
areas, undeveloped land may be highly constrained due to subdivision into small and irregular parcels, 
access issues, a specialised economic function or land use conflicts. Much of the Sydney Metropolitan 
Region’s undeveloped land is not serviced in terms of road access, water, sewer, gas or electricity 
connections. 
 
‘Serviced land’ is land in the Sydney Metropolitan Region where a Sydney Water sewerage and potable 
water service may be available for connection (lead-in water and wastewater infrastructure). It is 
acknowledged that the servicing data does not include servicing in terms of power, roads or other 
infrastructure. The servicing data does not include instances where developers provide their own water and 
sewer services (e.g. water tanks, septic systems) or where services are provided under the Water Industry 
Competition Act 2006 independent of Sydney Water networks. 
 
It is important to note the differences between developable and serviced land. Developable land does not 
always have to be serviced as long as the services are available, i.e. a developer can bring them in within a 
period of three months. Serviced land is defined as being connected to water and sewer, but generally 
comprises additional costs such as power and gas. Roads are generally funded via Government 
contributions. In addition it is important to understand the impacts of land ownership and the importance of 
size of land parcels to the delivery of land, as the ability for privates to actually service zoned land and 
compete for pre leases is very limited.  
 
Note: For the purposes of this report Knight Frank has used the most recent data from The ELDP report. 
Knight Frank understands that this may not be the current situation as servicing to undeveloped and 
unserviced land over the course of 2015 and 2016 may have occurred. 
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3.0 Industrial land trends – Liverpool and the wider region 


The migration of industrial user groups to Sydney’s outer suburbs has been an ongoing trend that is 
continuing to shape the location of new industrial developments. The two factors that have driven this trend 
are the availability of cheaper greenfield land and availability of locations at major transport hubs, both of 
which offer supply chain efficiencies to industrial user groups. The provision of appropriate land remains a 
critical issue for users and developers alike. 


 
3.1 Land Availability for development 


 
The residual land within the Liverpool LGA yet to be developed (209.4 ha, see Figure 5) theoretically provides 
sufficient land for another 14 years and beyond, based on current (an average of the last seven years) take 
up rates. The Liverpool LGA is home to only 6.9% of the Sydney Metropolitan region’s undeveloped and 
zoned industrial employment lands.  
 
Figure 5. Liverpool LGA Zoned Land Status (Ha) – last five years 


 
Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 


 
 
Over half of all undeveloped land zoned as industrial employment land in the Liverpool LGA is located in the 
Preston’s precinct (56.4%, or 118 ha), and a further 21.4% is located in Austral (44.8 ha), as part of the newly 
rezoned South West Growth Corridor (see Figure 6). An additional, 41.4 ha (19.8%) of undeveloped zoned 
industrial employment land is split almost evenly between Warwick Farm Racecourse, Cross Roads, Casula 
and Moorebank. The remaining 2.5% or 5.2 ha of Liverpool LGA’s zoned industrial employment land is 
located amongst Chipping Norton, Hoxton Park Airport and Sappho Road precincts.  
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Figure 6. Liverpool LGA Zoned Land Status (Ha) – last five years, by Precinct 


 


Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 


 
 
However, the availability, or lack thereof, of serviced land for immediate development within the next five 
years is limited to a select group of private land holders and institutional developers. The most recent 
available data from NSW Planning (Employment Lands Development Program, 2015), indicated 
undeveloped and serviced land within the Liverpool LGA had declined to 41.1 ha (see Figure 7).This figure 
represents 9.1% of all undeveloped and serviced land across the Sydney Metropolitan region. This Liverpool 
LGA total represents a 7.6% fall in undeveloped and serviced land compared with 2010, and a 14.2% drop 
over the most recent year as land uptake has outpaced the rate of new land parcels being serviced.  
 
To give some context as to why this amount of serviced land implies a relative shortage of available 
inventory for imminent development, the average take up of land has been approximately 15 ha per 
annum since 2008, reflecting a possible 2.8 years of available supply (see Figure 8). Although the average 
take up of land has fallen to around 5.5 ha per annum over the past four years, which would reflect a 
possible 7.5 years of available supply. In 2010 take-up of land reached 44.4 ha, which suggests that, the 
current land availability could be developed in one year. Take-up refers to land that has been consumed by 
industrial development (i.e. vacant employment lands which have been developed). It is defined as the point 
at which development has commenced on a site and the site is therefore no longer available for 
development. 
 
The Government is yet to formally provide a framework on how to service undeveloped land. While 
institutional developers have a relatively greater capacity to fund this cost, it is a considerable 
impediment for smaller privates. This is providing institutional developers with the opportunity to control 
the market share of developments over the next two to three years, particularly given the lead times 
involved in gaining appropriate zoning amendments for potential competition from land allocated for future 
industrial use. Larger private land holders have the potential to compete in the short term development 
cycle, however have shown limited urgency to progress the development of land holdings to this point in 
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time. This has been shown by the bulk of development within the Liverpool LGA having been developed by 
the major institutions over the last 5-10 years.  


 
Figure 7. Undeveloped and Serviced Land (Ha) – by Precinct, 2008-2014 


 
Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment (unpublished data for Chipping 
Norton, Orange Grove and Sappho Road) 


 


Figure 8. Take-up of Employment Land (Ha) – by Precinct, 2008-2014 


 


Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment (unpublished data for Chipping 
Norton, Sappho Road)* Take-up analysis only includes lots greater than 100m² and does not include existing lots which were already partially 
developed. The figures will therefore contain a small under estimation of total take-up. 
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3.2 Land Values 


 


The previous section of the report highlights the limited supply of available serviced employment lands for 
development across the Liverpool LGA. Evidence suggests that as a result of the slow release and servicing of 
land, in addition to increasing demand and speculation about rezoning to residential uses, the cost of land is 
being driven up, therefore making projects more expensive and decreasing affordability – which could lead 
to a flight of capital and jobs away from the Liverpool LGA. Although sale evidence has shown some 
variability in land rates (see Table 1), it is estimated that over the past 12 months, average land values across 
key Liverpool LGA industrial precincts, namely Moorebank and Prestons, have increased by an average of 
between 6% and 8.5% respectively for small sub-5,000m² parcels. However, medium sized parcels of land    
(1 ha to 5 ha) which are less readily available have increased by around 27% (Moorebank) and 33% (Prestons 
over the same time period. Larger lands parcels, of 10 ha+, have shown increases of 27% and 43% across 
Moorebank and Prestons respectively in the year to April 2016 (see Figure 9). 
 
Despite this recent growth, values still remain approximately 17% (Prestons) to 9% (Moorebank) below the 
last cyclical peak in late 2007/early 2008 for small land parcels. Medium sized land parcels have recovered 
more strongly in Moorebank (4% above previous peak) compared with Prestons, where land values remain 
approximately 3% below their previous peak. For larger land parcels (10 ha+) strong value growth over the 
past 18 months has forced values considerably above previous peak pricing, by 31% in Moorebank and by 
12.5% in Prestons. 
 
Figure 9. Liverpool LGA Industrial Land Values* – Average values serviced lots ($/m²)  


 
Source: Knight Frank Research 
*small = 2-5,000m², medium = 1-5 ha, large = 10 ha+ 
 


Figure 9 above shows key Liverpool industrial precinct land values and their relationship with the wider 
Sydney average. Compared with average Sydney land values for serviced lots, land in Liverpool has 
historically been priced at a considerable discount. For example, for small land parcels Sydney has averaged 
between 60% and 65% greater than land values across both Moorebank and Prestons since July 2007. That 
price differential has been greater for larger land parcels, averaging 65% greater than in Moorebank and 
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83% greater than in Prestons over the same time period. However, since January 2014, a combination of 
improved and committed infrastructure projects across Western Sydney, greater demand for larger lots and 
a reduction in land availability for the development of larger lots, has on the whole, seen that price 
differential trend downward for both Moorebank and Prestons (see Figure 10). As of April 2016, that land 
value difference against the Sydney average sits at between approximately 45% (Moorebank) and 70% 
(Prestons), thus beginning to reduce the price competitiveness of Liverpool as an industrial employment 
location on a relative basis. 
 


Figure 10. Price Differential vs. Average Sydney Land Values – Medium (1-5 ha) lots ($/m²)  


 
Source: Knight Frank Research 


 
The table below highlights the most recent and most relevant major land/development sales to have taken 
place within the Liverpool LGA. The sales highlighted are all zoned for industrial use, except where noted. 


 
Table 1. Recent Land/Development Major Sales Activity – Liverpool LGA 


Address 
Price  ($ 


mil) 
Area (m²) 


$/m² of 
area 


Vendor Purchaser 
Sale 
Date 


16 Bernara Rd, Prestons 5.60 19,800 283 Alex Chignone Private Feb-16 


39 & 60 Culverston Av, Denham 
Court 


6.70* 104,450 64.15 
Government 


Property NSW 
Prpic Jan-16 


140 Jedda Street, Prestons 4.024 16,290 247 Private Mir Brothers Nov-15 


4-6 Browne Parade, Warwick Farm 4.00** 1,297 3,084 Otis Developments West Diamond Oct-15 


34 Yarrunga Street, Prestons~  50.00 200,000 c.250 Private Logos Property Oct-15 


402 Hoxton Park Rd, Prestons^ 13.76^ 44,300 311 AHG Charter Hall (CPIF) Aug-15 


290 Kurrajong Rd, Prestons~ 38.99 c.150,000 c.260 Private Charter Hall (CPIF) Jun-15 


Coopers Paddock, Warwick Farm 17.20 115,000 150 Australia Turf Club Stockland Apr-15 


29a Bernera Rd, Prestons# 2.70 28260 96  Shiny Path Pty Ltd Aug-14 


Parcel A, Hoxton Park Airport 45.00 408,300 110 Leighton Holdings Mirvac Group Jan-10 


Source: Knight Frank Research 
* Zones R5 large lot residential **Residential Development site – DA approved for 36 residential units ^ Subject to a 15 year pre-lease to AHG 
# Land development agreement ~zoned yet unserviced land – retail land value (servicing of land at $90/sqm) 
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3.3 Rental Values 
 


The NSW economy is currently experiencing favourable economic conditions underpinned by strong growth 
in housing investment, above average retail expenditure, elevated infrastructure investment and a jobs 
market that has accounted for over half of the new jobs created nationally over the past 18 months. With 
interest rates forecast to remain low and the dollar expected to depreciate, state economic growth is 
forecast to outpace the national average over the next two years. These conditions, alongside stock and land 
shortages are conducive for positive leasing conditions across Sydney’s industrial markets, especially across 
Liverpool’s Prime industrial markets. 
 
These dynamics have resulted in prime industrial annual rental growth, across the Sydney Metropolitan 
Region, in the 12 months to April 2016 measuring around 5.0%, a rate more than double the average over 
the past five years (see Figure 11). Average secondary industrial rental growth has been less pronounced, 
albeit showing growth of around 3.0% over the past year.  
 
Compared with the Sydney Metropolitan region, industrial rental values across the Moorebank precinct 
increased by 1.8% for prime space, but remained stable for secondary space. This annual growth in prime 
net face rents in Moorebank has pushed average values to now sit around $115/m². Over a longer historic 
period, Prime Moorebank rents have grown by 15% over the past five years, outperforming growth of both 
Sydney and Prestons Prime and Secondary space. However, in contrast to annual growth in Moorebank, net 
face rental values have shown a greater increase across both the prime and secondary Prestons market over 
the 12 months to April 2016, 4.7% and 8.0% respectively. Upward pressure on net face rents across both the 
Moorebank and Prestons markets have resulted in rents sitting above pre GFC levels – except for 
Moorebank rents which are $2/m² below previous highs. 
 


Figure 11. Liverpool LGA Industrial Rental Values* – Net face rents ($/m²)  


 
Source: Knight Frank Research 
*Average Precommit Net Rent (5,000-10,000 sqm D&C) 
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Rents charged are a derivative of land costs, labour costs and construction. With construction and labour 
being almost equal across geographical areas, land costs therefore have the biggest impact on final rents 
charged. Land across the Liverpool LGA is relatively expensive as a large proportion of the LGA’s precincts 
are tightly held by privates. From a development perspective, the high cost of servicing this land essentially 
prices buyers out of the market, and pushes them to other competing geographical areas with more flexible 
and readily available developable land. 


In addition, 70-80% of outgoings on predominantly a standard base build warehousing logistics user, is made 
up of council rates and land tax. Therefore the higher the land and council tax rates, the higher the 
outgoings. This in turn affects gross rents, which are the determining rents which tenants/occupiers consider 
when looking at the total cost of the lease. With leases now being an accounting practice, and being placed 
on balance sheet, historic ambiguity in rental increases over time, has now forced groups into requiring fixed 
rental increase in order to know the exact costs of a lease. 


Liverpool City Council has a role to play in this equation due to its ability to fast track services, and by putting 
pressure on groups such as Sydney Water, to actually help assist in getting services to precincts to unlock the 
land. In turn, this will assist in reducing hurdle rates and make development easier and cheaper which in turn 
will keep gross rents competitive. 


 


Table 2. Recent Industrial Leasing Activity – Liverpool LGA  


Address 
Net Rent 


($/m²) 
Area (m²) 


Term 
(yrs) 


Tenant Date 


Pre-lease           


402 Hoxton Park Road, Prestons N/A 17,200 15 AHG Jun-16 


290 Kurrajong Rd, Prestons  107 15,340 7 Bracknells P/C 


38-46 Bernera Rd, Prestons 258 13,917 15+5+5 Inghams P/C 


38-46 Bernera Rd, Prestons 127 8,183 10+5+5 Salmat Ltd P/C 


102 Enterprise Circuit, Prestons 128 3,330 5 ALP Products P/C 


30-50 Yarrawa St, Prestons 139 45,571 15 Mainfreight Jan-15 


Hoxton Distribution Park, Hoxton Park Conf 90,000 25 Big W P/C 


Hoxton Distribution Park, Hoxton Park Conf 42,000 20 Dick Smith P/C 


Existing Leases 
     


3 Ash Road, Prestons 131g 5,032 10 Private Jan-16 


126 Jedda Road, Prestons 125g 3,994 5 Pretty Girl Fashion Group Dec-15 


51 Heathcote Road, Moorebank 130 1,971 N/A Evolution Traffic Controls Jun-15 


73 Alfred Rd, Chipping Norton 100 2,380 
 


Impact Solutions Jan-15 


230 Hoxton Park Road, Hoxton Park 105 6,533 7 ARB Corporation Ltd (ARP) Aug-14 


1 Secombe Pl, Moorebank 120 5,332 
 


Invenco Pty Ltd Feb-14 


66-68 Jedda Rd, Prestons 115 5,355 5 Western Pet Foods Jan-14 


 
Source: Knight Frank Research 
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3.4 Development 


 
Since 2009 supply of new industrial employment space has been relatively benign across the Liverpool LGA, 
albeit for a spike in development during 2012, when approximately 132,000m² of space, 100% preleased to 
Woolworths Ltd, was developed by Mirvac. Following this annual development spike, the next three year 
period (16,400m²/annum) saw below trend industrial development activity (see Figure 12).  
 
However, it is expected that the supply of new industrial space will again increase over the short and 
medium term, with approximately 194,125m² of projects already being monitored for potential 
development during 2016-18. This expectation is a result of the steady downward trend in vacant stock 
levels (5,000m²+) across the LGA, and wider region, with the bulk of this short term development phase 
limited to some institutional landholders and larger private land holders (see Table 3 on the following page). 
Over the medium term (2019-2021) we expect another 112,000m² of industrial space to be developed 
across the Liverpool LGA, if economic and financial market conditions remain equal.  
 
Figure 12. Liverpool LGA Industrial Development – Annual Gross Supply (‘000 m², bldgs >5,000m²) 


 
Source: Knight Frank Research, Cordell Connect 
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Table 3. Liverpool LGA Industrial Development – Future Supply (‘000 m², bldgs >5,000m²) 


Project Title Precinct 
Est. Area 


(m²) 
Developer 


Est. 
Completion 


Hoxton Park Rd Warehouse & Office 
402 (Lot 5) Hoxton Park Rd 


Prestons 17,200 
Charter Hall - Automotive 


Holdings Group 
2016-18 


AMP Crossroads Industrial Estate Casula 
Lot 204 Beech Rd 


Casula 32,617 AMP - Spec 2016-18 


Kurrajong Rd Warehouses 
29 Kurrajong Rd 


Casula 25,965 Charter Hall 2016-18 


Governor Macquarie Dr Warehouses - Coopers Paddock 
200 (Lots 41-43) Governor Macquarie Dr 


Warwick 
Farm 


48,560 Stockland 2016-18 


Kurrajong Rd Warehouse 
42A (Lot A) Kurrajong Rd 


Prestons 9,141 Private Investor 2016-18 


Crossroads Logistics Centre - Precinct C - Warehouse 3 & 4 
Lot 21 Beech Rd 


Casula 26,770 AMP - Casula Dev 2016-18 


Crossroads Logistics Centre - Precinct C - Warehouse 5 & 6 
Lot 21 Beech Rd 


Casula 17,040 AMP - Casula Dev 2016-18 


Heathcote Rd Industrial Complex 
37 (Lot 4) Heathcote Rd 


Moorebank 6,600 
Consolidated Bearing 
Company (Properties) 


2016-18 


Moorebank Av Industrial Development - Mfive Industry Park 
1 Moorebank Av 


Moorebank 10,231 Goodman 2016-18 


Prestons Industrial Estate 
Lot 34 Yarrunga St 


Prestons 111,980 Logos Property 2019-21 


Source: Knight Frank Research, Cordell Connect 
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4.0 Demand Outlook 


The gravitation of industrial businesses to Western Sydney is expected to continue as rising rents in inner 
and middle ring locations coupled with significant investment in road and infrastructure investment will 
motivate additional businesses to outer ring locations. This section of the report assesses the likely future 
demand for industrial land within the Liverpool LGA and competing areas of demand.  
 
 


4.1 Drivers of industrial land demand 


 
Demand for industrial land is driven by a number of factors, however they include locational preferences 
(proximity to key transport infrastructure or consumers etc.), population and employment growth, overall 
demand for goods and services and pricing. At a high level, employment growth in industry sectors which 
utilise industrial demand (stemming from an increase in industrial businesses and hence a need for further 
industrial land) are considered the key proxy for future industrial demand given the positive correlation 
between the two. 
 
The industry sectors which are broadly considered to locate in industrial areas are: 


• Manufacturing 


• Transport and storage 


• Wholesale trade 


• Construction 


 
These industries will be used to determine the future need for industrial demand in the following sections of 
this report. 
 
However, arguably the key driver of demand for employment land stems from institutional demand off the 
back of investment mandates to grow funds under management (expand their portfolios). If institutions buy 
land, and have a five or ten year projection on delivery, then they have committed funds to a project, 
essentially building a development pipeline. Institutions are driving demand in Sydney, by developing a 
pipeline as to create opportunities, to form part of their tenant retention strategies. Institutions need to 
retain tenants coming out of older facilities, who may require additional, more efficient or purpose built 
space. This is different to net transitioning, i.e. selling an asset, and moving a tenant to an existing facility. 
Therefore, every institution requires a healthy land bank or land reserve, to ensure their portfolios have the 
ability to grow over time and existing tenants are retained. A good example of the above is GPT who recently 
paid c$350/sqm for a six ha site in Eastern Creek, at a significant market rate. An institutions business model 
does not allow for a stagnant portfolio, thus competition for land is fierce, highlighted by other groups 
(including Frasers) being prepared to pay the same rate, to lock in land to ensure they have future strategic 
opportunities.  
 
The other major demand driver for land is occupier driven demand, particularly as occupiers require bigger, 
newer, better designed, efficient space. An example of efficient space is when an occupier can have slow 
moving product stacked in sections of a warehouse where the lights remain off unless an employee is active. 
One other main aim when designing new facilities is reducing the labour input cost, thus reducing the 
amount of employees required per hectare, although not to the point of total automation.  
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4.2 Employment projections 


 


The Liverpool LGA is expected to experience significant employment growth over the next 20 years off the 
back of a large increase in the resident population. From an industrial employment perspective, growth is 
expected to be extensive. 
 
At present, it is estimated that the industries mentioned above account for just over 23,728 jobs (2016 
Knight Frank estimate), representing 31% of all jobs within the Liverpool LGA. Using Bureau of Transport 
Statistics (BTS) employment projections, it is anticipated that by 2031, total jobs in these industries will 
measure 31,160, an increase of 7,432 jobs from 2016 estimates. This represents an annual average increase 
of 1.7%, considerably above the Greater Sydney average of 1.1% per annum for the same period. 
 
Given Liverpool’s proximity to key road networks including the M5 and M7 motorways, Transport, Postal & 
Warehousing employment is anticipated to experience the largest increase in employment, increasing from 
5,206 in 2016 to 9,190 by 2031. On the other hand, manufacturing employment is expected to be subdued, 
however remaining the largest employing industrial industry in the Liverpool LGA, increasing by 492 jobs to 
10,569 jobs by 2031.  
 
Transport, Postal & Warehousing is an emerging industry sector compared with manufacturing based 
industry, but one of the least labour intensive industries, and is further increasing efficiencies with 
technological advances in automation. As a result, demand on employment lands will be greater because 
those groups (Transport, Postal & Warehousing) actively seek bigger, larger, newer boxes, whereas 
manufactures rarely relocate due to the expensive and uneconomical cost of moving plant equipment. These 
groups (manufacturers) are the type of users who remain at a site for 15+ years, whereas a Transport, Postal 
& Warehousing operator is more likely to sign a lease for 7-10 years and then move on to the next site, if it is 
more efficient to do so. For example if a better racking system is designed, it may be better to offset the 
costs of a new racking system, and move to a new site and take the incentive offered, effectively making the 
move a net zero. 
 
Figure 13. Liverpool LGA Employment Growth by Selected Industries 


 
Source: Knight Frank Research, BTS 
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4.3 Industrial land projections 


 
The outlook for industrial land demand in the Liverpool LGA has been derived from the employment 
projections highlighted in section 4.2 and employment density ratios for the key industries which utilise 
industrial land. The employment density ratios used are: 
 


• Manufacturing: 30 employees per hectare 


• Construction: 25 employees per hectare 


• Wholesale Trade: 25 employees per hectare 


• Transport, Postal & Warehousing: 25 employees per hectare 


The projections relate to net land demand (or allotment demand) and do not include provision for roads, 
reserves and buffers. High impact industry uses, and those reliant on heavy vehicle access, will require 
greater provision for roads, reserves and buffers than lower impact areas such as service industry precincts.  
 
Industrial land demand indicates that future need in the Liverpool LGA from key sectors is in the order of 
1,176 hectares by 2031, an increase of 427 hectares from the 749 developed hectares identified by the 2015 
EDLP Report. Annual growth in demand is projected to be 25 hectares per annum between 2016 and 2021 
before reducing to 18 hectares per annum over the 2021-2026 period and 15 hectares per annum over the 
five years to 2031. 
 
Table 4. Industrial Employment and Land Projections 


  Total Employment       Estimated Land Demand 


Industry 2016 2021 2026 2031   Emp/ha   2016 2021 2026 2031 


Manufacturing 10,077 10,276 10,436 10,569   30   336 343 348 352 


Construction 4,499 4,887 5,466 5,778   25   180 195 219 231 


Wholesale Trade 3,946 4,680 5,159 5,623   25   158 187 206 225 


Transport, Postal & Warehousing 5,206 7,060 8,154 9,190   25   208 282 326 368 


                        


Total 23,728 26,903 29,215 31,160       882 1,008 1,099 1,176 


Average Annual Increase 
 


635 462 389       
 


25 18 15 


Source: Knight Frank Research, BTS 
Note: Industrial land projections are based on using the same employment density ratios over the forecast period. 


  
The most substantial demand is anticipated to come from the Transport, Postal & Warehousing sector where 
15 hectares per annum is required between 2016 and 2021 to keep pace with demand. Alternatively, limited 
take-up is expected to stem from the manufacturing industry.  
 
Overlaying this against the 209.4 hectares of remaining vacant and developable land within the LGA (both 
serviced and not serviced), it suggests there is a significant mismatch between future supply (zoned land) 
and demand. It is noted that the ELDP has identified significant proposed employment land within the LGA 
which has the potential to add to supply over the next few decades. Proposed employment land in the LGA 
includes:   
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Table 5. Proposed Employment Land, Liverpool LGA as at January 2015 


Precinct Area (ha) 


    


Liverpool Future Industrial 1,124.9 


Kemps Creek 446.8 


Rossmore 40.2 


Moorebank Defence Lands 336.0 


Western Sydney Employment Area Extension* 391.9 


    


Total Liverpool Proposed Employment Land 2,339.8 


Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 
*refers to the WSEA land located within the Liverpool LGA, a further 4,145.2 ha is located within the Penrith LGA  
 
However, unless this land or a considerable share of it is rezoned, serviced and preserved for future 
industrial uses, competing areas to the North and South will capture Liverpool’s industrial demand. 
 
It is noted that the BTS employment projections do not factor the full employment impacts of the Badgerys 
Creek Airport given the decision on a second airport was undecided at the time of its release. Knight Frank 
Research estimates that employment growth will be circa 10-20% above the projections above. 
 
  
4.4 Where in Liverpool? 


 


In the long term, major infrastructure investment will ultimately determine the direction and magnitude of 
demand for industrial space in Sydney. In this case, the prospects for industrial development within the 
Liverpool LGA appear solid given its proximity to both existing transport infrastructure links such as the M5 
and M7 and future infrastructure projects such as the WestConnex and the Moorebank Intermodal Terminal.  
  
Overall, the impact of road and port investment is expected to stimulate industrial development in South 
West Sydney, particularly within Liverpool. The Moorebank Intermodal Terminal would provide an efficient 
solution for improved movement of container freight between Port Botany and South West Sydney. The 
current ‘sweet spot’ to the north of the Liverpool LGA around the M4 and M7 intersection will be diluted by 
the Moorebank IMT. The WestConnex project and widening of the M5 will also shift industrial market 
impetus to the south west. In addition, locations to the south of the M4 and M7 junction will become more 
appealing due to relative affordability. 
 
Consequently, the centre of gravity for industrial development should continue to move away from the M4 
and M7 intersection, down the M7 and to the west of the M7 i.e. between Northern Road and the M7. The 
widening of Northern Road as part of the Western Sydney Infrastructure Plan will be a catalyst for industrial 
development in the region, as it also facilitates direct access to the north west resident population market. 
Suitable precincts in Kemps Creek, West Hoxton and Badgerys Creek are expected to emerge. 


 
However, with the bulk of land between Northern Road and the M7 (i.e. Kemps Creek, West Hoxton etc.) 
currently not zoned for industrial uses or are connected to services, these areas are likely to not be available 
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to industrial users until early to mid-2020s. Subsequently, it is important for Liverpool that this land is 
unlocked (rezoned and serviced) to capture future demand. For the Liverpool LGA, this area holds the key to 
capturing future industrial demand. 
 
For the purposes of this report, and in the opinion of Knight Frank, Liverpool City Council needs to open up 
scalable areas of employment land with certainty on delivery in terms of augmentation and servicing. In 
doing so, Liverpool will be able to secure institutional buy in, which is imperative as institutions are the 
groups who have the capacity and the capital to actually develop and bring tenants. In Sydney, as expressed 
throughout this report, with the way land rates are, private developers struggle to take on projects of scale, 
and an institution will be reluctant to take on a project unless it has scale. For example, Frasers are currently 
trying to source englobo, unzoned, unserviced land; however they require at least 30 ha of contiguous area. 
Therefore, there is a gap in the market dynamics between when activity can and cannot occur. 
 
In the opinion of Knight Frank, Liverpool City Council’s role in the above is to provide a clear blueprint of 
timing and servicing to bring land online. With certainty it allows institutions to pay the type of rates that the 
privates are prepared to divest their land, so that they can build scale. Without the certainty an institution 
will not become active, nor pay the rates that privates on 5 acre lots are willing to sell for. Privates are 
competing on the same land, and in some parts even better land than an institution for a pre lease. 
However, privates remain uncompetitive to a global corporate such as DHL or TNT, due to the level of risk 
involved during servicing and construction, in addition to the uncertainty of processes throughout a lease. 
 
Therefore, the Liverpool LGA is not seeing a greater increase in institutional land ownership. Without 
institutional land ownership the Council will be overlooked, with institutions pushed down to the South 
West, further North and out West towards Badgerys Creek, if they can find scale. As expressed throughout 
this report, scale is key for an institutional developer and the majority of development on greenfield land is 
for bigger, more efficient space, and requires at least 2 ha+. 
 
In the interim, demand within the Liverpool LGA over the next decade is expected to remain focussed upon 
Prestons. As at January 2015, there was 118 ha of undeveloped zoned employment land within Prestons 
which based on historical take-up rates since 2008, equates to approximately 13.8 years’ worth of supply. 
Beyond this, Cross Roads at Casula and Austral represents the next locations within the Liverpool LGA which 
can accommodate substantial growth over the next decade, however is constrained by a lack of large lots 
which will limit demand from larger users unless site amalgamations can occur. 
 
It is important to note that the bulk of this land is currently not serviced with just 41.1 ha of zoned and 
serviced land across the Liverpool LGA.  
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4.5 competing areas outside of Liverpool 


 


In recent years, the bulk of Sydney’s industrial take-up has occurred in the Blacktown and Penrith LGAs, 
namely concentrated in selected precincts including Eastern Creek and Erskine Park where there is ease of 
access to major arterial roads and availability of undeveloped land.  
 
Looking ahead, industrial precincts to the north of the Liverpool LGA are expected to remain buoyant, 
underpinned by the progression and promotion of the Western Sydney Employment Area (WSEA) which is 
heavily concentrated within the Penrith and Blacktown LGAs. However, land across WSEA is now tightly held, 
with land owners reluctant to sell unless they are deriving large profits. In the past there have been big 
opportunities for corporates to purchase land within the WSEA, an example of that is at Marsden Park, 
where corporates such as Costco, Ikea, Lindt, Dulux, Aldi bought and occupy land. The reason for locating in 
Marsden Park was partly due to the areas connectivity, being positioned on the M7. However, the main 
reason was because Marsden Park was the only real opportunity these groups had to buy land.  
 
Conversely, Marsden Park is yet to secure a prelease as its price competitiveness, out of its own relative 
success, has become uncompetitive compared to an institutionally owned land holding. Fundamentally, the 
land rates Marsden Park achieved in selling to owner occupiers were essentially c$50sqm above true market 
value, as an owner occupier will always pay more to secure a site. Therefore, if Marsden Park is placing their 
land into a feasibility at, for an example price of $400m², and an Institution are at $350m² then the situation 
becomes uncompetitive, and thus land owners have to wait, as they are hesitant to take a write-down on 
their land value. 
 
The issue Liverpool City Council has is the more land that is unlocked and the more certainty that is given 
then institutions will become more active. However, the land rates have to be feasible and competitive 
otherwise private landowners will sit on land. In the opinion of Knight Frank, the Liverpool City Council 
cannot pick small scale isolated land pockets to rezone as expectations from land owners become too high, 
and leaves no other competing opportunities within the LGA. In terms of development of employment lands, 
this strategy would result in the LGA being left behind. In the opinion of Knight Frank, it is important for 
Liverpool City Council to create competitive tension in the market amongst those groups who are trying to 
find and secure occupiers, which can be done by rezoning larger tranches of land. 
 
Using the same method as in Section 4.3, we are able to determine the likely level of demand for nearby 
LGAs over the next 15 years. Over the next fifteen years (to 2031), industrial demand in the surrounding 
LGAs is expected to be in the order of: 
 


 Blacktown: 614 ha (average of 40.9 ha per annum) 


 Penrith: 528 ha (average of 35.2 ha per annum) 


 Campbelltown: 127 ha (average of 8.5 ha per annum) 


 Camden: 94 ha (average of 6.3 ha per annum) 
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Figure 14. Industrial Demand by Competing LGAs, hectares, 2011-2031 


 
Source: Knight Frank Research, BTS 


  
 
The maps on the following page highlight regions (by SA2) where employment growth in the dominant 
industrial industries is expected by five year intervals. Importantly, these projections are reliant on demand 
being met by suitable employment land. In the case where appropriate supply is not available, demand will 
shift elsewhere. These trends (highlighted on Map 5) indicate that land within the Liverpool LGA to the west 
of the M7 Motorway should be prioritised and unlocked to accommodate future demand. 
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Map 5. Industrial Based Employment Gains, 2016- 2031 


 


Between 2016 and 2021, the Horsley Park - Kemps 
Creek SA2 and the Mulgoa - Luddenham - Orchard 
Hills SA2s are expected to account for the bulk of 
growth. For the Liverpool LGA, the progression of 
the Moorebank Intermodal Terminal is expected to 
result in substantial land demand as industrial 
based employment growth is expected to exceed 
1,200 jobs for the period. Elsewhere, the Badgerys 
Creek – Greendale SA2 region is set for solid 
growth while growth in Prestons is anticipated to 
ease from recent levels as demand shifts west of 
the M7 Motorway.  
 
During the five years to 2026, employment growth 
in industrial industries is expected to be more 
concentrated in Western Sydney Employment 
Area, underpinned by Horsley Park - Kemps Creek, 
Prospect and Mulgoa - Luddenham - Orchard Hills 
SA2 regions. The north western area of the 
Liverpool LGA, surrounding Badgerys Creek is 
anticipated to result in substantial industrial 
demand while more moderate growth is 
antipcated elsewhere in the LGA. Notably, over the 
10 years to 2026 (first two maps), a net decline in 
industrial based employment in South Sydney is 
expected as further business shift to outer west 
Sydney off the back of further withdrawals for 
alternative uses. 
 
Similar to the previous five year period, 
employment in industrial industries over the 2026-
2031 period is expected to remain in the area west 
of the M7 Motorway and south of the M4 
Motorway. Industrial demand for the Liverpool 
LGA is expected to occur immediately south of 
Elizabeth Dive.  


 


 
Source: Knight Frank Research, BTS 
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4.6 Constraints to future development 
 
 


A lack of suitably sized lots can potentially limit industrial development. The majority of undeveloped 
employment land lots available for development are relatively small. Approximately 77% of all lots across 
the Sydney Metropolitan region are smaller than one hectare in size; a further 17.5% of all lots are between 
1 and 5 ha in size (see Map 6 and Map 7).  
 
The impact from this is that development of smaller lots only appeals to certain end users or tenants. This 
effectively reduces the scope for market absorption and large anchor tenants, reducing the overall level of 
industrial construction activity. This is apparent across the Liverpool LGA, whereby the undeveloped land 
supply across the LGA is primarily held in parcels sized below 5 hectares, accounting for 94% of all 
undeveloped zoned land lots. At the same time, there are just six undeveloped zoned lots sized above 5 
hectares, only two of which are sized above 10 hectares which is the ideal land parcel size to accommodate 
new larger users.  
 
Map 6. Number of Undeveloped Employment Land 
Lots by Size, LGA 


Map 7. Total Area (ha) of Undeveloped Employment 
Land Lots by Size, LGA 


  
Source: Knight Frank Research, ELDP 2015, NSW Land and Property 
Information (data aggregated at geographic centre of LGA) 


Source: Knight Frank Research, ELDP 2015, NSW Land and Property 
Information (data aggregated at geographic centre of LGA) 


 
Elsewhere, Blacktown and Penrith LGAs have a greater ability to accommodate larger logistic users given the 
higher provision of larger lots (see Table 6 on the following page). Subsequently, in order to capture ‘big box’ 
demand in the Liverpool LGA, land to the west of the M7 Motorway will need to be unlocked through 
rezonings. Providing the framework for an easier re-zone process will assist developers and some larger 
users to acquire greenfield englobo land. Similarly, servicing of englobo land will give developers certainty on 
availability and timing of sites. 
 
In the opinion of Knight Frank, Liverpool LGA has all the attributes needed to be one of the absolute prime 
industrial areas. The LGA has rail, roads, infrastructure, a predominantly blue collar population, ample land 
and has council support, the LGA now needs to tick the box to get that land unlocked. If Liverpool City 
Council is successful in unlocking land, then there is no reason why Liverpool LGA would not be more 
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successful in retaining tenants and increasing development rates than for example, Eastern Creek or Erskine 
Park, however, there is limited opportunity at the moment. 
 
Liverpool LGA is competing geographically, but more importantly the LGA is competing against sophisticated 
institutional developers. These owners, in Sydney’s case, predominantly, and effectively, already have 
control of the tenant from an existing facility and have the relationship. Institutions can move tenants out on 
to other lands that they own, and have the ability to undercut a private land holder, not on a land rate basis, 
but on a construction basis (due to economies of scale), which ultimately affects the feasibility. For the 
majority of privates, they either undercut or write-down their land to give themselves a competitive edge on 
a construction price, however, the hardest part for a private, is credibility, capability, delivery risk and 
demonstrating to a global corporate that they can complete, with limited track record.   
 
Table 6. Undeveloped Zoned Employment Lands by Lot Size, North West & South West, 2011 


  Liverpool Blacktown Penrith Other Sydney 


  Lots % Lots % Lots % Lots % 


< 0.1 ha 11 11% 327 61% 36 17% 233 25% 


0.1 - 0.5 ha 10 10% 80 15% 101 47% 379 41% 


0.5 - 1 ha 14 14% 41 8% 31 14% 102 11% 


1 - 5 ha 60 59% 46 9% 33 15% 171 19% 


5 - 10 ha 4 4% 15 3% 5 2% 19 2% 


> 10 ha 2 2% 28 5% 9 4% 18 2% 


                  


Total 101 100% 537 100% 215 100% 922 100% 


Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 
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Executive Summary & Recommendations 


 
Sydney’s industrial landscape is rapidly changing, with increased global competition emphasising a 
requirement for innovation and specialisation in order to establish a competitive niche, which is particularly 
true for larger industrial users which require scale. Alternatively, continued population growth has created 
significant demand for localised industrial services including those businesses within the building industry, 
and maintenance and repairs e.g. auto repairs. The latter is important as almost nine in ten of all industrial 
businesses within the Liverpool LGA employ less than four workers (including sole trading businesses), 
meaning they provide the backbone of blue collar jobs within the Liverpool LGA. The key takeout in regards 
to how Liverpool’s existing industrial lands differ from the broader Sydney region is that the bulk of 
businesses (and hence jobs) service the local population.  
 
Industrial employment lands within the Liverpool LGA are characterised by a wide range of employment and 
business types. At a high level, there are 44,817 jobs located within the SA2 regions which accommodate 
existing industrial lands, with manufacturing based employment accounting for 46% of blue collar jobs. This 
alone puts Liverpool in a unique position as the LGA is reliant on manufacturing based employment 
(equipment manufacturing, bakery product manufacturing etc.) yet broader indicators suggest a continued 
decline in manufacturing employment is expected.  
 
At a macro level, this report and Knight Frank’s May 2016 Industrial Employment Lands Study report 
highlights two key emerging themes. They are: 
 


1. The need to release/realise larger tracts of appropriately zoned and serviced employment lands in 


key precincts, which in turn will capture ‘big box’ developers and keep occupiers in the Liverpool LGA 


(as opposed to tenants locating/relocating to Penrith and/or Blacktown LGAs). 


2. Rezone and or protect (where appropriate – see section 2.1 for detail on each precinct) existing 


developed employment lands in the ‘eastern’ precincts of the Liverpool LGA which caters towards 


smaller business/industrial user groups which account for the majority of existing industrial 


businesses within the Liverpool LGA. 


Following these two recommendations and as part of the review of key precincts, there is potential for 
repositioning of some existing industrial areas within the LGA. At the same time, it is recommended that it is 
important and strategic to clarify the desired future role and character of the individual precincts noting that 
each has particular local issues and conditions that will influence the manner and extent of future industrial 
uses. By way of commentary, we note the following:  
 


 A number of the precincts are located in areas that historically were urban fringe areas and now are 


surrounded and adjoin residential areas. The result appears to be a number of practical limits to their 


operating and prospects of expansion or intensification. Specifically  


o The mixing of residential and industrial traffic on the local road network  


o The locating of housing on land adjoining industrial and the resulting land use conflict.  
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The relevant key directions and the strategic drivers as outlined in this report will result in a number of 
implications for the existing and future industrial employment lands in the Liverpool LGA. Some high level 
recommendations include but are not limited to:  


 


 A significant opportunity to generate new industrial employment areas in the Bringelly Road 
Enterprise Corridor alongside the upgrade of Bringelly Road and the Northern Road 


 Council should reinforce its position in the continued provision of the original strategic location of 
employment land on either side of the Western Sydney Airport land to ensure the provision of 
future industrial employment land for the LGA. 


 It is recommended that Council investigate the introduction of development incentives in precincts 
such as Yarrunga/Prestons, Moorebank, Chipping Norton and the Len Waters Estate for 
manufacturing, construction and wholesale/logistics industries to recognise the role of the region in 
these specific industries and to protect these strategically located industrial areas. 


 The potential future extension of the Sydney Metro from Bankstown to Liverpool provides an 
opportunity - the potential for Metro stops provides an opportunity to reposition select industrial 
precincts to make best use of this heightened accessibility and the principal of intensifying 
development within a walking distance of such stations (Transit Oriented form of Development).  


 The long term locating of new ‘heavier’ industry, in particular those that maybe characterized as 
‘offensive or hazardous’ maybe more appropriately directed towards areas where they are least 
constrained by the potential for land use conflict. Specifically, Prestons and Moorebank (being the 
area to the south of the M5 Motorway) are not close or adjacent to existing residential areas and 
provide an opportunity to maintain an appropriate and planned buffer.  


 The presence of large-box warehousing demand in Prestons, Moorebank and Hoxton Park confirms 
the strategic location of Liverpool in terms of the M5, M7, future M12 and longer term, the M9 
Western Orbital. This is a key comparative advantage for Liverpool and confirms the importance of 
preserving and consolidating this role for each precinct, noting the practical limits to any expansion 
of Hoxton Park. 


 By reviewing the local planning framework, which considers the rezoning of some industrial zoned 


land to either a B5 (Business development), B6 (Enterprise Corridor) or B7 (Business Park), the 


precincts would facilitate greater flexibility in regards to development and user types which could be 


accommodated. 


In considering both the character of the established industrial areas and the emergence of newer more 
recent areas, and the potential for additional employment areas as a result of new infrastructure, we would 
recommend that a review be undertaken of the current industrial zoning framework in order to determine 
whether it reflects a more contemporary and long term positioning of the role and character of precincts 
within the LGA. Specifically and by way of example: 
 


a) A review as to whether a wider business zone (including B5 - Business development, B6 - Enterprise 


Corridor or B7 - Business Park zone) is more appropriate for the Sappho Road (Warwick Farm North) 


industrial area. 


b) A review as to whether the best and highest order employment use for Orange Grove is more 


business (B5 - Business development, B6 - Enterprise Corridor or B7 - Business Park zone) in 
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recognition of its proximity to the Liverpool City Centre and hospital, whilst also encouraging the 


location and retention of viable industrial uses   


c) The further consolidation of the role of Yarrunga/Prestons as a strategic freight, logistics and 


warehousing hub for Liverpool and Western Sydney. 


d) The potential to encourage the locating of heavier industry that might be characterized as offensive 


and/or hazardous industries in areas where buffer can be address land use conflicts such Moorebank 


South and Yarrunga/Prestons. 


e) Examine ways to further encourage and consolidate the established roles of Moorebank, 


Yarrunga/Prestons and Chipping Norton industrial areas as the major employment generating 


clusters for the LGA together with adopting measures to promote the locating of certain uses in 


those precincts that appear to have a comparative advantage for that use. The specific details of 


those measures is subject to further investigations however in principle recommend that 


consideration be given to the adopting and/or amending of planning controls that make it “easier” 


to locate in the precincts of Yarrunga/Prestons and Moorebank where there are larger englobo 


parcels and existing lots capable of accommodating logistics and warehousing. It is recommended 


also that the additional measure of say a financial incentive by way of a reduction in Section 94 


development contributions be considered provided there is a policy decision made by Council to 


“subsidise” infrastructure where there is a greater public benefit in supporting local employment.  


Such financial incentives would need to be investigated to determine the extent to which they would 


have a real and practical impact on investment decisions to locate within the Liverpool LGA.   


f) The potential to review the zoning at the Priddle/Scrivener Street (Warwick Farm) industrial precinct 


as vehicle and truck access is constrained (on average, the width of both streets is 11.5m with street 


parking offered on both sides). Consequently, the inferior truck access to the precinct affects the 


precincts desirability, while residential and other competing uses to the north support this view 


(rezoning) given the conflicting land uses. 


Background to the report 


 
The Liverpool City Council is undertaking a review of its current Local Environmental Plan. As part of the 
review the Council has instructed a number of consultants/advisors to provide detailed background studies 
which are required to be prepared to inform the review of the plan.  
 
For this report it was noted that the Council would like to expand on the Consultancy Assignment that Knight 
Frank Consulting delivered in May 2016, noting that the purpose of that study was to focus on larger sites 
likely to capture activity from institutional groups. It was understood that Liverpool City Council requires a 
supplement to the previously prepared study, expanding the analysis to cover all industrial employment 
lands in the Liverpool LGA, including small and medium sized sites. The Supplement Industrial Employment 
Lands Study is a separate body of work from the initial Study, however draws on a number of similar themes 
and discussions. 
 
This report has been jointly prepared by Knight Frank Consulting and Knight Frank Town Planning.   
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1.0 industrial market trends – Sydney & Liverpool 


 


1.1 trends and drivers 


 


A look at emerging trends occurring in industrial land markets across Sydney reveals how the use of 
industrial land is changing. Increased global competition has emphasised a requirement for innovation and 
specialisation in order to establish a competitive niche. This has resulted in changes to the way new estates 
are being planned and positioned, with lots needing to be more flexible and adaptable to tenant needs and 
requirements. At the other end of the spectrum, it has also been observed that the growth in the 
requirement for industrial land servicing the needs of local community/trades has also increased. This 
includes those involved in the building industry, and maintenance and repairs e.g. auto repairs. The latter is 
crucial for the Liverpool LGA as existing employment lands are dominated by smaller businesses servicing 
the local population. 


 
Key industrial trends identified across Sydney include:  


 


 More flexible lot sizes, which can accommodate a broader mix of industrial user groups,  


 Bigger more efficient warehousing, 


 Greater accessibility by road, rail and public transport for both business and employees,  


 Convenient location close to growing residential areas and hence access to workforce, 


 Greater importance placed on competitive advantage, 


 Reduction in cost in order to be more competitive. 
 
For Sydney’s South West, leasing activity has been solid over the past two years. Diminishing stock levels and 
rising rents in established inner ring locations has provided motivation for industrial businesses to relocate 
to suitable sites in close proximity to major rail and road networks within Sydney’s South West. However, 
this trend has been most prevalent for businesses who service other businesses as opposed to servicing local 
residents. 


 
In regards to the Liverpool LGA, demand for industrial lands has been strong with the focus being firmly 
concentrated in Prestons, Moorebank and Chipping Norton, highlighted by the most recent 2015 
Employment Lands Development Program Report, which is highlighted in section 1.2.  
 
With almost nine in 10 industrial businesses in Liverpool’s existing employment lands employing four or less 
workers (including sole trading/non employing), demand remains heavily concentrated in small lots, typically 
sized below 1,500m², while solid demand for smaller strata titled industrial premises exists.  
 
Unlike large industrial precincts located to the north, namely being Eastern Creek and Erskine Park, Liverpool 
has a large reliance on smaller businesses that provide services to the local population, compared to 
businesses that mainly deal with other businesses. This makes sense as current employment lands are 
surrounded by residential uses. These businesses include automotive repairs (including panel beaters), 
waste management provisions, storage facilities for concrete batching and plant and equipment hire. 
However, it is important to note that there is also a large presence of larger users currently located in the 
LGA, with examples including the ALDI distribution centre and Visy. 
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The primary driver for the demand of small lot industrial space has been population growth, as a larger 
resident base creates additional demand for services. The majority of demand is considered to be from light 
industries, in that they are less capital intensive, have a lower environmental impact and are consumer 
oriented businesses. With population growth in South West Sydney expected to outstrip growth across the 
broader Sydney region, demand for localised services will amplify. Some sectors are highly competitive in the 
Liverpool LGA where in a substantive way, the high rate of residential building and strong population growth 
has created significant demand for particular industries, namely being construction and consumer services.  


 
Looking ahead, it is important that the Liverpool LGA’s employment lands be preserved in order to capture 
future market demand. In some cases, given the high provision of light industrial industries, some precincts 
may require further assessment for rezoning to higher employing business zones which will still facilitate, 
and accommodate, growth in light industrial businesses. By maintaining employment lands, the current and 
future needs of local residents will be met. 
 
1.2 Liverpool LGA – Key themes from the 2015 ELDP 


 
As per the 2015 Employment Lands Development Program (ELDP) report, there were 209.4 ha of zoned 
employment lands within the Liverpool LGA which was yet to be developed, accounting for 6.9% of Sydney’s 
undeveloped zoned industrial employment lands. Based on historical take-up rates, there is theoretically 
sufficient land for another 14 years and beyond (average of the last seven years). 
 
Figure 1. Liverpool LGA Zoned Land Status (Ha) – last five years 


 
Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 


 
Over half of all undeveloped land zoned as industrial employment land in the Liverpool LGA is located in the 
Preston’s precinct (56.4%, or 118 ha), and a further 21.4% is located in Austral (44.8 ha), as part of the newly 
rezoned South West Growth Corridor (see Figure 2). An additional, 41.4 ha (19.8%) of undeveloped zoned 
industrial employment land is split almost evenly between Warwick Farm Racecourse (Coopers Paddock), 
Cross Roads, Casula and Moorebank. The remaining 2.5% or 5.2 ha of Liverpool LGA’s zoned industrial 
employment land are located amongst Chipping Norton, Hoxton Park Airport (Len Waters Estate) and 
Sappho Road (Warwick Farm North) precincts.  
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Figure 2. Liverpool LGA Zoned Land Status (Ha) – last five years, by Precinct 


 
Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment 


 
While there is capacity for future development at selected precincts in the Liverpool LGA, the majority of this 
land is not serviced which will consequently limit development over the next five years unless adequate land 
is serviced. The most recent available data from NSW Planning (ELDP, 2015), indicated undeveloped and 
serviced land within the Liverpool LGA had declined to 41.1 ha (see Figure 3).This figure represents 9.1% of 
all undeveloped and serviced land across the Sydney Metropolitan region. This Liverpool LGA total 
represents a 7.6% fall in undeveloped and serviced land compared with 2010, and a 14.2% drop over the 
most recent year as land uptake has outpaced the rate of new land parcels being serviced.  
 
To give some context as to why this amount of serviced land implies a relative shortage of available 
inventory for imminent development, the average take up of land has been approximately 15 ha per annum 
since 2008, reflecting a possible 2.8 years of available supply (see Figure 4). Although the average take up of 
land has fallen to around 5.5 ha per annum over the past four years, which would reflect a possible 7.5 years 
of available supply. In 2010 take-up of land reached 44.4 ha, which suggests that, the current land availability 
could be developed in one year. Take-up refers to land that has been consumed by industrial development 
(i.e. vacant employment lands which have been developed). It is defined as the point at which development 
has commenced on a site and the site is therefore no longer available for development. 
 
The Government is yet to formally provide a framework on how to service undeveloped land. While 
institutional developers have a relatively greater capacity to fund this cost, it is a considerable impediment 
for smaller privates. This is providing institutional developers with the opportunity to control the market 
share of developments over the next two to three years.  
 
Larger private land holders have the potential to compete in the short term development cycle, however 
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have shown limited urgency to progress the development of land holdings to this point in time. This has 
been shown by the bulk of development within the Liverpool LGA having been developed by the major 
institutions over the last 5-10 years.  
 
Figure 3. Undeveloped and Serviced Land (Ha) – by Precinct, 2008-2014 


 
Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment (unpublished data for Chipping 
Norton, Orange Grove and Sappho Road (Warwick Farm North) 
 


Figure 4. Take-up of Employment Land (Ha) – by Precinct, 2008-2014 


 


Source: Knight Frank Research, Employment Lands Development Program, Department of Planning and Environment (unpublished data for Chipping 
Norton, Sappho Road (Warwick Farm North)* Take-up analysis only includes lots greater than 100m² and does not include existing lots which wer e 
already partially developed. The figures will therefore contain a small under estimation of total take-up. 
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1.3 Supply Challenges - Services Required 


 
As mentioned in Knight Frank’s May 2016 Industrial Employment Lands Study report for Council, in order to 
facilitate development, the servicing of undeveloped and zoned land within the Liverpool LGA is required to 
accommodate short and medium term employment growth. Beyond this, consideration should also be taken 
for land which is not currently zoned for industrial uses but is likely in the future. Anecdotal evidence from 
key industrial developers highlighted that the provision of services was key in the development of industrial 
land. Put simply, developers require certainty with sites and without servicing being readily available, there 
is no certainty, particularly in relation to timing.  
 
In terms of Liverpool City Council’s role in the above, the Council has the ability to fast track services. In turn, 
this will assist in reducing hurdle rates and make development easier and cheaper which in turn will keep 
gross rents competitive. The main components of the key services required are electricity, water and sewer. 
These are highlighted below. 
 
Electricity Supply To provide certainty for developers, readily available electricity supply is 


needed. All businesses who occupy industrial areas are reliant on electricity for 
operational needs. Proactive forward planning is required as there is a 
considerable difference between electricity supply for residential uses and 
industrial uses, given that upgrades are typically required to accommodate 
usage.  
 


Water and Sewer Supply Water and sewer supply is an important consideration for industrial users, 
particularly manufacturers.  


 
Similarly, road infrastructure upgrades and improvements to public transport servicing the Liverpool LGA’s 
industrial areas is also an important consideration. While there are major infrastructure works occurring 
throughout the Liverpool LGA and South West Sydney, it is recommended that Council engage in discussions 
with the relevant transport agencies. This includes provisions for additional/improved road access. 
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2.0 Current industrial land 


Utilising the industrial precincts identified within the 2015 Employment Lands Development Program (ELDP), 
there are 11 zoned industrial precincts scattered throughout the Liverpool LGA, all of which vary in size and 
include a mix of industries. As at January 2015, there were 958.4 ha of zoned industrial employment lands 
within the LGA, of which 749 ha were developed.  
 
Although fragmented and spread throughout the LGA, the bulk of Liverpool’s industrial zoned land is located 
at either Prestons or Moorebank, collectively accounting for 71% of zoned industrial land within the LGA. Of 
note, the majority of this land has been developed. With the exception of Chipping Norton (100.9 ha), other 
industrial precincts within the LGA are relatively small in terms of industrial zoned land (sub 50 ha). 
 
The following precincts were identified as part of the 2015 ELDP: 
 


 Warwick Farm Racecourse (Coopers Paddock)     •    Austral •    Cecil Park*  •    Chipping Norton 


 Cross  Roads, Casula •   Hoxton Park Airport (Len Waters Estate)  •    Moorebank  


 Orange Grove  •   Priddle/Scrivener St (Warwick Farm)    •    Sappho Road (Warwick Farm North) 


 Yarrunga/Prestons 
 
Map 1. Location of Liverpool Zoned Industrial Land 


  
Source: Knight Frank Research  
(*note; analysis of Cecil Park has been excluded from this report given its small land use offering of 1.6ha) 
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2.1 OVERVIEW OF EXISTING INDUSTRIAL ZONED PRECINCTS IN THE LIVERPOOL 


LGA 


 


The following overview has been prepared based on a review of the current zonings, mix of existing uses and 
field inspection. For comparative purposes, the industrial precincts have been categorised in the same 
manner as that adopted by the 2015 Employment Lands Development Program Report (Employment Report) 
prepared by the Department of Planning and Environment. The overview and description of each precinct is 
set out below.  
 
Map 2 below illustrates the extent of existing and proposed industrial/employment lands in the Liverpool 
LGA as per the Employment Report as at January 2015. It is noted however that the map describes areas 
zoned for industrial purposes and not areas currently used for that purpose. It is noted that for example, 
Sappho Road (Warwick Farm North) is largely used for automotive sales. Accordingly and whilst the 
Employment Report is a useful indicator of land supply, it needs to be read in conjunction with the existing 
land uses suggesting that the figures within that report are a moderate overestimation of the availability of 
industrial lands in the LGA.  
 
Map 2. Existing and Proposed Employment Lands in the Liverpool LGA 


 


 
Source: Department of Planning and Environment 
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2.1.1 YARRUNGA/PRESTONS 
 
The Yarrunga/Prestons Industrial Area is one of the largest industrial areas in the Liverpool LGA. The 
industrial area is predominantly zoned IN3 Heavy Industrial with an area of land zoned IN2 Light Industrial in 
the north-eastern sector and areas of land zoned IN1 General Industrial along the southern and south-
eastern edge of the industrial area.  
 
The industrial area is well connected in terms of road access. The M7 Motorway Bernera Road interchange is 
located within the industrial area. The M5/M7 Motorway interchange is located less than 800 metres from 
the southern edge of the industrial area. The strategic location of this industrial area allows for direct links 
from the M7 to the Sydney CBD, Port Botany, Sydney Airport, the future Western Sydney Airport at Badgerys 
Creek, the greater metropolitan region and interstate freeways.  
 
Access to public transport servicing the industrial area is limited. Bus stops along Kurrajong Road, Wonga 
Road and Hoxton Park Road provide connections to areas such as Liverpool, Casula, Ingleburn, Carnes Hill 
and West Hoxton.  
 
The industrial area zoned IN1 and IN2 adjoins residential areas zoned R2 Low Density and R3 Medium 
Density on the southern and eastern edges. An Environmental Management and Special Infrastructure 
(drainage) and Recreation zones provide a buffer between the IN3 and adjoining R2 residential zone to the 
west. An R4 High Density residential zone is located adjacent to an IN1 zone at the northern part of the 
industrial area.     
 
Vehicular access to the surrounding residential areas to the south and east of the site are largely shared with 
access into and around the industrial area.  
 
Land allotments within the industrial area are fragmented in parts. The size of allotments within the 
industrial area varies from 1,500 square metres to 28 hectares.  
 
The strategic location of the Yarrunga/Prestons industrial area on the M7 Motorway and near the M5 
Motorway is significant to the existing and future freight, logistics, warehousing and distribution land uses 
that are likely to significantly contribute to employment generation in the Liverpool LGA. Recent 
developments in the industrial area include the Aldi Distribution Centre, Inghams, Mainfreight Facility, Biz 
Holdings and Sydney Water.  
 
As indicated within the Western Sydney Infrastructure Plan, the location of the Yarrunga/Prestons industrial 
area will also benefit from the planned upgrade of Bringelly Road and the Northern Road as well as the 
future M12 Motorway providing direct connections from the M7 Motorway to the Western Sydney Airport.  
 
Improvements in public transport servicing the industrial area as the newer land release in parts of the 
industrial area continue to develop will be important to attracting well-known companies to locate in 
Yarrunga/Prestons and increase the employment generating capacity of the LGA.  
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Two areas of land zoned B6 Enterprise Corridor directly adjoin the industrial zoned land to the north of the 
industrial area. While the B6 zone allows for some light industrial uses with consent, it also permits some 
types of residential accommodation development such as multi-dwelling housing and shop-top housing 
which could reduce the employment generating capacity of the adjoining industrial lands due to a potential 
for land use conflict. Council should carefully consider any future rezoning proposals to rezone industrial 
land to B6 Enterprise Corridor within or adjoining the Yarrunga/Prestons Industrial Area.  
 
Map 3. Yarrunga/Prestons Zoning Map 


 
Source: NSW Department of Planning and Environment 


 
 


2.1.2 Moorebank 
 
The Moorebank Industrial Area is one of the largest industrial areas in the Liverpool LGA. The industrial area 
is predominantly zoned IN1 General Industrial with an area of land zoned IN2 Light Industrial in the north-
western sector.  
 
The northern and southern parts of the industrial area are well connected in terms of road access. The M5 
Motorway Moorebank Avenue interchange and Heathcote Road interchange is located within the industrial 
area.   
 
Parts of the northern-western sector are within an 800 metre radius of the Liverpool Train Station. Buses 
service the industrial area with connections from Liverpool Train Station.  
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The surrounding residential areas are predominantly buffered by recreation and waterway zones and 
defence land, however an established residential area is land-locked in the interior of the northern portion 
of the industrial area adjoining land zoned IN1 on two edges and IN2 on one edge with a recreational area 
zone on the other. A second residential area adjoins IN1 zoned land in the southern portion of the industrial 
area on one edge only. Vehicular access to these residential areas is largely shared with access into, and 
around, the industrial area.  
 
Land allotments within the industrial area are fragmented in parts. The size of allotments within the 
industrial area varies from 325 square metres to 83 hectares.  
 
The strategic location of the Moorebank industrial area on the M5 Motorway is also important to the 
existing and future freight, logistics, warehousing and distribution land uses that are likely to significantly 
contribute to employment generation in the Liverpool LGA. The future M12 Motorway as indicated within 
the Western Sydney Infrastructure Plan will provide direct connections from the industrial area to Western 
Sydney Airport at Badgerys Creek. Newbridge Road currently provides a connection from the northern part 
of the industrial area to Bankstown Airport.  
 
It is noted that in the southern portion of the industrial area, concept approvals have been granted for two 
intermodal terminals in Moorebank. The proposed intermodal terminal to the east of Moorebank Avenue is 
a private intermodal terminal known as the SIMTA Intermodal. The proponent for the intermodal terminal to 
the west of Moorebank Avenue is the Australian Government Department of Finance and Deregulation. It is 
known as the Moorebank Intermodal Terminal (MIT). The freight intermodals will be a destination for freight 
containers transported from the port via rail. From this terminal the freight containers will be distributed by 
trucks to their various destinations. The Environmental Impact Statement prepared for the assessment of 
the SIMTA Intermodal concept plan has indicated that the operation of the MIT Intermodal will generate 
approximately 2,174 jobs during its operation.  
 
Parts of the Moorebank industrial area are located within the study area for the extension of the Sydney 
Metro line between Bankstown and Liverpool stations. A metro station in the Moorebank industrial area 
would improve public transport accessibility. The opportunity to allow employees to access their workplace 
via public transport will assist in attracting and maintaining the existing and future employment generating 
uses in the Moorebank industrial area.  
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Map 4. Moorebank Zoning Map 


 
Source: NSW Department of Planning and Environment 
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2.1.3 Chipping Norton 
 
The Chipping Norton Industrial Area is a large industrial area in the Liverpool LGA. The industrial area is 
predominantly zoned IN3 Heavy Industrial with an area of land zoned IN2 Light Industrial along the northern 
and western edges of the industrial area.  
 
In terms of road access, vehicles accessing the industrial area can connect to the Hume Highway via 
Governor Macquarie Drive and can connect to the M5 Motorway via Newbridge Road and either Moorebank 
Avenue or Heathcote Road. Access to public transport servicing the industrial area is limited. Bus stops along 
Newbridge Road and Governor Macquarie Drive provide connections to areas such as Liverpool, Bankstown, 
Burwood and Strathfield.  
 
The industrial area zoned IN2 adjoins residential areas zoned R2 Low Density and R3 Medium Density on the 
northern and western edges. It is noted that this is a potential source of land use conflict between 
residential and non-residential use in terms of the manner in which industrial uses are likely to operate such 
as hours of operation, noise and/or odour. It is noted from a field inspection that there is a wide variety of 
industrial activities established in Chipping Norton, some of which may result in the potential for such 
conflict. It is noted that Governor Macquarie Drive accommodates a mix of residential and industrial traffic 
and in turn may be a limiting factor to further expansion and/or intensification of industrial uses particularly 
those involving the use of heavy transport including the use of B-doubles. An RE1 Recreation zone provides a 
buffer between the IN3 and adjoining Georges River to the east. A B6 Enterprise Corridor zone, RE2 Private 
Recreation zone and an E2 Environmental Management zone are adjacent to the south of the industrial area.  
Vehicular access to the surrounding residential areas to the north and west of the site area is largely shared 
with access into and around the industrial area.  
 
Land ownership within the industrial area is fragmented in parts. The size of allotments within the industrial 
area varies from 470 square metres to 4.1 hectares.  
 
The location of the Chipping Norton industrial area is significant to the Bankstown Airport. The airport is 
located approximately 1.2 kilometres from the industrial area. A Plan for Growing Sydney nominates 
Bankstown Airport as a “transport gateway”. The Plan indicates a priority to “work with council to identify 
and protect strategically important industrial-zoned land in and near Bankstown Airport-Milperra for future 
employment purposes”. Newbridge Road to the south of the industrial area currently provides a direct 
connection from the industrial area to Bankstown Airport. However, to increase activity at Chipping Norton, 
the upgrading of Newbridge Road, to improve capacity, could assist in stimulating the area. 
 
While the industrial area is one of the older and established industrial areas in the LGA, an improvement in 
public transport servicing the industrial area will be essential in attracting new development to occur and to 
assist in increasing the employment generating capacity of the LGA.  
 
To stimulate new development in the industrial area and assist in increasing the employment generating 
potential of the LGA, Council may wish to consider the allowance of a range of development incentives for 
the Chipping Norton industrial area.  
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Map 5. Chipping Norton Industrial Zoning Map 


  
Source: NSW Department of Planning and Environment 
 
 


2.1.4 CROSS ROADS, CASULA 


 
The Cross Roads, Casula industrial area is a small industrial area (approximately 21 hectares in area) in the 
Liverpool LGA. The industrial area is zoned IN3 Heavy Industrial.  
 
The industrial area is well connected in terms of road access. The M7 Motorway Camden Valley Way 
interchange is located in close proximity to industrial area. The M5/M7 Motorway interchange is located 
approximately 1 kilometre from the industrial area. The location of this industrial area allows for direct links 
from the M7 to the Sydney CBD, Port Botany, Sydney Airport, the future Western Sydney Airport at Badgerys 
Creek, the greater metropolitan region and interstate freeways.  
 
Access to public transport servicing the industrial area is very limited. Bus stops along Camden Valley Way 
provide irregular connections to areas such as Narellan, Prestons and Bringelly.  
 
The industrial area adjoins the M7 Motorway to the west and a B5 Business Development zone to the north-
east. The Campbelltown City Council LGA is adjacent to the site to the south-east. On this land are residential 
development zoned R2 Low Density Residential and an SP2 Educational Establishment zone for the use of 
the Glenfield Park Special School.   
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The industrial area appears part of a new subdivision and has not yet been developed. The area is comprised 
of two main allotments. Given the recent anecdotal evidence of solid demand for the AMP Crossroads 
logistics centre the current Heavy Industrial (IN3) zoning is considered appropriate. However, given the 
adjoining B5 Business Development zoning, Council may wish to consider rezoning this land to a lighter 
Industrial Zone (IN1 or IN2). This will still permit industrial uses and warehousing and distribution centre uses 
in close proximity to the M7 Motorway and is likely to result in a reduced impact on the amenity of the 
adjacent residential and educational establishment uses. Furthermore, Council can be satisfied that the land 
could continue to generate employment for the LGA.  
 
Map 6. Casula Crossroads Industrial Zoning Map 


 
Source: NSW Department of Planning and Environment 
 
 


2.1.5 HOXTON PARK AIRPORT (LEN WATERS ESTATE) 


 


The Hoxton Park Airport (Len Waters Estate) industrial area is a small industrial area (approximately 21 
hectares in area) in the Liverpool LGA and occupies the site of the former Hoxton Park Airport. The industrial 
area is zoned IN1 General Industrial and IN2 Light Industrial.   
 
The industrial area is well connected in terms of road access. The industrial area has direct access to the M7 
Motorway Cowpasture Road interchange. The location of this industrial area allows for direct links from the 
M7 to the Sydney CBD, Port Botany, Sydney Airport, the future Western Sydney Airport at Badgerys Creek, 
the greater metropolitan region and interstate freeways.  
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The industrial area is not well serviced by public transport. The closest bus stop is located approximately 450 
metres from the northern boundary of the industrial area and provides a connection to Liverpool. The main 
part of industrial area adjoins the M7 Motorway to the west, a B5 Business Development zone to the south, 
an E3 Environmental Management zone to the east and an SP2 Drainage Infrastructure zone to the north. 
The area also contains four smaller pockets of IN2 Light Industrial land.  
 
The industrial area is a recent new subdivision and has been recently developed. The main industrial area 
contains the distribution centres of Big W, Woolworths and Masters and some undeveloped allotments. The 
strategic location of this industrial area on the M7 Motorway is significant to the existing and future freight, 
logistics, warehousing and distribution land uses that are likely to significantly contribute to employment 
generation in the Liverpool LGA. The smaller pockets of industrial land contain a service station, a bus depot 
and vacant land.  
 
As indicated within the Western Sydney Infrastructure Plan, the location of the industrial area will also 
benefit from the future M12 Motorway providing direct connections from the M7 Motorway to the Western 
Sydney Airport.  


  
Map 7. Hoxton Park Airport (Len Waters Estate) Industrial Zoning Map 


 
Source: NSW Department of Planning and Environment 
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2.1.6 WARWICK FARM RACECOURSE (COOPERS PADDOCK) 


 
The Warwick Farm Racecourse industrial area, also known as Coopers Paddock, is a small pocket of industrial 
land (approximately 11.4 hectares in area) in the Liverpool LGA. The industrial area is zoned IN1 General 
Industrial.   
 
In terms of road access, access to the Hume Highway via Governor Macquarie Drive is available to the site.  
The site is not well serviced by public transport. The closest bus stop is located approximately 600 metres 
from the northern boundary of the industrial area and provides a connection to Liverpool.  
 
The site adjoins an SP2 Sewage system zone to the west (the Liverpool Water Recycling Plant), a RE2 Private 
Recreation zone to the north (the Warwick Farm Racecourse), an E2 Environmental Conservation zone to the 
south and an RE1 Public Recreation zone to the east providing a buffer to the Georges River.   
 
It is noted that development consent was granted in April 2016 by the Joint Regional Planning Panel for the 
construction and use of four (4) warehouse facilities on the Coopers Paddock site including associated 
internal access roads and 345 car parking spaces (to be developed by Stockland). The total GFA for the four 
(4) warehouse facilities including ancillary office areas is 51,723sqm. The approved use of the warehouse 
facilities are for warehouse and distribution facilities. The extent to which the land could be further 
developed for a range of industrial uses and potentially at a greater density may be limited by its proximity 
to environmentally sensitive lands and the adjacent Liverpool Water Recycling Plant.  
 
Map 8. Warwick Farm Racecourse (Coopers Paddock) Industrial Zoning Map 


  
Source: NSW Department of Planning and Environment 
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2.1.7 PRIDDLE/SCRIVENER STREET (Warwick Farm) 


 


The Priddle/Scrivener Street (Warwick Farm) industrial area is a small pocket of industrial land 
(approximately 25 hectares in area) in the suburb of Warwick Farm in the Liverpool LGA. The industrial area 
is zoned IN1 General Industrial.  In terms of road access, access to the Hume Highway via Governor 
Macquarie Drive and the local street network is available to the industrial area. The local road network to 
access the industrial area is shared with the adjoining residential area to the north. Warwick Farm train 
station is a 550 metre walk from the northern part of the industrial area.  
 
The site adjoins an SP2 Sewage system zone to the east and south-east (the Liverpool Water Recycling Plant) 
(STP), a W1 Waterway zone (the Georges River) to the south, a RE2 Private Recreation zone to the north (the 
Warwick Farm Racecourse), an RE1 Public Recreation zone, R2 Low Density Residential zone and SP2 Railway 
infrastructure zone to the north and an SP2 Health Services Facility (Liverpool Hospital) to the west and 
south-west.   
 
The assumption has been made that there is a requirement for an odour buffer to protect the ongoing 
operating of the STP as strategic infrastructure. In turn, an assumption that this will limit the potential for a 
range of more sensitive uses and a limit on the intensification of development in the area within any such 
buffer. An increase in industrial density and potential for new development within the industrial area is 
limited given its proximity to the surrounding residential and health services uses adjoining the site. It is 
assumed that the industrial area acts as a buffer to these areas from the Liverpool Water Recycling Plant. 
The limits on accessibility into the industrial area and sharing this access with the adjoining residential area 
are also a limitation.   
 
Map 9. Priddle/Scrivener Street (Warwick Farm) Industrial Zoning Map 


 
Source: NSW Department of Planning and Environment) 
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2.1.8 SAPPHO Road (Warwick Farm North) 


 
The Sappho Road (Warwick Farm North) industrial area is a small pocket of industrial land (approximately 20 
hectares in area) in the suburb of Warwick Farm in the Liverpool LGA. The industrial area is zoned IN1 
General Industrial.   
 
Warwick Farm train station is a 400 metre walk to the main entrance of the industrial area. Bus stops along 
the Hume Highway frontage of the industrial area provide connections to Fairfield and Liverpool. In terms of 
vehicular access, the Hume Highway is directly accessible from the industrial area.  
 
The site adjoins an RE1 Public recreation zone to the north, an R3 Medium Density Residential zone to the 
west (albeit separated by a railway line, just north of the Warwick Farm Station which acts as a buffer from 
the industrial zone). The Hume Highway adjoins the south-eastern boundary of the industrial area (SP2 
Infrastructure zone) and the Warwick Farm Racecourse is located to the east of the industrial area 
(separated by the Hume Highway).  
 
A number of uses occupy the industrial area including motor vehicle dealerships, project home displays, 
bulky goods premises, motel accommodation and food and drink premises. Given the known established 
uses existing within this site, and its close proximity to the Liverpool City Centre and Health cluster Council 
may wish to consider rezoning the land to either a B5 (Business development), B6 (Enterprise Corridor) B7 
(Business Park) zone. 
 
Map 10. Sappho Road (Warwick Farm North) Industrial Zoning Map 


  
Source: NSW Department of Planning and Environment 
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2.1.9 ORANGE GROVE 


 
The Orange Grove industrial area is a small pocket of industrial land (approximately 22 hectares in area) in 
the suburb of Warwick Farm in the Liverpool LGA. The industrial area is zoned IN1 General Industrial and is 
located to the north of the Liverpool town centre.  
 
Public transport access to the industrial area is available on the Cumberland Highway frontage and provides 
connections to Liverpool and Badgerys Creek. In terms of vehicular access, the Hume and Cumberland 
Highways are directly accessible from the industrial area.  
 
The site adjoins a B5 Business Development zone to the north, an R2 Low Density Residential and R3 
Medium Density Residential zone to the east, an RE1 Public Recreation zone to the south, the Cumberland 
Highway to the west (SP2 Infrastructure zone) providing a buffer to residential zones further to the west.  
 
The location of the Orange Grove industrial area is in close proximity to the Liverpool city centre and at the 
junction of the Cumberland and Hume Highways. The industrial area is largely underutilized and it is evident 
that the general industrial zoning of the land is not the “highest and best use” for land in this location. 
Council may wish to consider rezoning the land for higher density employment lands such as B5 (Business 
development), B6 (Enterprise Corridor) or B7 (Business Park) zone in recognition of its proximity to the 
Liverpool City Centre and hospital, whilst also encouraging the location and retention of viable industrial 
uses.   
 
Map 11. Orange Grove Industrial Zoning Map 


 
Source: NSW Department of Planning and Environment 
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2.1.10 AUSTRAL 


 


Under the State Environmental Planning Policy (Sydney Regions Growth Centres) 2006 (SEPP), the Austral 
precinct was rezoned for urban development in 2013. As part of the rezoning, an area of land of 
approximately 41 hectares in the Austral precinct has been rezoned IN2 Light Industrial. Gurner Avenue is 
located to the north of the industrial area and Fifteenth Avenue to the south. The land has not yet been 
developed.   
 
Existing public transport servicing the site is limited however it is expected that improvements in public 
transport will be realized as the overall precinct develops.  
 
The site adjoins undeveloped land zoned R2 Low Density Residential to the north and east, an RU6 Transition 
zone to the west and an R2 Low Density Residential zone to the south separated by Fifteenth Avenue.   
 
The IN2 zone under the SEPP provides for a limited range of uses including light industries, depots, 
landscaping material supplies, hotel or motel accommodation and neighbourhood shops. It is unclear as to 
the basis of the zoning for light industry of the Austral precinct. Whilst it will be well placed to service the 
new urban releases, the range of permissible uses suggest it will provide for a wider mix of employment 
rather than just a conventional industrial precinct. The timing of the release and/or availability of land at 
Austral is subject to the provision of trunk infrastructure in conjunction with the staged sequencing of new 
urban release areas, the timing of which is not known.  
 
Map 12. Austral Industrial Zoning Map 


 
Source: NSW Department of Planning and Environment 
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2.2 Businesses and jobs within existing industrial precincts 


 


Industrial employment lands within the Liverpool LGA are characterised by a wide range of employment and 
business types. As identified by Map 1 (page 12), existing industrial employment lands are surrounded by 
residential provisions, allowing a large number of local workers to live close to their place of employment. To 
highlight what types of industries (both businesses and jobs) are located within existing industrial lands, we 
have analysed ABS Counts of Australian Businesses data (2015) and ABS 2011 Census employment by 
industry (level 3) data for place of work. With the smallest level of readily data available at an SA2 level, we 
have identified relevant SA2 regions which accommodate the dominant existing industrial employment lands 
within the LGA. Notably, they are: 
 


SA2 Region Industrial Precincts 


Chipping Norton – Moorebank Chipping Norton, Moorebank 


Holsworthy - Wattle Grove Moorebank (Moorebank IMT site) 


Liverpool - Warwick Farm 
Warwick Farm Racecourse (Coopers Paddock), Orange Grove, Priddle/Scrivener 
Street (Warwick Farm), Sappho Road (Warwick Farm North) 


Prestons - Lurnea Yarrunga/Prestons 


Green Valley - Cecil Hills Hoxton Park Airport (Len Waters Estate) 


 
2.2.1 Businesses 


 
As at June 2015, there were 9,465 businesses (all industries) located within the SA2 regions highlighted 
above, 55% of which were non employing/sole trading. Of the employing businesses located within the 
selected SA2 regions, the majority employ between one and four workers, while there are 13 businesses 
employing 200 or more workers. This highlights Liverpool’s significant weighting towards smaller businesses. 
 
From an industrial perspective, there are 4,359 businesses in industries who typically occupy industrial land. 
In line with broader business trends, 53.1% of businesses are sole trading/non employing, while a further 
36.1% employ between one and four workers. With just seven industrial businesses employing 200 or more 
workers within the selected SA2 regions, it suggests that market appetite in Liverpool’s existing industrial 
precincts for larger warehousing/manufacturing space has been low as larger users in the past are more than 
likely to have migrated north to Eastern Creek/Erskine Park where significant big box warehousing is 
available.  
 
Figure 5.  % of industrial businesses by number of workers, selected SA2 regions, June 2015 


 
Source: ABS, Knight Frank Research 


53.1% 36.1% 8.1% 2.5% 0.2%


1-4 workers 5-19 workers 200+ workers20-199 workersNon Employing


Employing Businesses
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Based on a conservative employment density ratio of 25 employees per hectare, this suggests that the bulk 
of industrial demand in Liverpool’s existing industrial precincts would be for sub 1,500m² tenancies. Key 
observations by SA2 region were: 
 


 The Chipping Norton – Moorebank SA2 region has the largest number of industrial businesses within 


the Liverpool LGA with 1,043. 


 In comparison to other SA2s, the Chipping Norton – Moorebank SA2 region has a significant skew 


towards manufacturing businesses, majority of which employ between one and 19 workers (60%). 


 A large concentration of construction businesses are located in the Liverpool - Warwick Farm and 


Green Valley - Cecil Hills SA2 regions. Businesses of this nature include residential construction 


services (cabinet makers, bathroom supplies etc.). 


 Wholesale trade businesses are more than likely to gravitate towards the Chipping Norton – 


Moorebank SA2 region, there are 221 businesses in the industry located there. 


 The representation of transport, postal and warehousing businesses was evenly spread thought the 


selected SA2 regions. 


 


Table 1. Count of Businesses by industrial industries within selected SA2 regions, June 2015 


 
Source: ABS, Knight Frank Research 


Chipping Norton - 


Moorebank


Holsworthy - Wattle 


Grove


Liverpool - Warwick 


Farm
Prestons - Lurnea


Green Valley - Cecil 


Hills
Total


Manufacturing 246 36 114 134 68 598


Non employing 68 19 38 33 41 199


1-4 79 14 52 46 24 215


5-19 69 0 16 43 3 131


20-199 30 3 5 12 0 50


200+ 0 0 3 0 0 3


Construction 351 227 548 422 524 2,072


Non employing 148 122 420 214 290 1,194


1-4 155 98 115 161 223 752


5-19 43 7 13 39 8 110


20-199 5 0 0 8 3 16


200+ 0 0 0 0 0 0


Wholesale Trade 221 47 66 100 42 476


Non employing 70 24 33 29 20 176


1-4 83 17 20 40 22 182


5-19 48 6 9 18 0 81


20-199 16 0 4 13 0 33


200+ 4 0 0 0 0 4


Transport, Postal and Warehousing 207 112 258 271 294 1,142


Non employing 102 84 193 153 161 693


1-4 84 25 62 108 128 407


5-19 10 3 3 7 5 28


20-199 11 0 0 3 0 14


200+ 0 0 0 0 0 0


Other 18 5 12 20 16 71


Non employing 8 5 12 17 9 51


1-4 7 0 0 3 7 17


5-19 3 0 0 0 0 3


20-199 0 0 0 0 0 0


200+ 0 0 0 0 0 0


Total 1,043 427 998 947 944 4,359
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2.2.2 Employment 


 
At a high level, there are 44,817 jobs located within these SA2 regions. Of the selected SA2 regions, the 
Liverpool – Warwick Farm area accounts for 41% of jobs within the selected SA2 regions, a large share of 
which are white collar based given the Liverpool CBD’s location within the SA2. From an industrial 
employment perspective, there are 15,883 jobs within the selected SA2 regions with the Chipping Norton – 
Moorebank SA2 region representing the largest share of jobs at 6,807, followed by the Prestons – Lurnea 
SA2 region (4,193 jobs).  
 
Looking at specific SA2 regions, each are unique in that the composition of employment varies greatly.  
Overall, the Chipping Norton – Moorebank and Holsworthy - Wattle Grove SA2 regions had a large skew 
towards manufacturing based employment, accounting for 55% and 53% respectively. Alternatively, a more 
diverse industrial employment base was evident in the other selected SA2 regions. For Green Valley – Cecil 
Hills, which incorporates the Hoxton Park Airport site (Len Waters Estate), there is a skew towards 
construction (e.g. Masters Home Improvement) and transport, postal and warehousing employment (e.g. Big 
W distribution centre).  
 
Table 2. Industrial based jobs within selected SA2 regions 


  
Chipping 
Norton - 


Moorebank 


Holsworthy - 
Wattle 
Grove 


Liverpool - 
Warwick 


Farm 


Prestons - 
Lurnea 


Green Valley 
- Cecil Hills 


Total 


Manufacturing 3,758 764 1,140 1,617 46 7,325 


Construction 517 177 739 681 188 2,302 


Wholesale Trade 1,322 318 316 958 44 2,958 


Transport, Postal and Warehousing 1,062 183 538 779 157 2,719 


Other 148 3 159 158 111 579 


Total 6,807 1,445 2,892 4,193 546 15,883 


Source: ABS, Knight Frank Research 


 
Drilling down further to ABS level 3 data for the selected SA2 regions, the following key observations were 
made: 
 


 Road freight transport was the largest employer, representing 1,530 jobs, double the total for any 


other industry. The representation of road freight transport jobs was concentrated in the Chipping 


Norton – Moorebank and Prestons – Lurnea SA2 regions where businesses such as Mainfreight 


Transport are located there. 


 In terms of manufacturing based employment, the dominant sub-sectors were electrical equipment 


manufacturing (689 jobs), bakery product manufacturing (489 jobs) and polymer product 


manufacturing (469 jobs) which includes fibreglass products. 


 With a large number of businesses within the selected SA2 regions servicing the local population, 


there was a considerable presence of construction sub sectors in the selected SA2 regions. Building 


installation services and residential building construction industries were the largest construction 
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sub sectors, employing 603 and 586 persons respectively. This was particularly true for Prestons – 


Lurnea and Liverpool - Warwick Farm SA2 regions. 


 Other notable sub sectors include motor vehicle and motor vehicle parts wholesaling, however this 


was largely confined to the Chipping Norton – Moorebank SA2 region. 


 Given that Aldi’s distribution centre is located within the Prestons – Lurnea SA2 region, there is a 


large presence of grocery, liquor and tobacco product wholesaling in the SA2, employing 206 


persons as at 2011. 


 
The key takeout in regards to how Liverpool’s existing industrial lands differ from the broader Sydney region 
is that the bulk of businesses (and hence jobs) service the local population. It must be noted that there are 
also a number of larger users who occupy industrial land within the LGA including the Aldi (distribution 
centre) and Visy.  
 
Given this skew towards smaller, localised business, it is important for Liverpool City Council to continue to 
support and encourage growth for these sectors and industries. This can be done by broadening the 
zoning/permitted use parameters to accommodate a larger mix of industries within current precincts. 
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Table 3. Top ABS Level 3 industrial employment industries by selected SA2 regions  


  
Chipping 
Norton - 


Moorebank 


Holsworthy - 
Wattle 
Grove 


Liverpool - 
Warwick 


Farm 


Prestons - 
Lurnea 


Green Valley 
- Cecil Hills 


Total 


Road Freight Transport 683 61 198 506 82 1,530 


Manufacturing (not defined) 439 36 95 168 7 745 


Electrical Equipment Manufacturing 248 298 92 51 0 689 


Building Installation Services 182 52 116 209 44 603 


Residential Building Construction 80 45 290 138 33 586 


Other Machinery and Equipment 
Wholesaling 


160 163 28 222 3 576 


Bakery Product Manufacturing 233 26 207 17 6 489 


Furniture, Floor Covering and Other 
Goods Wholesaling 


218 20 64 171 9 482 


Polymer Product Manufacturing 370 5 22 72 0 469 


Printing and Printing Support 
Services 


365 3 27 64 0 459 


Grocery, Liquor and Tobacco 
Product Wholesaling 


103 39 74 206 12 434 


Motor Vehicle and Motor Vehicle 
Parts Wholesaling 


305 7 51 65 0 428 


Domestic Appliance Manufacturing 222 97 28 23 0 370 


Other Transport Support Services 126 64 131 34 4 359 


Building Completion Services 58 36 73 114 63 344 


Warehousing and Storage Services 126 24 11 166 5 332 


Other Wood Product 
Manufacturing 


96 3 18 195 3 315 


Meat and Meat Product 
Manufacturing 


9 4 159 141 0 313 


Furniture Manufacturing 161 5 49 91 0 306 


Professional and Scientific 
Equipment Manufacturing 


82 168 23 4 5 282 


Other 2,541 289 1,136 1,536 270 5,772 


       


Total 6,807 1,445 2,892 4,193 546 15,883 


Source: ABS, Knight Frank Research 


 
 
 
 
 
  







 


 


 
 


 


32 


 


 


 


2.3 Case study – Warwick Farm 


 


Warwick Farm, located immediately north of the Liverpool CBD is a strategic employment node within the 
Liverpool LGA. As per the 2015 ELDP and for the purpose of this analysis, we have analysed the area known 
as Priddle/Scrivener Street (Warwick Farm). The indicative boundary is shown below. 
 
Map 13. Indicative Subject Lands, Priddle/Scrivener Street (Warwick Farm) 


  
Source: Knight Frank Research 
Note – shaded black areas are other industrial zoned lands 


 
Under the Liverpool Local Environmental Plan (2008), the subject precinct is zoned IN1 General Industrial. 
This land use zoning permits (with consent) a wide range of industrial based activities such as freight 
transport facilities, light industries, storage premises, transport depots, vehicle body repair workshops, 
vehicle repair stations, warehouse or distribution centres 
 
The subject precinct is surrounded by a varied mix of land uses including residential and horse stables to the 
north, the Liverpool Hospital to the West, Georges River to the south and the Liverpool Water Recycling 
Plant to the East. Also in close proximity is the Warwick Farm Racecourse and the adjacent industrial land 


Subject Lands 
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(12.8 ha), which is being developed by Stockland (Coopers Paddock) while further to the north is the nearby 
industrial land of Sappho Road (Warwick Farm North - 16.8 ha), which is home to car dealerships (Peter 
Warren), Masterton Homes and the Warwick Farm Hometown Centre. 
 
In total, there are 23.2 ha of industrial zoned land within the subject precinct, all of which has been 
developed (2015 ELDP). Current uses operating on the site include freight forwarding, warehouse and 
distribution and packaging and paper manufacturing. There is also a large presence of smaller business 
located at 29-31 and 33 Scrivener Street who service local residents including auto repairs/mechanics and 
local construction businesses (see Table 4). 


 
Table 4. Current Tenant Mix, Priddle/Scrivener Street (Warwick Farm) Industrial Lands 


Street Address Business Name Core function/service 


8 Priddle Street Hannanprint Print/Paper Manufacturing/Packaging 


8 Priddle Street Stockwell International Freight Forwarding/Transport Solutions 


20 Scrivener Street Direct Freight Express Freight Forwarding/Transport Solutions 


41 Scrivener Street Visy Print/Paper Manufacturing/Packaging 


20 Scrivener Street Tru Blue Beverages Wholesale Seller 


29-31 Scrivener Street MTA Autoparts Automotive Repairs 


29-31 Scrivener Street BT Constructions Construction 


29-31 Scrivener Street T&T Kitchens and Shop fitting Construction 


29-31 Scrivener Street Evolution Auto Repairs Automotive Repairs 


29-31 Scrivener Street TNN Kitchens Construction 


29-31 Scrivener Street Colours Unlimited Automotive Repairs 


29-31 Scrivener Street SMW Built-in Wardrobes Construction 


29-31 Scrivener Street Head2work Rehabilitation Service 


29-31 Scrivener Street Enterpraise N/A 


29-31 Scrivener Street All Auto Spares Automotive Repairs 


29-31 Scrivener Street GMN Smash Repairs Automotive Repairs 


29-31 Scrivener Street Viman Smash Repairs Automotive Repairs 


29-31 Scrivener Street Food Storage/Preparation Food Wholesaling 


33 Scrivener Street 28 Gate Christian Centre Religion 


33 Scrivener Street Modern Design Wardrobes Construction 


33 Scrivener Street W.F. Plastics Packaging/Cleaning Supplies 


33 Scrivener Street Embroidery House Embroidery/Clothing Retailing 


33 Scrivener Street Cabinetry Furniture Manufacturer 


33 Scrivener Street Anavada Upholstery Furniture Manufacturer 


33 Scrivener Street Dry Cleaners Clothing 


42 Scrivener Street Gamma Illumination Lighting Manufacturer 


48 Scrivener Street HY Quest Solutions Hydrological/Meteorological Manufacturing 


Source: Knight Frank Research 
*Derived from Knight Frank Research’s inspection of the subject precinct (14/06/2016) 


 
From our inspection, it appears that the vacancy rate is low with no visible vacancies identified. However, 
speaking to Knight Frank agents operating in the area, there is 4,000m² available for lease at 8 Priddle Street. 
Feedback from the marketing campaign of the current vacant space has highlighted that, despite the sites 
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comparatively cheap rental offering (20% below market levels) - due to its poor truck access and conflicting 
interests with other uses (in particular horses) - interest has been minimal. Poor truck access and confined 
street access was identified in our inspection of the site, as highlighted by the photos below.Given these 
competing uses, Council may wish to investigate alternative access arrangements to the precinct. 
 
Figure 6. Field Inspection Photos – Warwick Farm 


Source: Knight Frank Research (14/06/2016) 


 
At the same time, the area appeared to be quite vibrant due to the low vacancy in the area and activity of 
workers. Drawing upon both BTS employment estimates at a travel zone level and our observations from 
inspection, Knight Frank estimates there to be 1,300 to 1,500 jobs within the subject lands. Unlike other 
industrial precincts in the Liverpool LGA and elsewhere in Sydney, there is a moderate skew towards 
manufacturing employment where 500 manufacturing jobs are estimated to be within the precinct, 
representing 33-38% of jobs. Key employing industries include: 
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 Transport, Postal and Warehousing – given Direct Freight Express’s location within the precinct 


 Construction – there is a strong presence of local construction businesses at 29-31 and 33 Scrivener 


Street 


 Pulp, Paper and Converted Paper Product Manufacturing – Visy and Hannanprint 


 Furniture and Other Manufacturing 


 


2.3.1 Where workers live 


 
The workforce of Warwick Farm is very localised in that the majority live in close proximity to Warwick Farm. 
This is important as it provides local residents employment opportunities close to home. In addition, and to 
the benefit of the Liverpool LGA, this will mean that the bulk of their spending is done in Liverpool. Drawing 
upon ABS Census Place of Work and Place of Usual Residence data, we are able to see where workers of the 
Liverpool – Warwick Farm SA2 live. Given the SA2 includes the Liverpool CBD and Liverpool hospital 
precincts, we have drawn upon blue collar industries only.  
 
As at 2011, 31% of blue collar workers in the Liverpool – Warwick Farm SA2 lived in the Liverpool LGA, 
majority of which lived in the immediate Liverpool – Warwick Farm SA2 region (10.2%). By SA2 region, the 
next dominant destinations of where workers of the Liverpool – Warwick Farm SA2 live include Green Valley 
- Cecil Hills, Prestons – Lurnea and Cabramatta – Lansvale SA2s. Map 14 below highlights the areas in which 
workers from the Liverpool – Warwick Farm SA2 live. 
 
Map 14. Place of Residence for Liverpool – Warwick Farm Blue Collar Workers 


 
Source: ABS, Knight Frank Research 
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2.3.2 Viability of the precinct 


 


Our examination has highlighted that the subject lands has a large presence of ageing secondary industrial 
stock and is likely to require investment/development in the near future (next five to ten years) to remain 
compatible with prevailing market demand and need. Similarly, vehicle and truck access, which is provided 
through Priddle and Scrivener Street is arguably not ideally suitable for heavy trucks (on average, the width 
of both streets is 11.5m with street parking offered on both sides), while other competing uses (including 
residential and horse stables) to the north supports this view. Similarly, anecdotal feedback with Knight 
Frank agents operating in the area confirm that leasing enquiry within the precinct is low given its poor 
vehicular access.  
 
While the subject precinct has a high occupancy rate with just 4,000m² available for lease, market activity in 
the light industrial sector is evolving with businesses increasingly gravitating towards newer premises given 
the associated operational efficiencies. While larger occupiers, particularly within transport, postal and 
warehousing sub sectors have relocated to more suitable sites along key road and transport networks 
(Prestons, Eastern Creek etc.) from established locations, smaller businesses who service the local 
population will still require to be located close to residents. This is the case for the subject precinct with a 
high provision of local auto repairs/mechanics and construction businesses who service the local community. 


 
In this context, it is important that existing industrial lands such as the subject precinct be preserved for 
employment uses, ultimately allowing Liverpool residents to continue to work close to where they live. 
However, while the current precinct’s zoning of IN1 General Industrial accommodates a broad range of 
industrial users, it is expected that the viability of the current zoning is not compatible with prevailing and 
anticipated market conditions. In this environment, it is recommended that Liverpool City Council explore 
the option to broaden the subject precinct’s zoning/permitted use parameters to accommodate a larger mix 
of industries. Not only could this potentially lead to a greater employment outcome, it would also encourage 
and support smaller local businesses to remain close to where their workers live. Given the ageing stock 
base within the precinct, it is important that Council encourages development which can be achieved 
through a more flexible zoning provision.   
  


We have assessed road issues faced by current tenants, having regard for both directions i.e. goods on-route 
to the site, and goods that have been dispatched from the site to other locations in Sydney. The following 
observations have been made: 
 


 Width of both Priddle and Scrivener Streets is not supportive of trucks. On average, the width of 


both streets is 11.5 metres. With street parking offered on both sides, track access is limited. 


 Left hand turn onto the Hume Highway (the main arterial road from the subject precinct) from 


Warwick Street is single lane only. This movement is constrained, and not conducive to large 


vehicular usage and movement (see Figure 7). 


 Congestion within the precinct is high given it’s shared between industrial freight traffic, local 


workers and horse movements to and from stables. 


 Congestion along Hume Highway is not supportive of inbound and outbound truck movements.  


N.B 1 – This analysis is high level. For an in depth analysis of the subject precinct including testing the precincts viability and suitability 
as industrial land, a separate in-depth study would need to be undertaken. 
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Figure 7. Trucks turning from Warwick Street onto the Hume Highway 


 
 


 
Source: Street View - Google Maps (April 2013) 


Hume Highway 
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2.4 Case study – City of Sydney Employment lands: NEW Start up Hub 


 


Across Sydney, other Councils have rezoned industrial lands to other business employment zones to 
encourage additional jobs growth and facilitate the development of underutilised industrial lands which are 
no longer operating at their highest and best use. To highlight this, we have undertaken a high level case 
study of the City of Sydney Employment Lands which were rezoned in mid-2015. This case study discusses 
the concept, provides the framework for further discussion and presents a snapshot of the principles 
addressed by another Sydney council. The rezoning of the precinct has proved successful with early 
indicators suggesting the area has become an attractive option for new start-ups and tech businesses.  
 
As discussed in the previous section of this report (2.3 Case Study - Warwick Farm) there are areas and 
locations that are zoned IN1 Industrial across the Liverpool LGA which, with changing economic drivers, land 
use conflicts and access issues would need to be investigated in terms of their future viability and 
opportunities.  
 
In the context of the above statement, the City of Sydney’s southern employment lands are some of the 
most strategically important in NSW, however their future viability began to be questioned. The southern 
employment lands is an area of approximately 265 hectares in size within the suburbs of Alexandria and 
Rosebery. It stretches from the southwest corner of the Green Square Town Centre to the south west corner 
of the LGA. Generally the area is bordered by Gardners Road to the south, McEvoy Street on the west and 
Mentmore Avenue and Botany Road on the east. The southern employment lands are located in the Global 
Economic Corridor between some of Australia’s major trip generators such as Sydney Airport, Port Botany 
and Sydney CBD.  
 
Until recently most of the area was zoned for General Industrial purposes. As such a range of industrial 
businesses are currently located in the area. These include industrial activities, such as manufacturing, 
wholesale trade, transport and logistics related industries, postal activities and warehousing. However, 
changes in the Australian (and NSW) economy mean there is now less need for industrial-zoned land close to 
the inner-city. New forms of business and enterprise are emerging, such as high tech industry, creative 
spaces and retail and distribution facilities. These activities require flexible places to locate and grow close to 
their customers at the airport and inner-city. 
 
In June 2015 most of the southern employment lands were rezoned to allow for a wider range of business 
activities and employment opportunities (see Map 15). However, in recognition of the strategic importance 
of retaining sufficient space for industrial activity over time, a portion of the employment lands retained 
their IN1 General Industrial zoning. These lands are essential to the efficient functioning of the City and will 
ensure activities associated with key state infrastructure, including Sydney Airport and Port Botany, and 
other activities that require access to the Sydney CBD, can continue to locate in the LGA. 
 
Other areas within the employment lands were moved toward more flexible land use zones. It was argued 
that this would generally allow existing uses to continue, but over time would also facilitate a more flexible 
approach to land use. Parts of the employment lands would facilitate higher density employment and new 
economic activities such as new industrial uses, creative uses, knowledge industry development and flexible 
commercial, retail, industrial and community spaces. 
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A City of Sydney economic study identified a clear demand for a range of business uses, including many 
commercial-type uses that have to date been prevented from being accommodated in the southern 
employment lands owing to the current planning restrictions. There was strong demand for adaptively 
reused space by retail and other commercial businesses as well as creative uses traditionally located in Surry 
Hills and Paddington. 
 
This rezoning approach was supported by a literature review of prominent thinkers on cities and economic 
geography including Enrico Moretti, Richard Florida and Edward Glaeser. They argue that successful modern 
urban economies are built around knowledge and creative industries, and attracting firms and workers in 
these industries, depends on economically diverse, dense and mixed use environments. These industries 
thrive in environments where they can cluster together with other ‘like’ uses/users, creating opportunities 
for synergies, knowledge sharing and collaboration to strengthen and grow a cluster.  
 
Map 15. City of Sydney Southern Employment Lands, Proposed Zonings 


 
Source: City of Sydney (B5 on the above map key refers to Moore Park Employment lands) 
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It is designed that the rezoning of Industrial land to B6 (Enterprise Corridor) and B7 (Business Park) zones will 
help facilitate a wide variety of economic activities, as well as ‘other’ uses likely to attract and support higher 
value activities and promote better amenity. The long term aspiration for the new zones is to create a mixed 
business precinct facilitated by a flexible approach to land use. In the short to medium term the zone is likely 
to remain reasonably industrial in character, with higher value uses moving in slowly over time.  
 
The proximity of the proposed Business zones to the new Green Square Town Centre makes the area an 
attractive location for the knowledge and creative industries to locate. The ‘just out of centre’ location 
makes it more affordable, while at the same time ensuring easy access to the services and amenities located 
in the new town centre. Other benefits include its proximity to the Green Square train station, and to an 
educated and accessible workforce. All of these factors are driving considerations for these kinds of 
knowledge and creative industries when they are choosing where to locate their business. 
 
In addition, the changes from General Industrial to B6 and B7 zones will form a more intense use of land for 
employment than what was previously occupied. Therefore, rezoning’s would add to the quantity of people 
that could be employed rather than reduce job opportunities as traditional heavier industrial uses 
(predominantly warehousing and distribution, transport and logistics, depots) provide limited opportunity 
for densification. 
 
NB1: Planning for the City of Sydney southern employment lands was done in consultation with the 
community, landowners, government organisations and key stakeholders such as Sydney Airport and Port 
Botany. 
NB 2: Information for this case study has been taken from a number of City of Sydney reports.123 
 
 


2.4.1 Lessons Learnt and Options applicable to the Liverpool LGA 


 
The Primary role of the employment lands is to facilitate new business and industry opportunities, provide 
employment across a range of sectors, and provide for strategic industrial activity and essential urban 
services. A more flexible approach, as per the City of Sydney example, to land use in certain precincts across 
the Liverpool LGA, could help to facilitate higher density employment and help sustain new economic 
activities. 
 
There were a number of lessons learnt in this case study which can be applied to the Liverpool LGA. Similar 
to the Liverpool LGA, it was identified that the City of Sydney needed to support and accommodate more 
jobs into the future and the key constraint to this was the limited availability of land in close proximity to the 
CBD and transport nodes.  
 
The previous General Industrial zoning of the land was seen as a prohibitor to this growth as it did not 
encourage the development of older, underutilised sites. By adopting more flexible planning controls to 
parts of the City of Sydney’s southern employment lands, it facilitated and encouraged higher density 
employment uses. At a high level, key lessons and options applicable to the Liverpool LGA include: 


                                                
1
 http://www.cityofsydney.nsw.gov.au/vision/major-developments/southern-employment-lands#page-element-dload 


2
http://www.cityofsydney.nsw.gov.au/__data/assets/pdf_file/0007/232459/Adopted-Planning-Proposal.pdf 


3
 http://www.cityofsydney.nsw.gov.au/__data/assets/pdf_file/0003/232464/2C.-PP-Attach-C_EL-strategy.pdf 
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 Proximity to other business clusters – Given the City of Sydney’s southern employment lands 


proximity to higher density employment uses (namely being the CBD), it was seen as a logical 


decision to “broaden the CBD boundaries”. For Liverpool, there are a number of industrial precincts 


in close proximity to the CBD which may be better served under a business zone including a B5 


(Business development), B6 (Enterprise Corridor) or B7 (Business Park) zone. These precincts include 


Orange Grove, Priddle/Scrivener Street (Warwick Farm), Sappho Road (Warwick Farm North) and the 


Cross Roads, Casula, as it would help facilitate new business and industry opportunities and 


accelerate their redevelopment and regeneration. 


 


 It will take time to evolve - Importantly, the development of new industry clusters will not occur at 


once and it was recognised that the newly rezoned land would evolve over time as development 


progressively occurs. However, like the City of Sydney, the Liverpool LGA needs to be proactive by 


rezoning key precincts to facilitate this growth and development aspiration. 


 


 Access to infrastructure – it was identified that the rezoning of land would lead to increased 


congestion of road networks. The City of Sydney was proactive in lobbying key stakeholders to 


ensure transport improvements would occur. Although they were broader State and Federal 


Government initiatives, examples include the WestConnex road project and the Sydney Metro rail 


project where the addition of a station at Central and Waterloo would alleviate some pressure on 


local road networks. For the Liverpool LGA, the potential extension of the Sydney Metro from 


Bankstown to Liverpool, including a station at Moorebank and the upgrading of Newbridge Road, 


would significantly improve the public transport accessibility for a number of industrial precincts, 


accentuating their attractiveness as a business zone to either a B5 (Business development), B6 


(Enterprise Corridor) or B7 (Business Park) zone to facilitate further employment growth.  


 


 Access to affordable housing – it was recognised that as employment grows in the City of Sydney’s 


southern employment lands, so too would demand for affordable housing. While this was seen as a 


large constraint for the City of Sydney given the high cost of housing in the area, Liverpool has a 


significant competitive advantage in that housing is significantly cheaper by comparison.   


 


 Promotion of flexibility – By rezoning underutilised industrial land to higher order business zones, 


including B5 (Business Development), B6 (Enterprise Corridor) and B7 (Business Park), more 


flexibility in regards to both development, and the types of industries that could be accommodated, 


was given. While it remains early stages, there is evidence that the new zoning controls which 


encouraged flexibility has begun to support an increase in start-up and tech businesses moving into 


the area. A similar outcome could occur at Liverpool, particularly in the precincts close to the CBD, 


hospital and existing rail stations, including Orange Grove, Priddle/Scrivener Street (Warwick Farm) 


and Sappho Road (Warwick Farm North). 
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3.0 Overview OF METROPOLITAN AND SUB-REGIONAL STRATEGIC 


FRAMEWORK FOR INDUSTRIAL EMPLOYMENT LANDS IN THE 


LIVERPOOL LGA 


An overview of the strategic framework has been prepared in order to understand the planning policy 
directions to which Council needs to respond together with the strategic drivers that will influence the 
locating and type of future industrial employment, as well as protecting and enhancing existing industrial 
lands, which will provide significant employment generation for the LGA. These strategic drivers include:  
 


 A Plan for Growing Sydney (the Plan) prepared by the Department of Planning and Environment, 


which details the NSW Government’s plan for the future of the Sydney Metropolitan Area over the 


next 20 years. The Plan provides key directions and actions to guide Sydney’s productivity, 


environmental management, and liveability, including the delivery of housing, employment, 


infrastructure and open space. Figure 8 below demonstrates the plan for Western Sydney 


specifically. 


 Western Sydney Airport (Badgerys Creek Airport). This airport will be a major catalyst for industrial 


employment and economic growth in Western Sydney and in the Liverpool LGA in particular. The 


project will be one of the largest infrastructure projects in Australia and works have already 


commenced on the road networks supporting the future airport.  


 Bankstown Airport. An existing airport in close proximity to established industrial areas in the 


Liverpool LGA. A new Master Plan for Bankstown Airport was approved in 2015. According to the 


Plan, it is predicted that aircraft movements at Bankstown Airport will increase over the next 20 


years.  


 The M12 Motorway which is proposed to be built under the Western Sydney Infrastructure Plan. The 


Motorway will run east-west between the Northern Road and the existing M7 Motorway. The 


Motorway will direct access to the Western Sydney Airport, will improve freight movements 


throughout western Sydney, and is expected to service the Western Sydney Priority Land Release 


Area and the Western Sydney Employment Area. The Western Sydney Infrastructure Plan is 


illustrated under Figure 9.  


 The upgrading of Bringelly Road. Identified in the Western Sydney Infrastructure Plan, Bringelly Road 


will be upgraded to a divided road of between four and six lanes. 


 The upgrading of the Northern Road. As also identified in the Western Sydney Infrastructure Plan 


the project will upgrade approximately 35 kilometres of the Northern Road between Penrith and 


Narellan. The road will comprise a minimum four lane divided road and up to an eight divided road 


with dedicated bus lanes. The upgrade will include interchanges with the new M12 Motorway, the 


M4 Motorway and Bringelly Road.  


 The M9 Orbital. A suitable corridor is currently under investigation to preserve an area for the 


provision of a north-south connection future motorway, freight rail and where practical a passenger 


rail line.  
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 Sydney Metro extension from Bankstown to Liverpool. A study area has been identified for 


investigation between Bankstown and Liverpool for the potential extension of the Sydney Metro 


line.  


 Western Sydney Priority Growth Area. The State Government is planning to release a draft Land Use 


and Infrastructure Strategy which will outline the planning around the Western Sydney Airport 


including new industrial employment land opportunities. The Strategy is likely to include a new 


special infrastructure contribution levy.  


 Western Sydney Employment Area. While not located in the Liverpool LGA, the Western Sydney 


Employment Area is located to the north of the LGA and will have direct connections to the new 


airport.  


 South-West Rail Link Extension. It is understood that a corridor will be preserved for an extension of 


the South-West Rail Link. According to Transport for NSW, a number of core stations are proposed in 


the existing and planned centres of Rossmore, Bringelly, North Bringelly, Oran Park and Narellan. A 


station is also proposed at Badgerys Creek to serve the Western Sydney Airport. 


Figure 8. The Plan for Western Sydney 
  


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


Source: Department of Planning and Environment 
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Figure 9. The Western Sydney Infrastructure Plan.  


 
Source: Department of Planning and Environment 
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The table below identifies the key directions and actions and comments in ‘A Plan for Growing Sydney’ 
relevant to the future of industrial employment lands in the Liverpool LGA.  
 
Table 5. Key directions and actions relevant to the future of industrial employment lands in Liverpool 


Direction Action Comment 


1.4 Transform the 
productivity of 
Western Sydney 
through growth and 
investment 


1.4.1 Improve transport links 
and creates a new services 
centre and industrial precinct to 
support the growth of Badgerys 
Creek Airport 


The Plan indicates that the Government 
will preserve land for complimentary 
airport-related activity including freight-
related uses.  
 


 1.4.2 Develop new strategic 
employment corridors along 
transport infrastructure 
investments that will service 
Badgerys Creek Airport 
 


The Plan indicates that the Government 
will: 


 Facilitate an enterprise corridor 
enabling a wide range of commercial 
uses from Leppington to the airport 
along Bringelly Road.  


 Facilitate development opportunities 
to leverage off improved transport 
connections such as improvements 
to Elizabeth Drive, the Northern 
Road and Bringelly Road 


 Maximise opportunities to increase 
economic activity and jobs growth in 
the Bankstown to Liverpool corridor 
through a flexible regulatory 
environment. This includes the 
potential for further economic 
activity within the Bankstown 
Airport-Milperra transport gateway 


 


1.5 Enhance capacity 
at Sydney’s gateways 
and freight networks  


1.5.2 Support the productivity 
of the freight network by 
identifying buffers around key 
locations on the freight network 


The Plan indicates that the Government 
will: 


 Work with local councils to reduce 
unnecessary barriers to efficient 
freight movements 


 Make sure the development 
assessment processes consider the 
needs of the freight industry 


 Work with local councils to identify 
where buffer measures in local 
planning controls could help to 
minimise the impact of 
development on the efficient 
functioning of the freight industry 
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1.7 Grow strategic 
centres – providing 
more jobs closer to 
home 


1.7.2 Improve councils’ access 
to data on the demand and 
supply of homes, office and 
retail space 


The Plan indicates that the Government 
will work with councils through the 
Employment Lands Development 
Program to provide a stronger evidence 
base for evaluation decisions in relation 
to proposed and existing industrial land 
by providing demand and supply data 
sets on industrial development including 
freight and logistics 
 


1.8 Enhance linkages 
to regional NSW 


1.8.1 Improve productivity and 
access to services through 
improved transport links to 
regional NSW 


The Plan indicates that the Government 
will preserve a corridor for the Outer 
Sydney Orbital to improve freight 
connections from Regional NSW to 
Sydney Airport and Ports 
 


1.9 Support priority 
economic sectors 


1.9.2 Support key industrial 
precincts with appropriate 
planning controls 


The Plan indicates that the Government 
will:  


 Undertake an analysis of Sydney’s 
stock of industrial zoned land to 
identify key industrial precincts and 
use the findings to:  


- Determine where improved 
planning controls are required to 
better protect industrial land 
from conversion to other uses; 


- Identify where improved and 
innovative planning controls will 
allow for the ongoing evolution 
of industrial activities to more 
intensive commercial activities; 
and update the Industrial Lands 
Strategic Assessment Checklist. 


 Assess new proposals to convert 
existing industrial zoned land to 
other uses under the Industrial 
Lands Strategic Assessment 
Checklist. 
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The Plan identifies specific priorities for the south-west subregion which includes the Liverpool LGA. The 
relevant priorities for industrial employment lands in the Liverpool LGA are as follows:  
 


 Investigate the long-term potential to locate a major enterprise corridor between Leppington and 


Bringelly, linked to the extension of the South West Rail Link 


 Protect land to serve Sydney’s future transport needs, including intermodal sites and associated 


corridors 


 Recognise and strengthen the subregion’s role in Sydney’s manufacturing, construction and 


wholesale/logistics industries by maximising existing employment lands particularly in Fairfield and 


Liverpool. 


 Identify and protect strategically important industrial-zoned land. 


 Strengthen the diverse benefits to the economy proposed by Badgerys Creek Airport 


 Work with council to investigate potential future uses of land located east of Georges River and 


north of Newbridge Road 


 Plan as a transport gateway focused on the Badgerys Creek Airport site as part of the Western 


Sydney Employment Area/Badgerys Creek Airport Precinct transformational place 
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4.0 key trends in Industrial Building Activity 


The Sydney industrial market has evolved rapidly over the past decade, not only in terms of location but also 
built form and development size. This section of the report highlights these trends. 


 
4.1 Trends in Building location 


 
Map 16 below highlights regions (by SA2) where employment growth in the dominant industrial industries 
(Manufacturing, Construction, Wholesale Trade and Transport, Postal & Warehousing) has occurred during 
the five year period of 2011-16. Importantly, the data has been projected out to 2016 (from 2014) and is 
reliant on demand being met by suitable employment land. In the case where appropriate supply is not 
available, demand would have shifted elsewhere. 
 
Between 2011 and 2016 precincts to the north of the Liverpool LGA have become the most buoyant in terms 
of the industrial employment growth (alongside the SA2 region including the Sydney Airport). Furthermore, 
in recent years the bulk of Sydney’s industrial take-up and development activity has occurred in the 


Blacktown and Penrith LGAs, as highlighted by Map 17 and Map 18 on the following page. Industrial take-up 
and development has namely been concentrated in selected precincts including Eastern Creek and Erskine 
Park where there is ease of access to major arterial roads and availability of undeveloped land. The three 
Maps begin to exemplify the gravitational shift of industrial businesses to Western Sydney. This is illustrated 
by the lack of development within the inner ring (represented by the orange shape overlayed on Map 17 and 
Map 18) during the most recent three year period (2014-16) compared with location of development during 
2009-11. 
 
Map 16. Industrial Based Employment Gains, 2011-2016 


 
Source: Knight Frank Research, BTS 







 


 


 
 


 


49 


 


 


 


Map 17. Industrial Development Activity, 2009-2011 


 


The migration of 
industrial user groups to 
Sydney’s Outer Western 
suburbs has been an 
ongoing trend that is 
continuing to shape the 
location of new industrial 
assets. This trend is even 
more evident over the 
past three years (2014-
16). This is highlighted by 
the rapid increase in 
both the number of, and 
space developed in the 
Outer West region and 
the lack of growth across 
traditional industrial 
areas of the South and 
Inner West (Figure 10 
and Figure 11).  
 
While the availability of 
relatively cheaper 
greenfield land in 
combination with 
industrial user groups 
seeking supply chain 
efficiencies derived from 
locations at major 
transport hubs has 
driven this pattern, the 
provision of appropriate 
land remains a critical 
issue for users and 
developers alike. It is 
important to note for 
Liverpool City Council 
that 2012 saw a spike in 
industrial development 
across the Liverpool LGA 
which is not depicted on 
these maps. 


Map 18. Industrial Development Activity, 2014-2016 


 
Source: Knight Frank Research  
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Figure 10. Industrial New Supply, by Region and Number of Developments - 2009-11 vs. 2014-16 


 
Source: Knight Frank Research (*regions are Knight Frank defined regions) 


 
Figure 11. Industrial New Supply, by Region and Total Developed Area (000’s m²) - 2009-11 vs. 2014-16 


 
Source: Knight Frank Research (*regions are Knight Frank defined regions) 
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4.2 Trends in Building Type 


 


Using ABS approvals data, we are able to ascertain trends in industrial built-form type. Across the Liverpool 
LGA, warehouses represented the dominant industrial built form option. In value terms, approximately 
85.4% of all industrial approvals in the Liverpool LGA since July 2014 were for warehouses which include 
storage sheds and typical warehouse and logistic provisions. Alternatively, factories only represented 4.2% 
of approvals (by value) in the Liverpool LGA over the same period while the remaining 10.4% was in the form 
of ‘other’ industrial formats which includes agricultural buildings. 
 
In comparison to the adjacent LGAs of Blacktown and Penrith, Liverpool has a skew towards warehouse 
construction (77.9% for Blacktown and 63.7% for Penrith). At the same time, approvals for factories have 
been well below the adjacent LGAs and Greater Sydney (see Table 6). However, we note the majority of 
these approvals have been in locations in close proximity to major road networks including Prestons and 
Hoxton Park. This trend ties up with broader industrial market developments. 
 
Table 6. Value of Industrial Approvals by Type, selected LGAs & Greater Sydney, July 2014-March 2016  


  Liverpool LGA Blacktown LGA Penrith LGA Greater Sydney 


Factories 4.2% 22.0% 7.1% 13.1% 


Warehouse 85.4% 77.9% 63.7% 70.7% 


Other 10.4% 0.1% 29.2% 16.1% 


          


Total 100.0% 100.0% 100.0% 100.0% 


Source: ABS, Knight Frank Research  
 


The dominance of warehouse typologies is indicative of increased transport and logistics activity in the 
Liverpool LGA given its proximity to major arterial roads. This reaffirms the needs for Liverpool City Council 
to rezone land in order for larger industrial user groups to locate to the LGA, capturing demand that would 
otherwise have established in precincts to the north of the Liverpool LGA, including Eastern Creek and 
Erskine Park where land is available. However, we note demand for existing ‘eastern’ industrial precincts (i.e. 
Moorebank, Chipping Norton and Priddle/Scrivener Street -Warwick Farm) remains underpinned by smaller 
users who service the local population. For these areas, preservation of existing warehousing/employment 
lands is required in order for jobs to remain in the LGA. 
 
Similarly, the progression of the Moorebank Intermodal Terminal is likely to strengthen demand for 
warehouse development, particularly in the form of storage (containers) sheds. In addition, a lesser share of 
factory development across Sydney reconciles with the relocation of domestic manufacturing activity to 
offshore locations.  


 
Drilling down further, we are able to determine which built forms have been prevalent in particular SA2 
regions. Across Liverpool’s dominant industrial regions, namely being Prestons, Warwick Farm, Chipping 
Norton and Moorebank, industrial approvals (by value) since July 2014 have been skewed towards 
warehousing, representing 91.9% of approvals over the period. The skew was most pronounced within the 
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Prestons – Lurnea SA2 region due to availability of land and proximity to road networks while there was a 
larger representation of factory approvals in the Liverpool – Warwick Farm SA2 region.  


 
Table 7. Value of Industrial Approvals by Type, selected Liverpool SA2 Regions, July 2014-March 2016  


  Prestons - Lurnea 
Liverpool - Warwick 


Farm 
Chipping Norton - 


Moorebank 
Total 


Factories 3.4% 32.1% 8.9% 4.1% 


Warehouse 94.6% 49.0% 70.5% 91.9% 


Other 2.0% 19.0% 20.7% 4.1% 


          


Total 100.0% 100.0% 100.0% 100.0% 


Source: ABS, Knight Frank Research  
 


With much of Sydney’s industrial growth over the past five years stemming from logistic and transport 
(particularly 3PL groups) users seeking warehousing space along key road networks, recent industrial 
approval activity in the Liverpool LGA suggests the area is well placed to capitalise on future demand for 
industrial space, particularly in areas such as Prestons and Hoxton Park. However, we note demand in inner 
industrial precincts are expected to remain supported by smaller users, typically occupying less than 
1,500m². 
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4.3 Trends in building size 


 


Looking at industrial projects which have been constructed over the past two years within Liverpool, the 
average industrial construction size was 8,820m². Underpinned by the construction of an additional 
13,260m² warehouse at the Mainfreight facility at Prestons, the average building size constructed during 
2014 was 10,630, considerably above the 7,023m² for 2015.  
 
Looking ahead, the average construction size of industrial facilities within the LGA is expected to increase 
over the next three years as demand for transport and logistics warehousing space increases, where typically 
these users occupier larger sheds of 10,000m²+. During 2016, the average industrial building earmarked for 
construction is set to measure 17,200m², which is largely off the back of Charter Hall’s development of 402 
Hoxton Park Road, Prestons to accommodate the new East Coast head office for Automotive Holdings 
Group. Thereafter, average building sizes are expected to remain well above historical levels during 2017 
and 2018. There is however a number of developers looking at developing a variety of warehouse sizes, 
highlighted by Stockland’s Coopers Paddock project at Warwick Farm where warehousing space will range 
from 3,415m² to 23,674m². 
 
Figure 12. Average Industrial Building Size, Liverpool LGA, 2014-2018+ 


 
Source: Knight Frank Research  


 
However, we note data is skewed towards larger industrial developments predominantly focused at areas 
such as Prestons, Hoxton Park and the Stockland site at Warwick Farm where institutions can realise scale 
and efficiencies. For Liverpool’s existing ‘eastern’ industrial precincts, little development has occurred due to 
a lack of developable land, the majority of which is surrounded by residential land uses. 
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5.0 Demand outlook 


In line with Knight Frank’s May 2016 Liverpool Industrial Employment Lands Study, the outlook for industrial 
land demand in the Liverpool LGA has been derived from BTS employment projections and employment 
density ratios for the industries which utilise industrial land. While the previous demand projections were 
high level by industry type, the projections in this report drill down to a more minute level for manufacturing 
employment, thereby giving a greater understanding of the types of industrial land that will be in demand 
over the next 15 years.  
 


5.1 Employment projections 


 


Over the 2016-2031 period, the Liverpool LGA is anticipated to experience jobs growth of 30,885, at which 
point there are expected to be 107,843 jobs within the Liverpool LGA. In terms of blue collar industries 
which relate to industrial land demand, jobs growth of 7,432 is anticipated over the same period, majority of 
which (54%) are expected in Transport, Postal & Warehousing industries. Underpinned by the Intermodal 
Terminal, Moorebank is set to capture the bulk of these jobs, while Elizabeth Hills (Hoxton Park Airport/Len 
Waters Estate precinct) is also earmarked for considerable growth in Transport, Postal & Warehousing 
industries over the 2016-2031 period.  
 
In line with Liverpool’s strategic location within Sydney’s South West Growth Centre, construction 
employment is anticipated to grow by 1,279 jobs over the 2016-2031 period. While BTS projections do not 
provide a sub-sector split, Knight Frank Research anticipates residential building construction and associated 
sub sectors (electricians etc.) will represent the bulk of these gains while solid growth is also anticipated to 
stem from construction of Badgerys Creek Airport. Construction employment growth is expected to be 
relatively evenly spread throughout the LGA, however notable areas include Bringelly, Prestons and Chipping 
Norton. 
 
Similarly, wholesale trade employment growth is expected to measure 1,677 jobs over the 2016-2031 
period, with Knight Frank expecting motor vehicle parts wholesaling, basic material wholesaling and 
hardware goods wholesaling to represent the largest share of job gains. Notable areas expected to 
experience growth for this industry include Bringelly, Moorebank (Intermodal Terminal) and Prestons. 
 
Overall, manufacturing employment is forecast to be moderate with growth of 492 jobs over the period 
(2016-2031). By sub sector, the following observations were made: 


 Basic Chemical and Chemical Product Manufacturing, which includes fertilisers, pharmaceutical and 


medical product manufacturing are anticipated to experience the largest employment growth over 


the period (+280 jobs). 


 Jobs growth of 198 in Furniture and Other Manufacturing. 


 Loss of jobs in seven manufacturing sub sectors including Polymer Product and Rubber Product 


Manufacturing, Pulp, Paper and Converted Paper Product Manufacturing and Fabricated Metal 


Product Manufacturing. 


Of the manufacturing industries expected to experience growth, Chipping Norton, Moorebank (existing 
industrial lands) and Prestons are expected to capture the majority of future demand. Alternatively, the 
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largest loss in manufacturing employment is earmarked to occur at Priddle/Scrivener Street (Warwick Farm) 
as a result of a decline in Pulp, Paper and Converted Paper Product Manufacturing. 
 
 


5.2 Land demand projections 


 


To determine the anticipated future demand for industrial lands in the Liverpool LGA, we have applied 
employment density ratios for the industry sectors which primarily utilise industrial land. As per Knight 
Frank’s previous report, these projections relate to net land demand (or allotment demand) and do not 
include provision for roads, reserves and buffers. High impact industry uses, and those reliant on heavy 
vehicle access, will require greater provision for roads, reserves and buffers than lower impact areas such as 
service industry precincts.  
 
As noted earlier in the report, BTS projections provide a sub sector split for manufacturing industries. These 
sub sectors have been broken down to determine the likely demand for industrial land in the Liverpool LGA. 
 
In line with Knight Frank’s previous report, BTS employment projections imply that there will be a need for 
1,176 hectares of industrial land by 2031, an increase of 427 hectares from the 749 developed hectares 
identified by the 2015 ELDP Report.  
 
Table 8. Industrial Employment and Land Projections 


 
Source: Knight Frank Research, BTS 
Note: Industrial land projections are based on using the same employment density ratios over the forecast period. 


 
 


Similar to broader Sydney industrial trends, demand is expected to be most pronounced within the 


Transport, Postal & Warehousing sector where 159 hectares of industrial land is expected to be required by 
2031. Overall, industrial land demand within the manufacturing sector is anticipated to be weak over the 
2016-2031 period, however varying greatly by industry sub-sector. By sub-sector, demand is expected to be 
strongest for Basic Chemical and Chemical Product Manufacturing and Furniture and Other Manufacturing. 
 


Industry 2016 2021 2026 2031 Emp/ha 2016 2021 2026 2031


Food Product Manufacturing 1,663 1,666 1,669 1,671 35 48 48 48 48 0


Beverage and Tobacco Product Manufacturing 172 188 209 219 35 5 5 6 6 1


Textile, Leather, Clothing and Footwear Manufacturing 377 364 359 359 35 11 10 10 10 0


Wood Product Manufacturing 451 457 459 455 35 13 13 13 13 0


Pulp, Paper and Converted Paper Product Manufacturing 265 241 222 220 35 8 7 6 6 -1


Printing (including the Reproduction of Recorded Media) 545 533 523 522 40 14 13 13 13 -1


Petroleum and Coal Product Manufacturing 70 84 102 109 25 3 3 4 4 2


Basic Chemical and Chemical Product Manufacturing 689 799 892 970 25 28 32 36 39 11


Polymer Product and Rubber Product Manufacturing 589 584 569 547 25 24 23 23 22 -2


Non-Metallic Mineral Product Manufacturing 454 451 440 425 25 18 18 18 17 -1


Primary Metal and Metal Product Manufacturing 415 433 437 439 25 17 17 17 18 1


Fabricated Metal Product Manufacturing 541 533 519 508 25 22 21 21 20 -1


Transport Equipment Manufacturing 303 296 291 286 35 9 8 8 8 0


Machinery and Equipment Manufacturing 1,911 1,942 1,978 2,009 30 64 65 66 67 3


Furniture and Other Manufacturing 1,631 1,703 1,769 1,829 30 54 57 59 61 7


Construction 4,499 4,887 5,466 5,778 25 180 195 219 231 51


Wholesale Trade 3,946 4,680 5,159 5,623 25 158 187 206 225 67


Transport, Postal and Warehousing 5,206 7,060 8,154 9,190 25 208 282 326 368 159


Total 23,728 26,903 29,215 31,160 880 1,007 1,099 1,176 296


Average Annual Increase 635 462 389 25 18 15 20


Total Employment Estimated Land Demand Land Demand 


(2016-2031)
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Table 9 highlights key the areas and industries which are projected to experience solid employment gains 
over the 2016-2031 period. 
 
Table 9. Selected Employment Growth Precincts 


Precinct 
Employment 


growth (2016-2031) 
Key Industries 


Moorebank Intermodal Terminal 1,925 
Transport, Postal and Warehousing, Wholesale Trade, Petroleum and 
Coal Product Manufacturing 


Bringelly 1,309 
Transport, Postal and Warehousing, Wholesale Trade and 
construction 


Elizabeth Hills (Hoxton Park 
Airport/Len Waters Estate) 


605 Transport, Postal and Warehousing 


Prestons 668 
Transport, Postal and Warehousing, Construction and Basic Chemical 
and Chemical Product Manufacturing 


Chipping Norton 302 
Transport, Postal and Warehousing, Wholesale Trade, Basic Chemical 
and Chemical Product Manufacturing and Construction 


Moorebank 575 
Furniture and Other Manufacturing, Transport, Postal and 
Warehousing and Wholesale Trade 


Warwick Farm 126 Construction, Transport, Postal and Warehousing 


Source: BTS, Knight Frank Research  
 
 


It is important to note that the Sydney Metropolitan Plan ‘A Plan for Growing Sydney’ uses Bureau of 
Transport Statistics, Small Area Employment Forecasts (2014) for their employment targets. Given the land 
demand forecasts within this report have been derived from the same dataset, the two projections will align. 
While these targets are ambitious (40,165 additional jobs between 2011 and 2016), in our opinion, these 
projections can be sufficiently met if appropriate land is rezoned and serviced to accommodate future 
growth.  
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6.0 What does this mean for existing employment land? 


Given the localised nature of current industrial businesses operating in the LGA, the majority of which 
employ four or less workers, demand within Liverpool’s existing industrial precincts is expected to remain 
solid, especially in the inner industrial areas which cater towards smaller businesses including Chipping 
Norton, Moorebank and Priddle/Scrivener Street (Warwick Farm). The forecast for strong population growth 
in the Liverpool LGA and broader South West Sydney region supports this view. However, we also note (as 
per the Knight Frank May 2016 Liverpool Industrial Employment Lands Study report) industrial demand from 
larger user groups in the Liverpool LGA is expected to gravitate towards the undeveloped land parcels 
between Northern Road and the M7 (i.e. Kemps Creek, West Hoxton etc.), land adjacent to the Moorebank 
Intermodal Terminal, Prestons and Hoxton Park. 
 
In effect, existing industrial land in the LGA is expected to remain tightly held by smaller localised businesses 
that require warehousing/manufacturing space of 1,500m² or less. However, given the older style nature of 
current industrial provisions, redevelopment of some precincts is likely to be needed over the coming five to 
ten years. To facilitate the development, some of the existing employment lands may be better served by 
higher employing zones such as a B5 (Business development), B6 (Enterprise Corridor) or B7 (Business Park) 
zone, which offer flexibility in regards to the user types which could be accommodated in the area. At a high 
level, potential areas which should be investigated further for potential rezoning include: 
 


 Orange Grove - The industrial area is largely underutilised and it is evident that the general industrial 


zoning of the land is not the “highest and best use” for land in this location, particularly given its 


close proximity to the Liverpool city centre and health cluster. The rezoning of the area to either a 


B5 (Business development), B6 (Enterprise Corridor) or B7 (Business Park) zone whilst also 


encouraging the location and retention of viable industrial uses may be appropriate.   


 Priddle/Scrivener Street (Warwick Farm) – The precinct is not suitable for heavy trucks as the area 


is also characterised by residential and other competing uses. Given these competing uses, Council 


may wish to investigate alternative access arrangements. Similarly,  Council may wish to consider 


broadening the subject precinct’s zoning/permitted use parameters (to a B5 Business Development, 


B6 Enterprise Corridor or B7 Business Park zone)  to accommodate a larger mix of industries which 


will progressively evolve over time. 


 Sappho Road (Warwick Farm North) - Given the known established uses existing within this site, 


and its close proximity to the Liverpool City Centre and Health cluster Council may wish to consider 


rezoning the land to either a B5 (Business development), B6 (Enterprise Corridor) B7 (Business Park) 


zone. 


 The Cross Roads, Casula - Given the relatively small and isolated nature of the industrial area 


compared to other areas in the Liverpool LGA and the adjoining B5 Business Development zoning, 


Council may wish to consider rezoning this land to a B5 (Business development), B6 (Enterprise 


Corridor) or B7 (Business Park) zone. This will still permit light industrial uses and warehousing and 


distribution centre uses in close proximity to the M7 Motorway and is likely to result in a reduced 


impact on the amenity of the adjacent residential and educational establishment uses. 


 See section 6.2 for further commentary. 
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6.1 Impacts from the Moorebank Intermodal Terminal 


 
The dominance of Western Sydney as a location for industrial development has been strongly underpinned 
by large-scale infrastructure investment. Over the past decade, road transport has come to dominate the 
movement of freight from Port Botany in the absence of additional rail freight capacity.  
 
Unlike a number of other Australian cities, Sydney is predominantly a net importer of containerised freight.  
Currently, the Sydney container freight market is almost entirely dependent on Port Botany which is one of 
state’s key container port facilities. The use of rail freight is currently only a small proportion of total import 
and export volumes through Port Botany, with Knight Frank estimating road transport to currently account 
for around 50-60% of freight movements in and out of Port Botany (see Figure 13). 
 
Overall, the addition of the Moorebank Intermodal Terminal (IMT) will provide an efficient solution for 
improved movement of container freight between Port Botany and South West Sydney while at the same 
time represents a significant shift in the transport economics for the broader Sydney region. Current plans 
suggest the site layout has a sustainable practical capacity of approximately 1.05 million twenty-foot 
equivalent unit (TEU) p.a. for the IMEX facility, and 0.5 million TEU p.a. for the interstate terminal. The 
current ‘sweet spot’ to the north of the Liverpool LGA around the M4 and M7 intersection has the potential 
to see pent up demand move further south towards the Moorebank IMT. This outcome bodes well for the 
Liverpool LGA as industrial development could shift away from the M4 and M7 intersection and down the 
M7. The widening of Northern Road as part of the Western Sydney Infrastructure Plan will help facilitate this 
movement.  
 
Once the Moorebank IMT is complete and operational, road freight movements through inner western 
Sydney will become less frequent (see Figure 13). This outcome means that inner western locations will 
become much less valuable for industrial redevelopment (Kingsgrove, Riverwood, Padstow etc.), while at the 
same time increasing demand for industrial demand within Liverpool. The range of freight being transported 
along the road network is set to drop sharply as the Moorebank IMT begins operation, particularly after the 
completion of stage two.  
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Figure 13. Projected TEU Movements from Port Botany (2014-2030) 


 
Source: Knight Frank Research 


Note: based on TEU volumes growth of 5% per annum 


 
As freight movements (presented as TEUs) more than double at Port Botany by 2030, this outcome will 
greatly reduce freight traffic along key arterial roads. In the short term, road freight will continue as the main 
mode for distribution and logistics of containerised goods. In this case, demand for warehouse space and 
distribution facilities is expected to remain strong in the short to medium term at locations within proximity 
to the M4/M7 and M5/M7 Sydney Orbital intersections.  
 
With the Moorebank Intermodal precinct expected to include up to 850,000m² of warehouse space, of 
which will be released to the market on a sustained basis, inbound demand from other areas of Sydney is 
expected to be solid. Currently, there is approximately 240,000m² of warehousing space being marketed for 
lease at the Moorebank IMT with anecdotal evidence from agents indicating a considerable pick-up in the 
level of tenant enquiry for this space. Similarly, feedback from Knight Frank agents suggest tenant enquiry 
has been solid in other industrial precincts in Liverpool, particularly Prestons and AMP’s undeveloped 
Crossroads Logistics Centre at Casula given their proximity to the Moorebank IMT and the existing road 
networks of the M5, M7 and the Hume Highway.  
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6.1.1 Likely tenants 


 
Unlike the Liverpool LGA’s existing employment lands which primarily accommodate smaller localised users, 
the Moorebank IMT will be attractive for tenants who rely on container movements to and from Port 
Botany. For these users, such as third party logistics (3PL) operators, by locating adjacent to an IMT (in this 
case within the warehousing space as part of the Moorebank IMT precinct), operational efficiencies can be 
achieved given their scale of operations. The motivation is that larger tenants such as 3PL groups will be able 
to use the adjacent warehousing space within the IMT precinct as the focal point of their operations, while 
using it as a base for their broader freight movements throughout Sydney and NSW. Given that these groups 
have tended to gravitate towards Eastern Creek in the past, the addition of these users to the area will 
generate a greater employment outcome for the Liverpool LGA. 
 
It is important to note that not all businesses who require industrial land will want to be close to an IMT. For 
businesses which service the local population (automotive repairs etc.), the motivation to locate near an IMT 
is low as they do not rely on supply chain efficiencies (from Port Botany) to do business. For these users, 
proximity to residents is vital, so demand for current industrial precincts in Liverpool is anticipated to remain 
strong. 
 
Overall, the progression of the Moorebank IMT is expected to be positive for the Liverpool LGA as it is likely 
to result in an influx of businesses who may have not established a presence in the LGA without it. As such, 
this will result in a net increase in employment, while providing local employment opportunities for local 
residents.  
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6.2 STRATEGIC IMPLICATIONS FOR THE FUTURE INDUSTRIAL EMPLOYMENT LANDS 


IN THE LIVERPOOL LGA 


 
According to BTS, the forecasted increase in industrial employment in the Liverpool LGA by 2031 will be an 
additional 7,432 jobs (from 2016). Whilst the mix of future of industrial employment is subject to further 
review, it is important that the Council positions its land use planning response to accommodate this 
forecasted increase in jobs. This land use planning response is likely to be by way of a combination of both 
an increase in the amount of land set aside together with importantly ensuring a sufficiently flexible 
regulatory zoning framework to accommodate changes in industry and market trends in terms of 
employment types.  
 
Based on the Employment Report noting the suggested limitations, the existing industrial land stock in the 
Liverpool LGA is considerable and a strategically important employment asset for both the LGA and Western 
Sydney. It confirms the comparative advantage of Liverpool in a wider regional setting particularly in terms 
of transport, freight and logistics. The existing land supply however does have a number of practical limits 
and/or barriers to further development and intensification when accounting for the specific features and 
attributes of particular precincts.  
 
Noting the above, there is an opportunity for Council to reposition its strategy towards the long term 
provision of industrial employment land noting the practical limits to the continuing use of certain precincts 
and the emergence of new areas reflecting the investment in regional infrastructure. The following describes 
the implications for industrial employment lands in the LGA based on both the strategic drivers and a 
general commentary on certain key precincts. 
 
 
6.2.1 Strategic drivers’ commentary 


 
The relevant key directions and actions from A Plan for Growing Sydney (the Plan) in conjunction with the 
strategic drivers as previously outlined will result in a number of implications for the existing and future 
industrial employment lands in the Liverpool LGA. These implications are as follows:  
 


 A significant opportunity to generate new industrial employment areas in the Bringelly Road 


Enterprise Corridor as identified in A Plan for Growing Sydney alongside the upgrade of Bringelly 


Road and the Northern Road. This has the potential to both consolidate the role of Prestons at its 


eastern “bookend” coinciding with the intersection of the M5 and M7 Motorways together with 


providing a greater level of accessibility to the proposed western most industrial employment areas 


in and adjacent to Badgerys Creek Airport. This opportunity will significantly contribute to the 


currently limited stock of undeveloped industrial lands in the LGA. Part of the enterprise corridor 


falls within the Western Sydney Priority Growth Area which involves the preparation of a Land Use 


and Infrastructure Strategy by the Department of Planning and Environment in conjunction with 


Liverpool City Council. The Council should use this opportunity to promote with the State 


Government to the delivery of additional and importantly serviced industrial land within this 


enterprise corridor.  
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 The Plan identifies opportunities to protect and enhance the existing industrial employment lands in 


the Bankstown to Liverpool Enterprise Corridor including Chipping Norton and Moorebank industrial 


areas. In order to effectively protect the existing industrial areas, the Plan has identified the use of a 


flexible regulatory framework environment. Furthermore, as the Bankstown to Liverpool Enterprise 


Corridor has been identified as an area of significance in servicing the future Western Sydney Airport 


and the existing Bankstown Airport which are both identified as transport gateways in the Plan, it is 


important that Council begin engaging in discussions with the Roads and Maritime Authority and 


lobbying the State Government to upgrade Newbridge Road and associated local roads to provide 


adequate vehicular access. It is also recommended that Council undertake research to determine a 


future regulatory framework to protect these industrial areas as the Plan mentions. It is also noted 


that a priority for Liverpool for the subregion is to investigate potential future uses of land located 


east of Georges River and north of Newbridge Road.  


 


 The draft Broader Western Sydney Employment Area Structure Plan nominated a large area on the 


eastern side and a smaller portion on the western side of the Western Sydney Airport in the 


Liverpool LGA for future employment uses (see Map 19). In October 2015, the State Government 


announced a broader investigation into opportunities for new jobs and homes around Western 


Sydney Airport known as the Western Sydney Priority Growth Area. The new Western Sydney 


Priority Growth Area (illustrated on Map 20) will guide new infrastructure investment and identify 


new employment areas as well as residential areas in proximity to public transport.  


Map 19. The draft Broader Western Sydney Employment Area Structure Plan 


  
Source: Department of Planning and Environment 
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The location of the originally proposed employment land on either side of the airport land remains a 


significant strategic location due to its proximity to the future airport, the future M12 Motorway, the 


Northern Road (soon to be upgraded) and the existing M7 Motorway. It will be important for Council 


to reinforce its position in the continued provision of the original strategic location of employment 


land on either side of the Western Sydney Airport land. This follows and aligns with the State 


Government’s preparation of the draft Land Use and Infrastructure Strategy to ensure the provision 


of future industrial employment land for the LGA.  


Map 20. The Western Sydney Priority Growth Area 


 
Source: Department of Planning and Environment 
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 The Employment Lands Development Program 2015 is a valuable tool in understanding the 


developed and undeveloped zoned land in the Liverpool LGA by industrial precinct. The Plan seeks 


for Government to work with councils through the Employment Lands Development Program to 


provide a stronger evidence base for evaluation decisions in relation to proposed and existing 


industrial land by providing demand and supply data sets on industrial development including freight 


and logistics. 


 


While land may be zoned for industrial uses, the review of the existing industrial areas has revealed 


that certain industrial areas are being utilised for uses better characterised as a broader mix of 


business uses. In this regard, it is considered that the amount of zoned industrial land in the LGA and 


stated in the Employment Report does not reflect the actual amount of zoned land used for 


industrial purposes nor therefore the extent of land available for industry. It is recommended that 


Council engage with the State Government to discuss how to undertake a more accurate describing 


of industrial land.  


 


 The review of existing industrial land in the Liverpool LGA undertaken in a previous section of the 


report has identified the Yarrunga/Prestons, and Moorebank industrial areas as strategically 


important land due to their significant land area and direct connections to the M7 and M5 


Motorways. Similarly, the Len Waters Estate is significant in its direct access and location on the M7 


Motorway. It is recommended that Council investigate the introduction of development incentives in 


these precincts for manufacturing, construction and wholesale/logistics industries to recognise the 


role of the region in these specific industries and to protect these strategically located industrial 


areas.  


 
While not as well linked in terms of access to the Motorways, the Chipping Norton industrial estate 


is a large industrial area in the LGA and is in close proximity to the Bankstown Airport, nominated as 


a transport gateway in the Plan. Given these significant attributes of the Chipping Norton industrial 


area, it is recommended that Council undertake investigations into the provision of development 


incentives for certain industries in order to protect this industrial area.  


 


Such development incentives should take a whole Liverpool LGA industrial precincts approach, 


including a combination of measures that seek to discourage and or/limit the further locating of uses 


in inappropriate areas whilst encouraging their locating within alternative precincts within the LGA. 


In doing so, it is noted of course that there will be a number of existing developments and uses 


otherwise already approved and established that will continue to operate in all precincts.  Those 


measures should be subject to specific “testing” as to their impact on specific precincts however by 


way of example, suggest the following be considered:  


 Requiring a minimum allotment size for warehousing and distribution that is capable 


of accommodating large service vehicles and including potentially B-doubles. Noting 
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the generally smaller size and older, established uses in for example, Chipping Norton, 


such a requirement is likely by default to encourage such uses to locate in those 


precincts where purpose built and planned large lot subdivisions can be developed 


such as Moorebank south and Yarrunga/Prestons.  


 A review of the current Section 94 contributions applicable to the Yarrunga/Prestons 


industrial area which we note is currently based on a per square metre levy. A review 


of this contribution by way of consideration to a reduction has the potential to be a 


direct and tangible financial “lever” to influence decisions as to where to locate 


specific industries. Any such review is of course subject to Council ensuring a balance 


between the need to provide the necessary supporting infrastructure and the public 


benefit arising from encouraging greater local employment.  


  


 The potential future extension of the Sydney Metro from Bankstown to Liverpool provides an 


opportunity to provide significantly improved public transport connections to the Moorebank 


industrial area. The location of Metro stops in or in close proximity to the industrial area will 


significantly improve the public transport accessibility for employees and will assist in protecting 


strategically important industrial zoned land.  


 


The potential for Metro stops provides an opportunity to reposition parts of these industrial 


precincts to make best use of this heightened accessibility and the principal of intensifying 


development within a walking distance of such stations. Repositioning the precinct involves 


identifying the range of highest and best land uses that will most effectively utilise land in and 


adjacent to the significant public investment in a Metro rail station. By way of comparison, in terms 


of other industrial employment areas we note the following:  


 


1. The current construction of the Metro station at Norwest Business Park  


2. The prior construction of the station portals at Macquarie Park 


3. The proposed construction of a Metro station at Sydenham and the recent 


release by the Department of Planning and Environment of the proposal for the 


transformation of the older industrial area into a range of “start-up” businesses.  


 


This transit oriented form of development is also consistent with unlocking the investment potential 


in the new Metro rail as evidenced in the precinct planning being undertaken by State Government 


in and around the Metro stations already identified on the network.   
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6.2.2 Key precinct commentary 


 
As part of the review of key precincts and in turn the potential repositioning of the industrial areas within 
the LGA, it is recommended that it is important and strategic to clarify the desired future role and character 
of the individual precincts noting that each has particular local issues and conditions that will influence the 
manner and extent of future industrial uses. By way of commentary, we note the following:  
 


1. A number of the precincts are located in areas that historically were urban fringe areas and now are 


surrounded and adjoin residential areas. Specifically, Chipping Norton and Moorebank (north). The 


result appears to be a number of practical limits to their operating and prospects of expansion or 


intensification. Specifically; 


 The mixing of residential and industrial traffic on the local road network  


 The locating of housing on land adjoining industrial and the resulting land use conflict.  


It suggests that the long term locating of new ‘heavier’ industry, in particular those that maybe 


characterized as ‘offensive or hazardous’ maybe more appropriately directed towards areas where 


they are least constrained by the potential for land use conflict. Specifically, Prestons and 


Moorebank (south of the M5 Motorway) are not close or adjacent to existing residential areas and 


provide an opportunity to maintain an appropriate and planned buffer.  


 


2. The principal industrial precincts of Chipping Norton, Moorebank and Prestons comprise a wide mix 


of uses confirming the appropriateness of a broad industrial zone noting the already mentioned 


issue of new heavy industrial uses locating in certain precincts. All three have a critical mass in terms 


of scale that make each an important and strategic contributor to industrial employment.  


 


3. The presence of warehousing and logistics, particularly in Yarrunga/Prestons, Moorebank and 


Hoxton Park Airport (Len Waters Estate) confirms the strategic location of Liverpool in terms of the 


M5, M7, future M12 and longer term, the M9 Western Orbital. This is a key comparative advantage 


for Liverpool and confirms the importance of preserving and consolidating this role for each 


precinct, noting the practical limits to any expansion of Hoxton Park.  


 


4. The Orange Grove industrial area is largely underutilized and it is evident that the general industrial 


zoning of the land is not the “highest and best use” for land in this location. Council may wish to 


consider rezoning the land for higher density employment uses including B5 (Business 


development), B6 (Enterprise Corridor) or B7 (Business Park) whilst also encouraging the location 


and retention of viable industrial uses. Given its city edge location, this precinct would be 


appropriate for higher densities subject to a detailed local master plan. 


 


5. Following our review of the Priddle/Scrivener Street (Warwick Farm) precinct, vehicle and truck 


access, which is provided through Priddle and Scrivener Street, is arguably not ideally suitable for 


heavy trucks, while residential and other competing uses to the north supports this view. However, 
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the area is a large employer within the LGA and in this case the precinct should be preserved for 


employment uses. Council may wish to consider alternative access arrangements to the precinct and 


broadening the subject precinct’s zoning/permitted use parameters to accommodate a larger mix of 


industries/employment uses noting: 


i) its locational advantage of being within close proximity to the Liverpool health cluster and the 


Liverpool CBD suggesting the potential for allied health and research uses such as that now 


established in, and adjacent to, the Westmead health precinct and Macquarie University. 


ii) confirm and clarify the extent to which any odour buffer associated with the Liverpool Water 


Treatment Plant is a limit to either specific uses or density of development. Subject to the outcome 


of this review, it may be appropriate to reconsider the land use zoning of this area by way of say 


the “unlocking” of the area for a wider range of uses or alternatively, a further limiting.   


 
6.2.3 Implications of local planning framework 


 
In considering both the character of the established industrial areas and the emergence of newer more 
recent areas, and the potential for additional employment areas as a result of new infrastructure, we would 
recommend that a review be undertaken of the current industrial zoning framework in order to determine 
whether it reflects a more contemporary and long term positioning of the role and character of precincts 
within the LGA. Specifically and by way of example: 
 


a) A review as to whether a wider business zone (including B5 - Business development, B6 - Enterprise 


Corridor or B7 - Business Park) is more appropriate for the Sappho Road (Warwick Farm North) 


industrial area.  


b) A review as to whether the best and highest order employment use for Orange Grove is more 


flexible business and employment lands than general industrial, particularly given its close proximity 


to the Liverpool CBD.  


c) The further consolidation of the role of Yarrunga/Prestons as a strategic freight, logistics and 


warehousing hub for Liverpool and Western Sydney. 


d) The potential to encourage the locating of heavier industry that might be characterized as offensive 


and/or hazardous industries in areas where buffer can be address land use conflicts such Moorebank 


South and Yarrunga/Prestons. 


e) The potential to allow development incentives in the Moorebank, Yarrunga/Prestons and Chipping 


Norton industrial areas to stimulate and encourage industrial development and reaffirm the 


employment generating potential of the LGA in these areas. Incentives for specific land uses which 


will rely on and will most benefit from the strategic location of the industrial area such as freight, 


logistics, warehousing and distribution should also be considered.  


f) By reviewing the local planning framework, which considers the rezoning of some industrial zoned 


land to either a B5 (Business development), B6 (Enterprise Corridor) or B7 (Business Park), the 


precincts would facilitate greater flexibility in regards to development and user types which could be 


accommodated. 
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Executive Summary 
 


Liverpool is growing rapidly with a population that requires more businesses and jobs. The 


Liverpool Local Government Area (LGA) is undergoing a profound transformation as the Liverpool 


City Centre continues to develop as a Metropolitan Cluster and the Western Sydney International 


(Nancy-Bird Walton) Airport brings with it the Western Sydney Aerotropolis. This surge in 


investment and population growth must be supported by industry that is sustainable, efficient and 


innovative. Furthermore, Liverpool’s growing population is reliant on local industrial markets for 


high-quality and locally accessible employment. This strategy aims to improve existing and attract 


new industrial development to meet the current and future demands of Liverpool in terms of the 


provision of goods and services and offering employment opportunities for the local population.  


 


There is a growing need for industry to specialise and target niche sectors to retain a competitive 


edge along with the existing demand for urban services, larger-scale distribution and freight and 


specialised innovation/creative and advanced technology industries. These existing and growing 


demands within industry require the supply of a variety of industrial spaces to accommodate 


industrial development broadly. Precincts with great access to movement corridors, public 


transport, essential services and amenity for workers is paramount to the relevance and growth 


of employment lands within the Liverpool LGA.  


 


The Liverpool Industrial and Employment Strategy sits within a broader strategic framework at the 


state, regional and local level. These various plans and strategies have contributed to the 


formulation of this strategy by providing broader guiding principles that contextualise industrial 


and employment land development within the Liverpool LGA. This strategy is informed directly by 


the data, insights and recommendations presented within a suite of industrial studies that have 


been prepared for Council in recent years. These studies provide a robust technical basis for the 


vision and actions within this strategy. 


 


Broad vision 
 


This strategy forms the basis for a review of planning provisions that apply to the industrial 


precincts in Liverpool. It provides a review of the current planning and policy context applying to 


Liverpool’s employment lands. Findings derived from the suite of technical studies are 


summarised and applied through this strategy to inform the management, improvement and 


growth of employment lands. A strategic vision has been defined for each industrial zoning and 
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the corresponding precinct character that is envisioned for the future. Actions and an 


implementation plan guide the application of this strategy into planning policy. 


 


Actions 
 


1. Review development standards and objectives for industrial zoned land 


2. Review and manage employment land within the eastern portion of the Liverpool LGA 


3. Plan and manage employment lands within the western portion of the Liverpool LGA 


4. Facilitate industrial development to support the operation of the Western Sydney 


International (Nancy-Bird Walton) Airport and Western Sydney Aerotropolis. 


5. Increase industrial development density, efficiency and colocation.  


6. Prioritise public domain improvements and landscaping within industrial precincts.  


7. Improve connectivity to industrial precincts 


8. Introduce Innovation Precincts within suitable locations in the Liverpool LGA 


9. Clarify the intended role and function of industrial precincts 


10. Advocate for local jobs, community outcomes and high-quality industrial design at the 


Moorebank Intermodal site  
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Strategic Vision for Liverpool’s Employment Lands 
 


Liverpool’s long-standing role as a regional centre for the South West has been reinforced by the 


robust and resilient employment lands that sustain Liverpool and the wider region. Liverpool’s 


employment lands are diverse in nature, scale and function. It is recognised that Liverpool 


contains highly efficient and effective industrial precincts. However, there are several areas that 


require renewal and must adapt to meet the contemporary needs of industry. It is Council’s vision 


that these employment lands are the focus of renewal, innovation and investment to help provide 


employment for Liverpool’s rapidly increasing population.  


 


Inner-city Industrial Revival 
 


There are several established inner-city industrial precincts that have proximity to the Liverpool 


City Centre. It is envisioned that these precincts will evolve into contemporary industrial clusters. 


These precincts will embrace innovative and creative industries through high amenity design, 


increased accessibility to public and active transportation, and a genuine mix of traditional and 


modern employment uses.  


 


The Liverpool Innovation Precinct is part of the Liverpool Collaboration Area and the industrial 


area at South Warwick Farm is expected to transform over the coming years alongside the 


broader health and education precinct. 


 


Urban Services 
 


Further from Liverpool’s City Centre are two expansive industrial precincts that currently service 


the eastern portions of Liverpool and the wider region. Both Chipping Norton and Moorebank 


have a diversity in the age, scale and nature of industrial development. These valuable 


employment lands will continue to be protected and prioritised when considering the nature of 


development that occurs within their proximity. These areas will adapt to meet the demands of 


the surrounding population that they service and grow in employment density through increased 


built form and operational efficiency. The steady development of the light industrial land within 


Austral will similarly provide urban services for these emerging communities.  
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Subregional Industry 
 


Several industrial precincts have been established within recent decades that have contributed to 


Liverpool’s role in providing larger format subregional industrial development. These larger format 


developments play a vital role in servicing broad catchments whilst employing a local workforce. 


Infrastructure investment such as the Moorebank Intermodal and various highway upgrades 


should be leveraged to support these industries and facilitate their growth. These large format 


subregional industries will benefit from proximity to infrastructure and transportation while 


remaining adequately separated from residential areas to avoid amenity impacts and allow for 


ongoing operation.  


 


Emerging Western City 
 


The Western Sydney Aerotropolis will evolve to contain a variety of industrial uses, including 


freight and logistics, warehousing, defence, advanced manufacturing and rural industries. The 


development of the Western Sydney International Airport will also transform the western area of 


Liverpool by attracting major employment, education and transport infrastructure. Industries such 


as building material production and construction related uses will also be needed to facilitate the 


development of the Aerotropolis. These uses will then transition to other industrial uses to support 


the operation of the Airport and Aerotropolis over time. 


 


As the Aerotropolis evolves, Council will work to locate industrial development strategically to 


improve efficiency, connectivity and avoid amenity impacts. Additionally, Council will endeavour 


to avoid compromising agricultural land and the scenic landscapes that define the regions 


character. 
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Introduction 
 


This strategy guides the retention, improvement, rezoning and development of employment lands 


in the Liverpool Local Government Area over the next 20 years. The Strategy considers a variety 


of metropolitan and local level policy and incorporates the findings of a suite of recent employment 


lands studies. 


 


• Knight Frank Industrial Land Study 2016 – Investigated current market conditions, 


factors affecting industrial land supply and analysis of the future demand for industrial 


development. 


 


• SGS Economics and Planning Industrial Lands Study 2018 – Provided a focused 


understanding of best-practice land use, planning controls and initiatives to drive growth, 


ensure job retention and encourage ongoing diversity and resilience in industrial precincts. 


 


• APP Industrial Development Lands Study 2019 – Built upon the existing industrial land 


studies to provide pragmatic advice relating to best-practice industrial development, land 


use planning improvements and implementation recommendations. This final study had a 


focus on the implementation of innovation precincts. 


 


The way in which land and buildings are used and developed in industrial precincts is steadily 


changing in response to several key drivers, both domestically and internationally. These drivers 


include globalisation and impacts of global competition, population growth and increased 


construction activity. The changing nature of industries, the workplace and working efficiencies 


have created shifts in global and domestic economic conditions and a changing consumer market, 


spurring creative thinking and investment in technical and professional service industries. There 


has also been significant investment in major infrastructure projects and land releases in Greater 


Sydney, including Western Sydney Airport and the Moorebank Intermodal. These investment 


projects will contribute to attracting further industrial development to the Liverpool LGA. 
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Planning and Policy Context 
 


The Liverpool Industrial and Employment Strategy sits within a broader strategic framework at the 


state, regional and local level. These various plans and strategies have contributed to the 


formulation of this strategy by providing broader guiding principles that contextualise industrial 


and employment land development within the Liverpool LGA.  


 


Metropolitan Context 
 


Greater Sydney Region Plan (2018)  
 


The Greater Sydney Region Plan was developed by the Greater 


Sydney Commission (GSC) and sets a 40-year vision (to 2056) to 


align land use, transport and infrastructure planning and delivery 


across Greater Sydney. The vision is structured around a 


metropolis of three cities: The Western Parkland City, Central 


River City and Eastern Harbour City. Liverpool is identified in the 


plan as part of the Metropolitan City Cluster of the Western 


Parkland City. The Western Parkland City will be structured on a 


poly-centric city model, in which economic growth will be 


underpinned by the existing centres of Liverpool, Campbelltown-


Macarthur, Greater Penrith and the future Western Sydney Airport-


Badgerys Creek Aerotropolis.  


 


The Plan discusses the importance of industrial and urban services land to the Greater Sydney 


economy. It specifies that management of industrial and urban services land across Greater 


Sydney will need to reflect local context and provide for a wide range of businesses which are 


vital to Sydney’s overall productivity. The Plan identifies three approaches which planning 


authorities should take when managing industrial land: 


 


• Retain and Manage – all existing land is safeguarded from competing pressures, 


retaining land for economic and employment purposes, with management to evolve as 


business practices change. 
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• Review and Manage – land is reviewed to confirm whether it should be retained or 


transitioned to higher order activities, considering the changing nature of industry and 


demand for land. 


• Plan and Manage – Strategic plans are prepared to determine the need for industrial land 


in land release areas, accompanied by timely infrastructure sequencing and servicing. 


 


The ‘Review and Manage’ approach is designated for land in the eastern part of the Liverpool 


LGA, while the ‘Plan and Manage’ approach is designated for the western part of the Liverpool 


LGA which has not yet been developed for urban purposes. 
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Figure 1 - Approaches to planning for industrial and urban services land in existing and planned urban areas (GSC) 
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Western City District Plan (2018) 
 


The Western City District Plan provides a link between 


metropolitan strategy and local planning and articulates how the 


objectives of the Greater Sydney Region Plan are to be achieved 


through a series of objectives and actions under four themes: 


infrastructure, liveability, productivity and sustainability. The LGAs 


that make up the Western City District are the Blue Mountains, 


Camden, Campbelltown, Fairfield, Hawkesbury, Liverpool, Penrith 


and Wollondilly. The size of the district has been driven by the 


proposed Western Sydney Airport and the future Western Sydney 


Aerotropolis. 


 


The Plan identifies that the Western City has a higher level of industrial and urban services land 


than the benchmark across Greater Sydney, however this amount is expected to be reduced by 


2036. With significant longer-term population growth expected, additional land will be needed for 


industrial uses and urban services. It also notes the need for the city’s employment lands to be 


adaptive, flexible to change and resilient in the face of globalisation and competition. 


 


Importantly, it establishes the following key planning priorities for jobs and skills in the Western 


City: 


• W8: Leveraging industry opportunities from the WSA and Aerotropolis 


• W9: Growing and strengthening the Metropolitan Cluster 


• W10: Maximising freight and logistics opportunities and planning and managing industrial 


and urban services land 


• W11: Growing investment, business opportunities and jobs in strategic centres. 


 


Key actions and issues identified in the District Plan for the Liverpool City Centre and 


Collaboration Area include improving and coordinating transport and other infrastructure to 


support jobs growth and developing ‘smart jobs’ around the health and education precinct, 


especially in advanced manufacturing, logistics and automation. 
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Figure 2 - Western City District industrial and urban services land and freight assets (GSC) 
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Local Context 
 


Liverpool Collaboration Area – Place Strategy 
 


The Liverpool Collaboration Area identified in both the Greater 


Sydney Region Plan and the Western City District Plan 


incorporates the Liverpool City Centre and surrounding precincts 


including specialist health, education, residential, urban services 


and industrial areas. The aim of the Collaboration Area is to provide 


governance to the delivery and improvement of coordinated 


infrastructure, land use planning initiatives, sustainability outcomes 


and place making principles.  


 


The focus on the Liverpool health and education precinct and growth of Liverpool as a vibrant, 


mixed-use centre have several implications for the planning of the LGA's industrial lands within 


the Collaboration Area. An analysis of opportunities and impediments to productivity in the 


Collaboration Area identifies the following:  


 


• The Western Sydney City Deal ensures that Liverpool will be home to the Western Sydney 


Investment Attraction Office; that it will benefit from connections to aerospace, defence 


and advanced manufacturing industries related to the WSA; and that it will be connected 


to the airport via rapid transit services.  


• The health and education precinct offers opportunities for expansion and greater diversity 


of jobs due to the $740 million allocated to the expansion of the Liverpool Hospital, the 


ongoing presence of Western Sydney University and the University of Wollongong, and 


growth in medical technologies.  


• Education stakeholders have joined with Council, the Ingham Institute for Applied Medical 


Research and Health Infrastructure NSW to form the Liverpool Innovation Precinct 


Steering Committee to guide and promote growth of the precinct.  


• Warwick Farm’s specialised equine activities will continue to attract domestic and 


international visitation, centred on the racecourse.  


• Moorebank North industrial precinct is continuing to strengthen, having generated 7,500 


jobs in specialised manufacturing, postal, transport and logistics.  
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• The Liverpool Employment Land Study has identified opportunities to re-purpose some 


sites located close to Liverpool city centre to respond to growth opportunities, particularly 


those generated by the health care sector. 


 


 


Figure 3 - Productivity opportunities and assets (GSC) 
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Community Strategic Plan (CSP) – Our Home, Liverpool 2027 
 


The Community Strategic Plan (CSP) is a ten-year plan that defines 


the vision and priorities of the community. The CSP is the 


overarching plan that sets the direction not only for Council but for 


all stakeholders, including government, business, the not-for-profit 


sector and residents. The CSP is structured around four directions 


that represent the community’s priorities:  


• Creating Connection – Social; 


• Leading through Collaboration – Environment; 


• Generating Opportunity – Economic; and 


• Strengthening and Protecting our Environment – Civic 


Leadership. 


Direction 3 of the CSP is ‘Generating Opportunity’, a direction that underlines the need for council 


to support economic growth, including employment and investment options. Measures of success 


for achieving these goals include the quantity of new and expanded business in the LGA, 


employment rates for the population, and improved transport connections.  


 


The Economic Development Strategy 2019-2029 
 


The Economic Development Strategy (EDS) outlines the key 


economic priorities, actions and targets that will guide the growth 


of Liverpool’s economy over the next five to 10 years, reflecting the 


business and residential community’s aspirations of generating 


employment and investment opportunities across the LGA. The 


EDS sets actions under the CSP directions of ‘Generating 


Opportunity’ and ‘Leading Through Collaboration’ as follows:   


• G.2.1 Attract new jobs within Liverpool’s industry focus 


areas; 


• G.2.2 Market Liverpool as a business destination; 


• G.2.3 Develop the economic capacity of local businesses and residents; 


• G.2.4 Progress Liverpool as an Innovation City; 


• G.3.1 Activate and develop vibrant places that attract residents, visitors and workers to 


Liverpool 


• L.2.3 Develop and participate in business community consultation.  
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Local Strategic Planning Statement (LSPS) – Connected Liverpool 2040 
 


The Local Strategic Planning Statement (LSPS) has been 


prepared to set Liverpool City Council’s strategic planning vision 


for the next 20 years. It lists Council’s planning priorities across 


the four areas of connectivity, productivity, liveability, and 


sustainability. Under the area of ‘Productivity’, the following 


planning priorities are identified: 


 


• PLANNING PRIORITY 10 – world-class health, 


education, research and innovation precinct; 


• PLANNING PRIORITY 11 – An attractive environment for 


local jobs, business, tourism and investment; 


• PLANNING PRIORITY 12 – Industrial and employment lands meet Liverpool’s future 


needs; and 


• PLANNING PRIORITY 13 – A viable 24-hour Western Sydney International Airport 


growing to reach its potential. 


 


LSPS priorities and actions have been identified where they align with specific actions of this 


strategy. 
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Findings of Liverpool Industrial Land Technical Studies 
 


This strategy is informed directly by the data, insights and recommendations presented within a 


suite of industrial studies that have been prepared for Council in recent years. These studies 


provide a robust technical basis for the vision and actions within this strategy.  


 


Knight Frank Liverpool Industrial Employment Lands Study (2016) 
 


The Knight Frank study was prepared to investigate current market conditions, factors affecting 


industrial land supply and analysis of the future demand for industrial development. It established 


that global competition is placing increased pressure on larger industrial operations to specialise 


and innovate. It also emphasised the importance of continuing to protect and encourage growth 


in smaller-scale urban services industries which support construction, trade, maintenance and 


repair jobs which are considered the backbone of Liverpool’s specialist industrial economy.  


 


Key insights within the report include: 


 


• Over the last decade, industrial businesses have relocated to Western Sydney due to rising 


rents in established inner industrial regions and greenfield residential development (and 


hence population growth). 


• A large proportion of blue-collar jobs in Liverpool are manufacturing based employment. There 


is a future challenge in diversifying this existing skills base, particularly with indicators 


suggesting a continued decline in this sector. 


• The centre of gravity for industrial development should continue to move away from the M4 


and M7 intersection, down the M7 and to the west of the M7 i.e. between Northern Road and 


the M7. 


• A key difference between Liverpool’s existing industrial lands and the broader Sydney region 


is that the bulk of businesses (and hence jobs) service the local population. 


• The presence of large-box warehousing demand in Prestons, Moorebank and Hoxton Park 


confirms the strategic location of Liverpool in terms of the M5, M7, future M12 and longer term, 


the M9 Western Orbital. This is a key comparative advantage for Liverpool and confirms the 


importance of preserving and consolidating this role for each precinct. The Moorebank 


Intermodal development currently under construction will help to reinforce this geographical 


advantage.  
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• Demand for existing ‘eastern’ industrial precincts remains underpinned by smaller users who 


service the local population. For these areas, preservation of existing 


warehousing/employment lands is required for jobs to remain in the LGA. 


• By reviewing the local planning framework, which considers the rezoning of some industrial 


zoned land to either a B5 (Business Development), B6 (Enterprise Corridor) or B7 (Business 


Park), the Orange Grove and Sappho Road precincts would facilitate greater flexibility in 


regards to development and user types which could be accommodated.  


 


SGS Economics and Planning - Liverpool Industrial Lands Study (2018) 
 


The SGS report provided a focused review of the role and function of industrial precincts and the 


future demand that growth will create. It comprehensively detailed the impacts of a growing 


population on Liverpool’s economy and provided a snapshot of market trends and drivers likely 


to impact the precincts. It also broadly considered opportunities to rezone certain industrial lands 


and provided recommendations to Council to investigate best-practice land use, planning controls 


and initiatives to drive growth, ensure job retention and encourage ongoing diversity and 


resilience in the sectors. 


 


It confirmed that whilst industrial land supply currently exceeds future demand due to the 


forthcoming industrial corridor stretching along the edge of the WSA and Aerotropolis, not all of 


the land was zoned appropriately for sub-regional uses. In contrast, there was an identifiable 


supply issue for urban services industries that rely on proximity to established centres of 


population and business, and recommended that Council protect and manage the eastern 


industrial precincts within Moorebank, Chipping Norton, Warwick Farm and Orange Grove. 


 


The study questioned the suitability and application of the current zoning framework under LLEP 


2008. It acknowledged the broad objectives of each of the three industrial zones and identified 


unnecessary overlap and inconsistencies between land uses. It also acknowledged a need to 


revise the current zoning of precincts to better represent the character and importance that each 


precinct plays in the local economy. A review of development standards and planning incentives 


was also highlighted as part of a next steps approach. 


 


Strategies were proposed to retain and manage established precincts and facilitate the growth of 


proposed precincts in the west of the LGA. The strategies are framed around three areas of focus: 
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• Strategy 1: Ensure sufficient supply to meet future demand 


• Strategy 2: Manage industrial precincts 


• Strategy 3: Economic development initiatives 


 


The actions and supporting rationale provided for each strategy have contributed to the 


formulation of the actions and principles within this strategy. 


 


APP Liverpool Industrial Development Lands Study (2019) 
 


The APP report built upon the existing industrial land use studies prepared and provided advice 


relating to best-practice industrial development, land use planning improvements and 


implementation recommendations.  


 


Best-Practice Industrial Development 


 


To understand the challenges and opportunities that will influence the changing Liverpool 


industrial sector, APP examined the critical factors leading to the success of comparable industrial 


precincts throughout Australia and overseas and how these learnings could be applied to 


Liverpool’s industrial precincts. These include: 


 


• Specifying desired land use outcomes in zoning establishes a clear message for investors 


and the community as to what a precinct will be like. Zoning needs to define the types of 


industries and businesses and consider aspects such as scale, level of environmental 


impact and economic functions.  


• Planning needs to consider which supportive uses are appropriate. Their number needs 


to be controlled through development regulations incorporated into zoning. This would 


avoid diluting the predominant employment land uses. 


• Industrial precincts should utilise transitional zoning to buffer adjoining sensitive uses in 


order to protect surrounding amenity. This could be in the form of light industrial zonings 


bordering heavy industrial land to manage amenity impacts to nearby residential areas. 


• Innovation precincts thrive where planning is flexible, adaptive to fast moving drivers of 


change and incentives are used to draw in start-ups and users that require inexpensive 


rent and cost-effective spaces to operate. Successful innovation precincts contain a 


genuine mix of uses. 
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Planning Framework Improvements 


 


The APP report provided recommendations to optimise Liverpool’s planning framework to better 


respond to the changing nature of the industrial precincts. Providing clarity around the type, scale 


and nature of industrial and employment activities that are considered suitable in each zone is 


essential. These land use zones must avoid generality by including more specific objectives and 


removing the unnecessary duplication of permissible land uses. An example of this is removing 


the ‘light industry’ use from the IN3 – Heavy Industrial zone. 


 


Innovation Precincts – B7 Business Park Zone 


 


APP explores the introduction of a modified B7 Business Park zone in suitable precincts to allow 


for a variety of light and innovative industrial, commercial and retail uses. The introduction of a 


B7 Business Park Zone in certain existing industrial precincts, including Priddle/Scrivener Street 


and Orange Grove, are likely to encourage development of business parks that incorporate a 


genuine mix of light industrial, creative industries and commercial uses which is consistent with 


the overarching objectives of these precincts within the Liverpool Collaboration Area. The success 


of any such rezoning will be reliant on supporting initiatives, revised development standards and 


infrastructure improvements that focus on revitalising places within the precinct. 
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Employment Lands Snapshot  
 


Context 
 


The Liverpool LGA has traditionally housed a wide range of industrial uses within the context of 


Metropolitan Sydney. This is evident in precincts in the east of the Liverpool LGA that have 


serviced a broad regional catchment and are now transitioning to serve the local population at a 


district catchment level. In recent years, significant medium to large-scale industrial development 


has occurred in the west of the Liverpool LGA’s urban areas as infrastructure development has 


improved distribution networks. Figure 4 illustrates the LGA’s that possess the greatest quantity 


of employment land, with Liverpool having the third largest supply of zoned employment land in 


Metropolitan Sydney. Further, industrial development continues to remain strong with the value 


of all industrial building DA approvals in 2018 being the second highest for the Sydney 


Metropolitan area (Figure 5). 


 


Figure 4 - Sydney employment lands supply (ELDM 2019) 
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Figure 5 - Total value of industrial building da approvals within Sydney (ELDM 2019) 


 


Jobs 
 


According to SGS Economics and Planning’s Liverpool Industrial Land Study 2018, there are 


25,600 jobs in employment lands in Liverpool, which represents 17% of industrial jobs in the 


Western City District and 33% of all jobs in Liverpool. Job growth in employment lands has been 


modest in the LGA over the past decade to 2018 however, owing mostly to the already-developed 


nature of existing operational precincts and the delays in land release for new precincts around 


the Western Sydney Airport. Similarly, to the broader Western City District, a large proportion of 


jobs in Liverpool’s employment lands are in Manufacturing (28%) and Transport, Postal and 


Warehousing (14%). Construction (12%) and Wholesale Trade (11%) also account for a large 


proportion of jobs in the LGA. In recent times, transport and logistics jobs have been growing 


strongly in employment lands across the whole LGA, but particularly in the Prestons industrial 


precinct. In the future, the number of jobs in employment lands in Liverpool is expected to more 


than double to reach around 59,300 jobs by 2046. 
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Figure 6 - Employment profile of Liverpool's employment lands by ANZSIC (1-digit) industries 2016 (ABS and SGS) 


 


Industrial Zones 
 


Under the Liverpool Local Environmental Plan 2008 (LLEP2008), there are three industrial zones: 


IN1 General Industrial, IN2 Light Industrial and IN3 Heavy Industrial. The three zones are 


differentiated mainly by the term’s ‘light’, ‘general’ and ‘heavy’ which in themselves should deliver 


very different land use outcomes. However, in Liverpool’s industrial precincts this is often not the 


case. Similarity of objectives and permissible land use activities across the three zones has 


resulted in similar outcomes with a mixture of industrial and other uses evident across all 


employment lands.  
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Figure 7 - Employment lands supply in Liverpool by zone 2019 (ELDM) 


 


The current distribution of employment land is illustrated in Figure 7. It should be noted the B5 


Business Development and B6 Enterprise Corridor zones are included as employment land. While 


some industrial development locates within the B5 and B6 zones, there is typically a broader mix 


of other uses present. 
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Employment Land Use Zones 
 


The similarity of objectives and land uses permitted across all three industrial zones has not 


provided Liverpool’s industrial precincts with a defined vision, character and function. Successful 


approaches to land use zoning for industrial parks, specialised urban services precincts and 


innovation precincts are built on a defined vision and a segmentation of land uses of different 


scales, operations and amenity impacts. This strategy provides clear categories to define the 


character and future vision of industrial precincts across the Liverpool LGA.  


 


IN1 General Industrial – Industrial Estate Precincts 
 


Current Context 
 


The current IN1 zone has imprecise objectives and a broad range of permissible land uses which 


result in a lack of definition and a confused economic role. The zone objectives are very broad 


and non-specific, allowing for a range of industrial and warehouse uses. The generality of the 


land use objectives provides for an eclectic mix of activities which in turn restricts larger and more 


intrusive operations such as waste management and processing, extractive industries and 


offensive and hazardous industries. 


 Figure 8 - Built Form Examples for Industrial Estate Precincts (LCC) 
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Vision 
 


The IN1 zone should be applied to preserve mid-sized operators and large, low-impact operations 


including warehousing, processing and manufacturing. Distribution, logistics, transport and postal 


operators should be encouraged in the IN1 zone precincts where they have good and direct 


access onto motorways or freight rail. More intrusive operators such as waste recycling, extractive 


industries, chemical production and refining and other hazardous and offensive industries should 


be encouraged to occupy lands within the IN3 zone. IN1 zones should in many instances replace 


the IN3 zoned lands in Liverpool where heavy industry is no longer present or where they can 


migrate to suitable industrial park precincts to the west. 


 


IN2 Light Industrial – Urban Services Precincts 
 


Current Context 
 


The current IN2 zone objectives provide for urban service-type industries which are smaller in 


their land take and operational scale, less intrusive, positioned closer to and on the edge of 


centres and provide for a mix of land uses. In this sense, the objectives of the IN2 zone are clear 


in terms of the locational parameters, however the types of land use operations sought in this 


zone are broad. Warehousing for example is permissible within this zone despite the typical 


requirement to occupy large-tracts of land and be reliant on B-double trucks.  
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Vision 
 


The IN2 Light Industrial Zone is representative of an Urban Services Precinct. These provide 


smaller-scale industrial and essential services close to centres and residential neighbourhoods 


where services can be quickly distributed and dispatched to suit the needs of the 


consumer/customer base. Urban Services Precincts allow for a broader mix of land use activities 


as the services offered do not necessarily conflict with other commensurate land uses such as 


residential or retail development. Larger industries are discouraged from occupation in these 


precincts and should instead locate within precincts such as Industrial Estates or Industrial Parks 


that have less spatial, traffic and amenity constraints.  


 


Urban Services Precincts should be developed from within the existing industrial areas with 


proximity to the Liverpool City Centre. Such precincts will possess high-quality built form that is 


innovative and efficient spatially, respectful of industrial heritage, and avoids amenity impacts to 


neighbouring areas. Recent developments in the industrial sector such as vertical warehousing, 


co-location and purpose-built design will help to improve the efficiency of urban services precincts 


and help to increase job densities. The IN2 zone is also employed to form protective boundaries 


Figure 9 - Built Form Examples for Urban Services Precincts (LCC) 
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around higher impact industrial uses to enable ongoing industrial activity and maintain 


neighbouring amenity. 


 


IN3 Heavy Industrial – Industrial Park Precincts  
 


Current Context 
 


The current objectives of the IN3 Heavy Industrial zone are very similar to the IN1 zone. They 


encourage a wide range of industries, which inhibits the success of isolated larger users that 


require separation from other activities due to the more intrusive nature of their operations and 


larger land take requirements. The existing zone objectives call on the need to preserve lands 


which require separation from other land uses, however the types of industrial uses are not clearly 


defined within the land use table. The imprecision of the other zone objectives translates to 


flexibility in the application of land use types, which have begun to impact the ongoing function of 


heavy industries. 


 


Vision 
 


It is acknowledged that currently there is and will likely continue to be demand for offensive and 


hazardous industries that emit noise, dust, waste and pollution regardless of the treatments and 


controls applied in the operational processes. Planning for heavy industries must recognise the 


higher risk profile if the control processes fail and require greater separation from other activities, 


and even complete isolation depending on the intensity of the use. 
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Industrial Park Precincts should be employed in a limited capacity within the LGA where adequate 


separation is utilised to avoid safety and amenity impacts. Whilst some heavy industries are 


located within the existing IN3 zoned lands, these precincts are limited in their ability to 


successfully accommodate such uses safely and effectively. It is worth noting that currently 


Liverpool has the largest quantity of IN3 – Heavy Industrial zoned land within Metropolitan 


Sydney. The existing heavy industrial zoned land within the Liverpool LGA should be consolidated 


to ensure environmental, amenity and safety impacts are mitigated effectively. 


 


This is especially true for IN3 – Heavy Industrial land that has been developed for purposes that 


are permissible within the other industrial zones. New or migrating heavy industries are to be in 


the western portions of the LGA where impacts on environmental, scenic and agricultural 


character is minimised. It is noted that a significant quantity of industrial development will occur 


around the Aerotropolis over time, where it is properly planned for and well separated from 


surrounding uses.  


 


 


 


 


Figure 10 - Built Form Examples for Industrial Park Precincts (LCC) 
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B7 Business Park – Innovation Precincts 
 


Current Context 
 


The B7 Business Technology Park zone does not currently apply under LLEP 2008. The B7 zone 


is being used by various Councils within metropolitan Sydney to develop varying interpretations 


of ‘industrial innovation precincts’. There is a significant quantity of old-stock industrial land with 


proximity to the Liverpool City Centre and the associated public transport infrastructure, amenity, 


and activity within the commercial, health, educational and retail sectors.  


 


The Liverpool Place Strategy, LSPS and the suite of industrial studies prepared identify the 


existing Warwick Farm South industrial precinct as a future innovation precinct. This precinct has 


significant opportunities to leverage off the growth and future investment in the public and private 


hospitals and from multiple research institutions and educational partners. The existing building 


stock in the precinct is ageing; however, the combination of discounted rents, vacant warehouse 


sites and urban-scale streets offers significant opportunity for renewal. Additionally, it has been 


identified within the suite of industrial studies that the Orange Grove and Sappho Road precincts 


similarly offer opportunities for renewal. Detailed investigation is required to determine a future 


vision for these precincts that might include an innovation type character that leverages the 


locational advantages of these sites.  


 


Vision 
 


Innovation Precincts are mixed-business precincts that form on the periphery of cities and are 


typically collocated alongside a catalytic anchor such as a hospital, research centre or university. 


These precincts spawn from the urban renewal of an inner-city setting which has good access to 


public transport, good walkability, a strong sense of history and place, and excellent amenity for 


workers. They provide a continued and growing opportunity to develop and test innovations and 


to translate research undertaken within health and education precincts into commercialised 


products. The growth of creative and high-value manufacturing is closely aligned with health and 


education precincts. Fostering successful innovation precincts requires a flexible planning 


framework that is adaptive to fast moving drivers of change. Additionally, innovation precincts can 


be facilitated using incentives or planning concessions to draw in start-ups and users that require 


inexpensive rent and cost-effective spaces to operate.  
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The introduction of a B7 Business Park zone will help to rejuvenate existing industrial precincts 


that incorporate a genuine mix of light industrial, creative industries and commercial uses. The 


establishment of the Warwick Farm South Innovation Precinct will help to support the growth of 


the broader Liverpool City Centre in a manner that is consistent with the overarching objectives 


of the Liverpool Collaboration Area Place Strategy and the LSPS. There is additional scope to 


employ the B7 zone to facilitate renewal within the older industrial precincts of Orange Grove and 


Sappho Road, subject to further investigations.  


  


Figure 11 - Built form examples for Innovation Precincts (LCC) 
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Guiding Criteria for Planning Proposals 
 


Table 1 - Guiding Criteria for Planning Proposals 


# 
 


Guiding Criteria Rationale 
 


1 Any rezoning application is 


to result in a sustainable 


increase in jobs.  


Job density within the LGA is crucial in supporting the local and 


surrounding population of Western Sydney. Local jobs are crucial 


for achieving a 30-minute city vision amidst significant population 


growth. It is recognised that the future rezoning of Moore Point as 


identified within the Liverpool Collaboration Area Place Strategy 


and will involve a growth in jobs within alternate industries within 


the retail, education and commercial sectors.  


2 Rezoning proposals must 


be supported by an 


Economic Impact Study.  


There is strong demand for urban services, and there is an ongoing 


demand for larger industrial uses broadly within the Western City 


District. Any rezoning proposal must sufficiently justify any 


transition to alternative land uses including commercial, retail or 


residential.  


3 Proposals must be 


designed to avoid land use 


conflict.  


This applies to industrial, commercial, retail, recreational and 


residential uses. Measures must be employed to avoid 


detrimentally impacting these existing uses by creating amenity 


impacts. Similarly, development with proximity to existing 


employment areas must not create land use conflicts to the 


detriment of existing lawfully established uses.  


4 Proposals are to 


demonstrate that new 


development will facilitate 


sustainable transport 


choices. 


Liverpool’s employment lands are currently under serviced by 


public transport and have poor walking and cycling connections. 


Planning proposals must facilitate improved transport access within 


business hours for employees.  


5 Proposals must contribute 


to and improve the public 


domain.  


High quality public domain and landscaping play a crucial role in 


attracting businesses, workers and investment into industrial and 


innovation precincts.  


6 Proposals for the adaptive 


re-use of older industrial 


stock must consider and 


respect existing character. 


The industrial heritage and character of areas is often central to 


establishing successful inner-city innovation or creative precincts. 


This industrial character is to be observed during redevelopment 


and the sustainable practice of adaptive re-use employed where 


appropriate. 







  


34 
 


Actions and Delivery Plan 
 


For the purposes of this Strategy, the following short, medium and long-term timeframes have 


been established to align with the proposed Actions and Delivery Plan. These timeframes also 


align with those in the LSPS and Community Strategic Plan. 


 


• Short term: 2020/2021  


• Medium term: 2021/2022–2024/2025  


• Long term: 2025/2026+ 


 


It is noted that Phase 2 of the LEP Review and a review of the Liverpool Development Control 


Plan 2008 (LDCP) will commence in mid-2020. 
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Table 2 - Action and Delivery Plan 


 
# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


1 Review 


development 


standards and 


objectives for 


industrial land 


To ensure land use controls are up to date and 


quality-built form outcomes can be achieved. 


Phase 2 of the LEP Review and 


DCP Review. 


Short-


medium 


term 


Priority 12 


Action 12.1 


2 Review and 


manage 


employment 


land within the 


eastern portion 


of the LGA 


Increasing demand for local urban services and 


an innovative and adaptable industrial sector 


requires well-connected, serviced and 


economically viable land for industry. There is a 


demonstrated and ongoing demand for urban 


services (IN2 land) within the LGA.  


 


This objective applies to all industrial land except 


for the Moore Point Precinct as identified within 


the Liverpool Collaboration Area Place Strategy. 


Maintain existing industrial zoned 


land in the LEP. 


 


Ensure a demonstrated increase in 


sustainable jobs as part of future 


planning proposals for the Moore 


Point precinct.   


Short term Priority 11 


Priority 12 


Action 12.2 


3 Plan and 


manage 


employment 


In the western portion of the LGA, there is a need 


for additional industrial and urban services land in 


response to long-term projected population and 


Phase 2 of the LEP Review. 


 


Short term Priority 11 


Priority 12 


Action 12.3 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


lands within 


the western 


portion of the 


LGA 


development growth. Liverpool is strategically 


placed to accommodate the strong demand for 


sub regional development on large industrial 


sites.  


Working collaboratively with the 


Western Sydney Planning 


Partnership during precinct 


planning for the Western Sydney 


Aerotropolis. 


 


4 Facilitate 


industrial 


development to 


support the 


operation of 


the Western 


Sydney 


International 


(Nancy-Bird 


Walton) Airport 


and Western 


Sydney 


Aerotropolis. 


This action applies to land within the Draft 


Western Sydney Aerotropolis Plan identified as a 


‘Mixed Use’, ‘Enterprise’ or ‘Agribusiness’ zone.  


 


Industrial development within the Aerotropolis 


must be designed strategically to improve 


efficiency, connectivity and avoid amenity 


impacts. Additionally, industrial development 


must avoid compromising agricultural land and 


the scenic landscapes that define this regions 


character, especially as agri-tourism 


opportunities develop over time. 


Working collaboratively with the 


Western Sydney Planning 


Partnership during precinct 


planning for the Western Sydney 


Aerotropolis. 


Short-Term Priority 13 


Action 13.1 


Action 13.2 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


5 Increase 


industrial 


development 


density, 


efficiency and 


colocation.  


This action applies to new industrial 


development, and the adaptive reuse of older 


industrial stock. Increasing land use efficiency in 


industrial precincts can assist businesses and 


industries in making better use of existing sites 


and allow for an increase in job density. 


Innovative and efficient approaches for industrial 


developments and tenancy configuration is to be 


encouraged. A noteworthy example of this is the 


Blum facility (located in Hoxton Park) that 


demonstrates the ability to expand operations 


and grow the business through innovative design 


without requiring additional land. Increases in 


industrial development density and scale must be 


well considered in order to respect and maintain 


the amenity of surrounding areas. 


Investigate an increase in building 


height limits and floorspace ratio 


controls as part of the LEP Review 


Phase 2. 


Short-Term Priority 10 


Action 10.1 


Priority 11 


Priority 12 


Action 12.1 


Update DCP controls to deliver 


improved building form outcomes, 


promote innovative design and 


encourage the adaptive re-use of 


ageing stock. 


Short-Term Priority 10 


Action 10.1 


Priority 11 


Priority 12 


Action 12.1 


Investigate incentive provisions for 


architectural design excellence, 


construction and operational 


environmental sustainability, and for 


consolidated master planned 


estates. 


Medium-


Term 


Priority 10 


Action 10.1 


Priority 11 


Priority 12 


Action 12.1 


Priority 15 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


6 Prioritise 


public domain 


improvements 


and vegetation 


within 


industrial 


precincts.  


Place-making and high-quality urban design 


principles underpin the creation of successful 


industrial and innovation precincts that attract 


industries, employers, start-ups and investors. 


The public domain plays a crucial role within 


industrial precincts in providing vegetation that 


provides cooling, visual softening of the built form 


and sustainable stormwater management. This 


applies to the design of new industrial 


development and the revitalisation of older 


industrial areas. 


Update DCP controls to deliver 


improved public domain and 


landscaping outcomes. 


Short-


Medium 


Term 


Priority 11 


Priority 15 


Action 15.3 


Action 15.4 


Investigate updated contribution 


plans for industrial precincts to 


deliver public domain improvements 


and increased vegetation.  


Medium 


Term 


Priority 11 


Priority 15 


Action 15.3 


Action 15.4 


7 Improve 


connectivity 


between public 


transport and 


industrial 


precincts 


Consultation with businesses identified that a 


number of employees commute to work via public 


transport. However, most industrial precincts are 


poorly serviced by public transport, especially 


within the unusual business hours that typify 


businesses within each precinct.  


 


Collaborate with the relevant 


transport and planning authorities to 


ensure transport infrastructure is 


provided as part of the land release 


process for new industrial precincts 


to provide certainty to businesses 


who are looking to locate in the 


LGA’s precincts.  


Ongoing Priority 1 


Priority 3 


Priority 11 


Priority 12 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


An improvement in public transport servicing the 


industrial area is essential in attracting new 


development to occur and to assist in increasing 


the employment generating capacity of the LGA. 


Improve pedestrian and cycling 


connections from rail stations to 


nearby industrial precincts 


surrounding the Liverpool City 


Centre. 


Medium-


term 


Priority 1 


Priority 3 


Priority 11 


Priority 12 


Rezoning’s must be informed by a 


Transport Plan outlining public 


transport and active transport use 


for workers.  


Ongoing Priority 1 


Priority 3 


Priority 11 


Priority 12 


8 Introduce 


Innovation 


Precincts 


within LGA 


The introduction of a new B7 Business Park zone 


to the LLEP 2008 will allow innovation precincts 


to be established in suitably located industrial 


areas surrounding the Liverpool City Centre.  


 


The identification of Liverpool as a Collaboration 


Area and the future investment in Liverpool 


Hospital provides a significant opportunity to 


concentrate the attraction of innovative uses in 


Introduce the B7 Business Park 


zone into the LLEP 2008 as part of 


LEP Review Phase 2. 


 


Short-term Priority 10 


Action 10.1 


Priority 12 


 


Rezone the Warwick Farm 


Scrivener Street precinct from IN1 


to B7 with associated development 


standards as part of LEP Review 


Phase 2.  


Short-term Priority 10 


Action 10.1 


Action 10.2 


Priority 12 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


the Warwick Farm South Industrial Precinct This 


precinct currently provides crucial urban services 


and other industrial businesses that support the 


Liverpool City Centre; however, there remains 


opportunity for renewal to provide additional 


supportive industries and innovative uses within 


the precinct.  


 


There is scope for additional innovation precincts 


to develop in other industrial land surrounding the 


Liverpool City Centre. This work would be 


dependent upon further investigation. 


Develop a B7 Business Park 


Innovation Precinct Chapter within 


the DCP. 


Short-term Priority 10 


Action 10.1 


Action 10.2 


Priority 12 


 


Investigate the rezoning of the 


Orange Grove industrial precinct to 


foster an innovation/creative 


precinct. 


Medium-


long term 


Priority 10 


Action 10.1 


Priority 12 


9 Clarify the 


intended role 


and function of 


industrial 


precincts 


Within the LEP currently, imprecise objectives 


and a similarity of land uses permitted across the 


industrial zones results in industrial precincts that 


lack a defined character of uses and experience 


land use conflicts. Ensuring that urban services 


and heavy industries cluster in separate precincts 


suited to their specific operational and locational 


Refine the objectives and 


permissible uses of each industrial 


zone for the existing industrial 


precincts as part of LEP Review 


Phase 1.  


Completed Priority 11 


Priority 12 


Action 12.2 


Further refine the objectives and 


permissible uses of all industrial 


zones in association with a zoning 


Short-term Priority 10 


Action 10.1 


Priority 11 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


needs, will help to facilitate more optimal uses 


within the precincts.  


 


Refer to the ‘Strategic Vision for Liverpool’s 


Employment Lands’ section of this strategy for 


Council’s vision for industrial precincts within the 


LGA. 


review of existing industrial 


precincts. Rezone existing precincts 


to an appropriate industrial zoning 


that reflects the industrial activity 


present and future desired 


character of each precinct as part of 


LEP Review Phase 2. 


Priority 12 


Action 12.2 


Update the DCP objectives and 


controls to clearly reflect the vision 


for each industrial precinct  


Short- term Priority 11 


Priority 12 


10 Advocate for 


local jobs, 


community 


outcomes and 


high-quality 


industrial 


design at the 


Moorebank 


Intermodal site  


The Moorebank Intermodal is a large 


infrastructure project that will have significant 


implications for industry within the region, and for 


local communities. Given the scale of the 


development, Council has limited influence over 


the design and approval of the precinct. 


Nonetheless, Council will continue to advocate 


for local job creation, positive community 


outcomes, and high-quality design. 


Advocate for local jobs and positive 


community outcomes through 


Council’s Intermodal Precinct 


Committee and the Community 


Consultation Committee. 


Short-term Priority 11 


Priority 12 


Priority 12.2 


High quality industrial design, 


enhanced built form and 


landscaping outcomes, integration 


with natural assets and greater 


Short-term Priority 11 


Priority 12 


Priority 12.2 
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# 
 


 
Action 


 
Rationale 


 
Implementation 


 
Timing 


 
LSPS 


density of employment will be 


encouraged and advocated for at 


the Intermodal site. 
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A review of trap-neuter-return (TNR) for the 
management of unowned cats 


 


Introduction 
The management of unowned, stray or feral cats is an extremely complex and emotive issue. Trap-
neuter-return (TNR) is one method promoted, primarily in the United States, as a humane 
alternative to euthanasia for managing and reducing populations of unowned cats. TNR relies on 
desexing (neutering) a large proportion of a specific cat population to prevent further breeding. A 
range of arguments are mounted by pro- and anti-cat lobby groups for and against TNR programs. 
Science is used by most to support their position, and although some good research has been 
conducted, everyone would agree more is needed. This report looks at TNR from various 
perspectives in an attempt to understand how useful such programs would be within the Australian 
context. 
 


Unowned cats – are they feral or stray? 
Before considering TNR itself it is necessary to discuss what we mean by an unowned, stray or feral 
cat. Some overseas researchers simply classify feral cats as those that are not socialised and 
therefore not able to be re-homed (Bradshaw et al. 1999; Slater, 2002, 2005). This is a purely 
behavioural definition and, while useful when considering rehoming options for cats, is not helpful 
in the current discussion. Australian researchers Coman and Jones (1982) split cats into two broad 
groups, urban and rural, but then described separate types in each group: fully domesticated pets, 
wandering house pets, semi-domesticated farm cats, and feral cats. Apart from farm cats, all types 
were present in urban and rural settings. They noted, however, that accurately defining cat types 
is difficult as cats may switch from one category to another. Moodie (1995) argued for a division 
into domestic, feral or stray classifying feral as those cats completely independent of humans; 
strays as those relying to some extent on humans and domestic cats as living with humans and 
having their needs intentionally met by humans. Stray cats often live in the urban fringes including 
such places as dumps or other discrete sites. However, there is strong evidence that cats move 
freely between these urban sites to more distant sites completely relying on predation (Denny, 
2005).  


For the purpose of this paper, we have used the definitions put forward by Moodie (1995) to 
describe domestic, stray and feral cats. However, the term ‘unowned’ cat is used to describe the 
target of TNR programs. This covers all unconfined (stray and feral) cats that are not under the 
direct care of humans irrespective of their socialisation status or source (Levy & Crawford, 2004).  


Cats enter the unowned population from many sources including domestic cats that have been 
abandoned, lost or strayed from their owners, cats deliberately introduced to control vermin and 
through breeding within the population (Robertson, 2008). Cats have the capacity to reproduce 
from a young age and often. For example, cats can be sexually active from 5 to 6 months of age, 
and can produce 1-6 kittens, 1.4 times a year (Nutter et al, 2004). In some instances cats may move 
in and out of this population as their ownership status changes.  


Irrespective of where unowned cats come from, how they got there, how friendly they are, and 
whether they interact with humans or are dependent to some extent on humans for food or shelter, 
they are roaming free within a particular area. Their impact on the environment in terms of 
predation and disease spread, their public nuisance and concerns for their welfare, remain issues 
(Denny & Dickman 2010). Therefore, all such cats should be considered together but some 
management strategies may not apply to all such cats. The most appropriate management strategy 
depends on location and local population of native species. 
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Control of unowned cats 
Currently there are a number of management approaches to unowned cats: 


• Do nothing  


• Kill on site (by trapping or poisoning) 


• Trap, remove and euthanase 


• Trap, remove, neuter and re-home if possible, and euthanase remainder 


• Trap, neuter and return 


This paper focuses only on the last option. 


According to the Australian Government’s National Consultative Committee on Animal Welfare 
(NCCAW, 2008), any control program should: protect the welfare of cats, reduce impact on wildlife, 
reduce public nuisance, recognise the value of cats to our community and educate the community. 


RSPCA Australia policy states that any program for the control of cats must adopt a holistic, 
strategic and humane approach and aim to: recognise the value of cats as companion animals and 
improve the overall welfare of cats; reduce the impact of hunting by cats; reduce the incidence of 
public nuisance caused by uncontrolled cats; incorporate measures to cover the whole cat 
population and thus address all sources of the problem (Policy A8.4, RSPCA Australia 2010). RSPCA 
Australia also endorses several principles for humane pest control including the need for a clear 
evaluation of the need for a control program, a built-in assessment of the effectiveness of the 
program, the need to use the most humane method of control available and that the method must 
be performed effectively over the long term to reduce adverse impacts (Policy E2.9, RSPCA 
Australia 2010). 


 


Trap-neuter-return 
Trap-neuter-return (or release) is one approach to the management of unowned cats which is 
gaining popularity in many countries, particularly the US (Denny & Dickman, 2010). It focuses on 
the management of cats in defined populations or ‘colonies’, where a colony is defined as a group 
of cats living in the same location and sharing a common food source. It involves capturing cats, 
sterilising and returning them to the place where they were found (occasionally they are released 
elsewhere.) Longcore et al. (2009) claim that 71-94% of a colony must be desexed and no new cats 
join the colony for the population to decline. Other treatments may be performed at the same time 
such as vaccination, de-worming and flea treatment, and they may be permanently identified by 
having an ear tip removed. The colonies are then ‘managed’ to some extent: usually the 
management includes some level of regular feeding and caring by volunteers. As part of ongoing 
management, the caretakers will trap and sterilise any new members as they join the colony. 


Most TNR programs are carried out in urban or peri-urban areas. Since the recruitment of cats to 
the colony includes abandoned and stray animals, public education programs and more responsible 
pet ownership are alternative options to TNR.  


The aim of TNR programs is to produce a stable, healthy cat colony with natural attrition expected 
to eventually reduce the numbers. This has been shown to occur in urban areas when accompanied 
by an adoption program (Levy, Gale & Gale, 2003), but it requires long-term consistent 
management. As cats move from one area to another, and people abandon new animals, new 
recruits join the colony and numbers fluctuate. In fact, once it is known that a TNR program is 
operating in an area some people abandon their cats nearby knowing they will be neutered and 
cared for (Slater, 2002).  


A 10-year study of TNR programs in Rome, Italy found that although there was a general decrease in 
the number of colony cats, immigration of cats to the colonies through abandonment and straying 
was 21% (Natoli et al., 2006). Also, a study of TNR programs in two counties in the USA did not 
report a consistent reduction in colony growth or the proportion of female cats that were pregnant 
(Foley et al., 2005).  


If reduced numbers of unowned cats is the only aim, TNR seems to be no more effective than 
euthanasia alone in closed populations and less effective in open populations (Denny & Dickman, 
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2010). The cost of running a TNR program is also greater than other control methods and one could 
argue that it may not be the best use of limited resources. 


Some have argued that managed colonies can lead to a form of animal hoarding (Lepczyk et al., 
2010); others report cats in managed colonies being described as pets (Centonze et al., 2002). 
However, many cats in colonies continue to have far from ideal welfare status (Jessup, 2004). 
Jessup (2004) describes TNR as trap-neuter-re-abandon. 


TNR is an important element in the ‘no kill’ animal shelter movement (Winograd, 2007). It is argued 
that since most unowned cats are not socialised adequately, if they enter shelters they are killed as 
they are not suitable candidates for adoption. Therefore, if such cats enter shelters it becomes 
impossible for the shelter to become truly ‘no-kill’. 
 


Ethical considerations 
TNR raises a number of fundamental ethical questions which revolve around society’s responsibility 
towards unowned cats. Do cats hold a special position with respect to humans and does that mean 
they are, and should be, treated differently from other free-living introduced animals? Most other 
introduced species are considered pests, and programs such as TNR are not generally considered for 
them. Feral dogs, camels, pigs, goats, foxes and rabbits are routinely killed due to their pest status 
(Lepczyk et al., 2010).  


RSPCA shelters take in around 65,000 cats every year: on average, 40% of these are euthanased. A 
third of euthanased cats are put down for behavioural reasons, ie they were not socialised or 
behaviourally suited to a home situation. Feral cats represent a large number of these kittens and 
cats. Do these animals deserve the right to live? Also, what about the wildlife they kill – do they 
deserve the right to live?  


TNR has its own ethical issues such as the question of interfering with a free living animal and then 
returning it, altered, to its home range (Jessup, 2004). The neutering may change its success and 
even its welfare in the wild. Neutered animals are thought to be lower down the feline hierarchy 
than entire animals and may lose out to fertile others. 


Finally, is it ethically defensible to introduce TNR programs with the purpose of reducing 
euthanasia rates in animal shelters? 


 
Conservation considerations 


People who argue for and against TNR agree that cats have negative impacts on wildlife 
populations; they just disagree on extent. There is much debate on this issue and science can throw 
up conflicting results.  


Grayson and Calver (2004) argue that the precautionary principle should be adopted when 
considering the issue of the effect of cats on wildlife populations. The precautionary principle 
states that when there are threats of serious consequence, lack of full scientific knowledge should 
not prevent measures being taken to prevent these threats. That is, there is a need for action 
despite uncertainty. In this situation this means that TNR cannot be used because there is a risk to 
wildlife. 


Feral cats represent a threat to over 110 species in Australia, more than any other exotic animal or 
plant (Coutts-Smith et al, 2007). This threat is usually through predation but can include disease 
spread and competition (Denny & Dickman, 2010). This threat is recognised by the Commonwealth 
Government under its Environment Protection and Biodiversity Conservation Act 1999 and by some 
state legislation, for example, the Victorian Flora and Fauna Guarantee Act 1988. Cats can predate 
on small to medium sized mammals, birds, reptiles, amphibians and insects. Cats are on the list of 
the 100 worst invasive species globally (Lowe et al, 2000 in Longcore et al., 2009).  


Cats are an exotic species so do not fill any existing niche (Longcore et al., 2009). Also, there 
seems to be a ready supply of cats to populate colonies and this results in cats often being at 
densities 10-100 times higher than other similar sized predators (Liberg et al, 2000). If the TNR 
program is accompanied by ongoing feeding and care (which it normally is) the home range of the 
colony tends to reduce which will alter, but not eliminate, the predation effect. 


However, a study in suburban bushland in Sydney found that the presence of cats decreased the 
richness of bird species but reduced the predation in above the ground bird nests (Dickman, 2007). 
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That is, the cats were killing another pest species, the rat, which normally steals the eggs. 
Similarly, in a study in suburban Perth, cat density was not correlated with bird species richness, 
rather distance to nearby bushland, housing density and size of nearby bushland were (Grayson et 
al., 2007). Both these studies were in suburban settings so may not relate to more extensive 
bushland. 


An issue worth mentioning is the role of cats in killing other pest species such as mice and rats. The 
two examples mentioned in Sydney and Perth show that cats have a role in reducing these species 
which themselves predate on birds. Some studies on islands have shown that if the cat numbers are 
reduced (by whatever means), the rat and rabbit populations skyrocket (Robertson, 2008). In other 
words, controlling cats alone is not the answer for positive conservation outcomes; all species with 
a negative environmental impact need to be managed in an integrated way. 


 
Animal welfare considerations 
Animal welfare considerations must take into account the welfare of unowned cats but also the 
welfare of the species upon which they prey. Feral cats are known to kill and maim native animals 
(Coutts-Smith et al, 2007). If we feel it is incumbent upon us to consider the welfare of individual 
cats then the same is true for each native animal (Lepczyk et al., 2010). Conservationists tend to 
consider population effects of feral cats; will the cats have any negative effect on the species? 
(Longcore et al., 2009). Bird lovers, in contrast, may be more concerned about the death of each 
individual bird even if it is a common species. The birds and animals attacked by cats suffer 
negative welfare outcomes. 


There is evidence that at the level of the individual, cats benefit from TNR in terms of their health; 
body score index improves and their life expectancy increases (Robertson, 2008). They are often 
vaccinated at the time of capture so have immunity to common feline diseases. Also, fighting 
between desexed males will be less and therefore too the possible injuries and abscesses that 
follow fighting. However, as stated above, other studies have found little improvement in welfare 
(Jessup, 2004). 


Some argue that these benefits should be a consideration when thinking about a TNR program. They 
argue that unowned cats suffer high mortality rates, high rates of disease, parasite burdens and a 
poor quality of life. However, others argue that if the cats are considered wild these types of 
welfare outcomes are a normal part of such an existence. We do not interfere in other wild animal 
populations. For example, it is unlawful to feed the dingoes on Fraser Island (Nature Conservation 
Regulation 1994 and Recreation Areas Management By-laws 1991). 


There is also evidence that although the process of capture, surgery and transportation of the cats 
can be distressing and have some welfare implications, overall the process can be successfully 
managed to minimise these effects (Looney et al, 2008). A reasonable number of trapped cats will 
be pregnant, depending on season when trapping is carried out, but most of these can still be 
successfully neutered (Scott et al., 2002). 


 
Legal considerations 
Each state in Australia has its own laws with respect to animal welfare and feral or pest animal 
management that have implications for the status and treatment of unowned cats (see Denny & 
Dickman 2010 for further detail). These laws vary in their provisions, but in some jurisdictions they 
may act to prevent the application of TNR programs where it is unlawful to abandon an animal or 
release a feral or pest animal.  


The term abandonment is not always clearly defined in animal welfare or domestic animal 
management legislation. The legal interpretation is commonly that abandonment includes intent to 
permanently abandon an animal by dumping it somewhere or by moving house and not returning. 
This leaves a grey area regarding animals that are trapped, neutered and released into the care of 
a community caregiver who feeds and monitors the animals.   


In Victoria it is an offence to abandon a cat (or dog) under section 33 of the Domestic Animal Act 
1994. It is also an offence under Section 9.1h of Prevention Of Cruelty To Animals Act 1986. 
However it is not clear whether animals released under a TNR program where they are continually 
managed constitutes abandonment. 
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In Queensland, it is unlawful to release a feral animal back into the wild (Land Protection (Pest and 
Stock Route Management) Act, 2002). Therefore, TNR would not be lawful in Queensland under 
current legislation. Queensland’s Animal Care and Protection Act, 2001 could be interpreted to 
allow a managed TNR program to occur. However, the Land Protection Act, 2001, takes precedence 
over the Animal Care and Protection Ac, 2001. 


 
Would TNR programs work in Australia? 
This is a difficult question to answer. First, the aim of the program would need to be clear so that 
the outcomes could be assessed. Various interest groups with their different perspectives have 
divergent aims and therefore will judge success differently.  


Another important issue is how well studies conducted overseas, particularly in the US, apply to the 
Australian context. The native animal populations in the two countries differ markedly. Apart from 
the dingo, Australia has no large, free-ranging predators as does the US. Therefore, cats are rarely 
predated on. Also, most of our native species are small and vulnerable to predation by cats, and 
some are classified by the Government as threatened or at risk. Cats are capable of taking some 
Australian species to the point of extinction. Already Australia has lost more native species than 
any other country, mostly due to human interference and loss of habitat. 


Most of the research into TNR has been conducted in the US. At best, the results suggest that if the 
aim is to reduce the number of cats in a particular location then a well-managed TNR program 
which includes the rehoming of kittens and euthanasia of old and sick cats can be as effective as 
culling alone. However, TNR is more costly. Both of these methods require on-going monitoring and 
can never be viewed as a one-off solution. Denny and Dickman (2010, p.36) claim that researchers 
agree that TNR is ‘unlikely to be effective in widely dispersed, open cat populations, as occurs 
throughout much of the Australian mainland’. 


If wildlife protection is the main concern, then TNR may not be the answer. Cats, even in a 
managed TNR program that are being fed regularly, hunt and kill wildlife even if the home-range is 
reduced. Feral cat populations in remote Australia would not be suitable candidates for TNR due to 
the distances involved, lack of resources to conduct TNR and to ensure long-term management, and 
the adverse impacts of maintaining a cat population in areas of ecological importance. 


If welfare is the driving force, then again TNR is not necessarily the solution. There is evidence that 
cats have better welfare if part of a managed program, but other studies suggest otherwise. 


Many researchers argue that future solutions actually lie in solving the problem before it starts. 
This is through responsible cat ownership, enforcement of cat registration and confinement, 
neutering of cats, and general education about the value of cat ownership and what responsible 
ownership means. The money invested in TNR programs would be better spent on education and 
community awareness and cat desexing programs. 


There is also some evidence that when TNR programs are introduced a general community feeling 
develops that the problem is solved. It appears to remove the responsibility of individual members 
of the public to look after their cats because someone else will. 
 


Conclusions 
The management of unowned cats, and whether TNR is the best solution, are both extremely 
complex issues. Feral and stray cats exist in Australia because of actions taken by humans. They 
suffer ill health, starvation and poor welfare, they predate on wildlife and in turn cause suffering 
to their prey. In areas of ecological importance, they have a significant adverse impact on some 
threatened or sensitive species. Yet it is accepted that it is impossible to eradicate feral or stray 
cats from mainland Australia, which means that control must be considered as an ongoing activity 
(NCCAW 2008).   


There is no simple or ‘one size fits all’ solution. There may be some well defined and contained 
areas where an unowned cat population is having a limited influence on wildlife where a TNR 
program could be a good option. Such a program would need to be well managed and have 
sufficient resources to continue over time. It would need to include desexing of adults, re-homing 
of kittens and adults that are socialised to humans, and euthanasia of older or sick animals. 
However, as a long term strategy, in most of Australia, it is difficult to recommend (Denny & 
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Dickman, 2010). Also, the strategy may contravene existing animal welfare or pest/feral animal 
management legislation in some jurisdictions. 


Since resources for cat control are limited, resources in and around towns and cities would be 
better spent on education, increased community awareness about responsible cat ownership, 
targeted desexing programs particularly for low-income earners, and better laws and regulations. 
These strategies should reduce the number of owned animals and their offspring entering the 
unowned cat population.  


For remote Australia where feral cats are completely unsocialised and therefore not candidates for 
rehoming, the most cost-effective and humane option is likely to be targeted and ongoing lethal 
control in priority areas where adverse environmental impacts are highest. 
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Minutes of the Ordinary Council Meeting held on Wednesday, 27 April 2016 and confirmed on Wednesday, 25 May 2016 


……………………………………. 


Chairperson 


ITEM NO: DPG 02 


FILE NO: 072649.2016 
SUBJECT: Advertising Structures and Signage 
 


RECOMMENDATION 


 
That Council: 


 
1. Endorses in principle the proposal to amend Liverpool Local Environmental Plan 


2008 to prescribe signage as a use permissible with consent in Zone B3 Commercial 
Centre and Zone B4 Mixed Use.  


 
2. Requests that the Liverpool Development Control Plan 2008 be amended to 


incorporate additional design guidelines for signage. 
 
 


3. Delegates to the CEO the authority to approve a Planning Proposal to permit signage 
in Zone B3 Commercial Centre and Zone B4 Mixed Use for submission to the 
Department of Planning and Environment for Gateway Review. 
 


4. Instructs the CEO to undertake an advertising design analysis to identify individual 
sites or precincts within the SP2 Infrastructure zone where commercial signs may be 
appropriate as part of the comprehensive review of the Liverpool Local 
Environmental Plan 2008. 


 
COUNCIL DECISION 
 
Motion:    Moved: Clr Ristevski   Seconded: Clr Waller  
 
That the recommendation be adopted.  
 
On being put to the meeting the motion was declared CARRIED.  
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DPG 02 Advertising Structures and Signage 


 


Strategic Direction 
Liveable Safe City 


Deliver an efficient planning system which embraces sustainable 
urban renewal and development 


Key Policy Urban Development Plans 


File Ref 072649.2016 


Report By  Allan Campling - Executive Planner  


Approved By Toni Averay - Director Planning & Growth  


   
 


EXECUTIVE SUMMARY 
 
In response to representations to permit advertising signs in the form of billboard signs and 
third party commercial signs within the local government area (LGA), a review of Liverpool 
Local Environmental Plan 2008 (LLEP) and State planning controls applying to signage has 
been undertaken. Currently, billboard signs and commercial signs that advertise general 
goods or services are prohibited throughout the LGA. To permit these signs, an amendment 
to the LLEP is required that identifies “signage” as a permissible use within specified zones.  
 
An analysis of potential benefits and impacts concluded that, in many zones, the erection of 
billboard signs and third party commercial signs would negatively impact the amenity of the 
surrounding areas. However, it is considered that, if sound design principles are applied, 
third party commercial signs would be appropriate in the City Centre. In principle 
endorsement for the proposed changes to the LLEP is sought from Council. 
 
The analysis also identified that whilst the SP2 Infrastructure zone is extensive, an 
advertising design analysis may identify individual sites or precincts where commercial 
signage is appropriate. It is proposed that this analysis be undertaken as part of the 
comprehensive review of the LLEP. 
 
 


RECOMMENDATION 
 
That Council: 


 
1. Endorses in principle the proposal to amend Liverpool Local Environmental Plan 


2008 to prescribe signage as a use permissible with consent in Zone B3 Commercial 
Centre and Zone B4 Mixed Use.  


 
2. Requests that the Liverpool Development Control Plan 2008 be amended to 


incorporate additional design guidelines for signage. 
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3. Delegates to the CEO the authority to approve a Planning Proposal to permit signage 
in Zone B3 Commercial Centre and Zone B4 Mixed Use for submission to the 
Department of Planning and Environment for Gateway Review. 
 


4. Instructs the CEO to undertake an advertising design analysis to identify individual 
sites or precincts within the SP2 Infrastructure zone where commercial signs may be 
appropriate as part of the comprehensive review of the Liverpool Local 
Environmental Plan 2008. 


 
 


REPORT 
 
Background 
Council officers have received representations seeking amendment to the LLEP to permit 
billboard signs and third party commercial signs.  
 
Currently billboard signs and third party commercial signs that advertise general goods or 
services are prohibited throughout the LGA. For the purpose of this report these signs will be 
referred to as “Commercial Signs”.  
 
The types of advertising signs that can be erected or installed within the LGA are restricted 
to “building identification signs” and “business identification signs” which are located on the 
premises where the relevant business is carried out. These signs can only advertise the 
building; person or business located at the premises and can include a logo or other symbol 
but cannot include general advertising of products, goods or services.  
 
Building identification signs and business identification signs are permitted with consent in all 
zones apart from SP1 Special Activities, SP2 Infrastructure and E1 National Parks and 
Nature Reserves. Building identification signs are permitted in E2 Environmental 
Conservation and E3 Environmental Management. 
 
Council controls for signs  
The Liverpool Development Control Plan 2008 (DCP) provides guidelines and controls for 
the erection or installation of building identification signs and business identification signs. 
These controls have been applied consistently and effectively to minimise the visual clutter 
and ensure that the signs do not impact visually on the surrounding locality. The DCP limits 
signs to the following: 
 


Zone Control 
Rural 1. One pole or pylon sign of not more than 


2sqm in area and not exceeding 2m in 
height above ground level per lot. 
 


2. One additional sign of not exceeding 
0.75sqm in area on the face of a building 
where the business is carried out in an 
architecturally compatible manner. 


Residential One sign of not more than 0.75sqm in 
area attached to a solid masonry fence or 
one pole or pylon sign of not more than 
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Zone Control 
0.75sqm in area and not exceeding 2m in 
height from ground level for each 
business operation or activity. 
 


Business One under-awning sign, one fascia sign 
and one top hamper sign on each shop 
or business premises. 


Industrial 1. One pole or pylon sign (including 
directory board for multiple occupancies) 
not exceeding 5sqm in area and 5m in 
height from ground level for each 
development. 
 


2. For multiple occupancy development, 
one additional company identification 
sign, not exceeding 2 x 0.6m at the 
entrance to each occupied unit. 


 
3. For single user development, one 


additional company identification sign is 
permitted at the rate of not exceeding 
1sqm of advertising area per 3m of street 
frontage or a maximum of 50 sqm 
whichever is the less. 


 
Exempt Development controls for signs 
Certain categories of signs that have a minimal effect on the appearance of a building or 
place are identified as exempt development under the State Environmental Planning Policy 
(Exempt and Complying Development Codes) 2008 or under Clause 3.1 of the LLEP and do 
not require development approval. The exempt development provisions apply to business 
identification signs and also address advertising on bus shelters, real estate signs and 
temporary signs for religious, cultural, political, social or recreational events. 
 
Types of commercial signs  
Whilst commercial signs can include a variety of types and sizes they are generally 
characterised as follows: 
 


Sign type Details 
Freestanding and wall advertisements Freestanding advertisements are mainly 


displayed on structures mounted on the 
ground by supports, while wall 
advertisements are generally painted on or 
fixed to the wall of a building. Sizes range 
from “Small format” (3 m x 1.5 m) to 
“Spectacular” which are over 50 square 
metres in area (standard dimensions are 
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Sign type Details 
18.9 m x 4.5 m) and are generally located on 
highways. 


Roof advertisements Displayed on or above the parapet or eaves 
of a building. They may be freestanding 
structures or wall advertisements and range 
up to spectacular size (over 50 square 
metres). 


Building wrap and hoarding advertisements Building wraps are materials such as vinyl 
mesh used to cover or wrap buildings and 
hoarding signs are placed around 
construction sites.  


 
State Environmental Planning Policy No 64—Advertising and Signage 
State Environmental Planning Policy No 64—Advertising and Signage (SEPP 64) regulates 
the development of outdoor advertising signage. SEPP 64 outlines provisions relating to the 
design, placement and development of advertisements and advertising structures. The 
SEPP prohibits advertising and signage in heritage areas, environmentally sensitive areas, 
open space zones and residential zones (but not including B4 Mixed Use)  
 
SEPP 64 does not permit advertising where it is otherwise prohibited under a LEP.  
 
Under the SEPP the Minister for Planning becomes the consent authority for 
advertisements, where permitted under a LEP, on railway corridor land undertaken on behalf 
of Sydney Trains or NSW Trains, or undertaken on behalf of RMS on a freeway, tollway or 
associated land and structures such as bridges. Councils remain the consent authority in 
other circumstances.  
 
The SEPP requires that a development application for signage cannot be approved unless it 
is consistent with the SEPP’s objectives and is in accordance with a range of prescribed 
assessment criteria which include the character of the area, views, streetscape and safety. 
 
Transport Corridor Outdoor Advertising and Signage Guidelines  
The Transport Corridor Outdoor Advertising and Signage Guidelines (the Guidelines) have 
been prepared by the Department of Planning to complement the provisions of SEPP 64. 
The Guidelines outline best practice for the planning and design of outdoor advertisements 
in transport corridors, such as along classified roads, freeways, tollways, transitways and 
railway lines. The Department of Planning and Environment has recently exhibited a revised 
version of the Guidelines which, among other issues, introduce provisions for digital signage. 
 
SEPP 64 consultation and review criteria 
SEPP 64 prescribes a range of consultation and review criteria for the assessment of 
development applications for different categories of advertising structures and commercial 
signs: 
 


Sign category Consultation and review criteria 
Advertisements greater than 20 square 
metres or higher than 8 metres  
 


�� the applicant is required to prepare an 
impact statement that addresses the 
assessment criteria in the SEPP; and 


�� the application is advertised development 
in accordance with section 79A of the 
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Sign category Consultation and review criteria 
EP&A Act. 


Advertisements greater than 20 square 
metres and within 250 metres of, and visible 
from, a classified road 
 
 


�� concurrence of the RMS is required; and 
�� the RMS must take into the account the 


Guidelines and consider the impact of the 
advertisement on traffic safety.  


Advertisements greater than 45 square 
metres 
 


�� a development control plan based on an 
advertising design analysis for the 
relevant area is required to be in force. 


�� applications are required to be consistent 
with the Guidelines 


Transport corridors 
 


�� The Minister for Planning is the consent 
authority for development applications for 
signs in transport corridors; 


�� applications are required to be consistent 
with the Guidelines; 


�� the Minister may appoint a design review 
panel to provide advice on the proposal 


Advertisements in rural or non-urban land 
 


�� Council is required to prepare a 
development control plan, based on an 
advertising design analysis for the area, 
in consultation with the advertising 
industry, representative of local 
businesses, and the RMS if the land to is 
within 250 metres of a classified road.  


 
Local zoning controls on commercial signs across the metropolitan area.  
There is no consistency in local planning controls applied to commercial signs by councils 
across the metropolitan area. Prohibitions and permissibility of signs vary significantly across 
different land use zones. 
 
It is generally accepted that signs are more commercially viable in locations with high 
volumes of passing traffic such as major road and railways. However, only three 
Metropolitan Councils permit advertising within Zone SP2 transport corridors. 
 
Advantages and disadvantages of permitting commercial signs 
The following briefly summarises some of the advantages and disadvantages of permitting 
commercial signs. 
 


Disadvantages Advantages 
Road safety 
Advertising displays within the visual 
catchments of roads are designed to attract 
drivers’ and passengers’ attention. A 
reduction in driver attention away from the 
road has the potential to create a road safety 
hazard. 
 


Economic  
Advertising and marketing play a significant 
economic role and contribute in excess of 
$7.2 billion to the Australian economy 
annually. Outdoor advertising employs over 
500 people in NSW (Outdoor Media Association - 


February 2016). Individual business and property 
owners, including public authorities, also 
benefit from rental income derived from 
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Disadvantages Advantages 
ground or airspace rights for advertising 
structures.  
 


Visual clutter  
Multiple signs in a locality can result in visual 
clutter resulting in a negative impact on a 
streetscape and making the locality visually 
unattractive. Large signs can also obscure 
attractive architecture and vistas. 


Community benefit contribution 
Advertising revenue can contribute to 
funding the construction of public 
infrastructure, such as pedestrian bridges. 
Access to advertising space can be provided 
to emergency services, charities and local 
events, particularly with the introduction of 
digital sign technology. 


Visual amenity  
Advertising signs, particularly in natural or 
rural areas can adversely impact the visual 
amenity, character and experience of an 
area. 


Visual enhancement  
If sound design principles are applied, 
advertisements and signs may enhance the 
visual environment by contributing to visual 
diversity, interest and character and may 
enhance a sense of place. As a medium of 
expression, advertisements and signs may 
make a positive contribution to a 
streetscape. 


 
Amendment to the Liverpool Local Environmental Plan to permit commercial signs 
To permit the erection or installation of commercial signs within the LGA it is necessary to 
amend the LLEP. 
 
The Standard Instrument includes the following relevant definition: 


signage means any sign, notice, device, representation or advertisement that 
advertises or promotes any goods, services or events and any structure or vessel 
that is principally designed for, or that is used for, the display of signage, and 
includes any of the following: 
 


(a) an advertising structure, 
(b) a building identification sign, 
(c) a business identification sign, 
 


but does not include a traffic sign or traffic control facilities 
 
The amendment to the LLEP would involve identifying “signage” as a permissible use within 
the Land Use Table under Part 2. This would result in signage being permitted on all land 
within the identified zone.  
 
Alternatively, signage may be identified as an Additional Permitted Use on nominated sites 
under Clause 2.5 of the LLEP. However the purpose of this clause is to provide a specific 
site or precinct response to a development proposal or land use. It is noted that the 
identification of signage as an Additional Permitted Use on land owned by a public authority 
may raise issues of competitive neutrality.  
 
The following table provides an analysis of options to permit commercial signs in land use 
zones under the LLEP, noting that SEPP 64 prohibits advertising structures in certain zones. 
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Zone Comment 
RU1 Primary Production 
RU2 Rural Landscape 
Ru4 Primary Production Small 
Lot 


The installation of billboard signs and commercial signs 
in rural areas, even when subject to rigorous controls 
can adversely impact the visual amenity and 
experience of the areas. Provision of signage would 
have to have regard to future Growth Centre planning. 


B1 Neighbourhood Centre 
B2 Local Centre 


Neighbourhood and Local Centres are by their nature 
located adjacent to low to medium scale residential 
areas. Advertising signs in these centres may result in 
additional visual clutter adversely impact the amenity of 
the adjacent residential areas.  


B3 Commercial Centre 
B4 Mixed Use 


These two zones constitute the Liverpool City Centre. 
Whilst the City Centre adjoins residential zones, the 
area has an urban character with medium to high 
density residential buildings. The areas attract high 
levels of pedestrian use with a slower, human scale at 
street level. If sound design principles are applied, 
advertisements and signs may contribute a sense of 
place and reinforce its role as a Regional City Centre as 
well as provide flexibility to create some benefit, 
particularly with digital signs in locations such as 
Macquarie Mall.  


B5 Business Development 
 


There is only a limited number of B5 zoned areas. The 
sites comprise bulky goods or “big box” type retailing 
and are in high visibility, car oriented locations with 
limited pedestrian activity. Consequently, the likely type 
of signage would be large freestanding signs having the 
potential to create road safety hazards. Commercial 
signs in these areas may also result in additional clutter 
and negative visual impacts. 


B6 Enterprise Corridor  
 


The B6 land is predominantly located along major traffic 
routes. The areas have a diverse and predominantly 
linear single storey built form with a significant amount 
of existing business signage. They are car oriented 
sites with limited pedestrian activity. Consequently, the 
likely type of signage would be large pylon or roof signs 
having the potential to create road safety hazards and 
result in additional clutter and negative visual impacts. 


IN1 General Industrial 
IN2 Light Industrial 
IN3 Heavy Industrial 


These areas are large and relatively contained with the 
outer edges adjoining major traffic routes. Commercial 
signs in these areas may result in additional clutter and 
negative visual impacts. 


SP1 Special Activities 
SP2 Infrastructure 


SP1 applies to the Cemetery and Airport site.  
The land within the SP2 Infrastructure zone is extensive 
and includes Defence land, drainage lands and 
transport corridor lands. Permitting advertising within 
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this broad zone may result in visual clutter which will 
adversely impact on the visual amenity of extensive 
areas of the local government area. However, whilst the 
SP2 zone is extensive there may be individual sites or 
precincts where commercial signage may be 
appropriate and identified as an additional permitted 
use under Clause 2.5 of the LLEP. 


 
Consultation 
A number of internal departments were consulted in preparing this report.  It is noted that the 
Property and Commercial Development department is of the opinion that it would be 
appropriate to permit commercial advertising in a broader range of zones, including in the 
rural areas.  They are particularly keen to have them permissible in the B6 zone.  The 
department’s opinion is that visual clutter will not result because the market will limit the 
number of signs erected 
 
It is acknowledged that there is no consistency across the region regarding commercial 
signage and that there are arguments for and against making it permissible.  It is considered 
that a prudent course of action is to support making Commercial Signs permissible in the B3 
and B4 zones which are, in general, lower speed traffic environments with significant 
pedestrian activation and to monitor the impacts this strategy has.  If the impact is 
considered acceptable and manageable, Council can then consider extending the strategy to 
other zones. 
 
Conclusion 
Billboard signs and third party commercial signs are currently prohibited within the LGA. 
However, should Council decide to permit commercial signs within the LGA, the following 
are considered: 
 
Option 1 
Permit commercial signs in all zones allowed under SEPP 64. 
 
Option 2 
Permit commercial signs in all or any of the following zones: B5 Business Development, B6 
Enterprise Corridor, IN1 General Industrial, IN2 Light Industrial, IN3 Heavy Industrial. 
 
Option 3 
Permit commercial signs in the City Centre in the B3 Commercial Centre and B4 Mixed Use 
zones. 
 
Option 4 
Undertake an advertising design analysis of the SP2 Infrastructure zoned land to identify 
individual sites or precincts where commercial signage may be appropriate and list as an 
additional permitted use under Clause 2.5 of the LLEP. 
 
The above analysis of potential benefits and impacts concluded that, in many zones, the 
erection of billboard signs and third party commercial signs would result in negative visual 
impacts and have the potential to create a road safety hazards. It is recommended that a 
precautionary approach be adopted and that commercial signage not be introduced across 
all zones. 
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However, it is considered that, if sound design principles are applied, commercial signs 
would be appropriate in the City Centre, acknowledging that this area is a relatively low 
speed traffic environment with considerable pedestrian activation and a wide variety of built 
forms. It is considered that additional signs in this locality may contribute a sense of place 
and reinforce its role as a Regional City Centre as well as providing flexibility to create some 
benefit, particularly with digital signs in locations such as the Macquarie Mall. 
 
An advertising design analysis may also identify individual sites or precincts within the SP2 
zone where commercial signs may be appropriate. However, as this analysis is likely to be a 
significant body of work, it is proposed that it be undertaken as part of the comprehensive 
review of the LLEP. 
 
Next steps 
Should Council agree to permit commercial signs within the City Centre, a Planning Proposal 
will be finalised for the CEO’s delegated approval for submission to the Department of 
Planning and Environment for Gateway Review. 
 
It is also proposed that the DCP be amended to incorporate additional design guidelines for 
signage. 
 
Subject to Council’s endorsement, officers can undertake an advertising design analysis to 
identify individual sites or precincts within the SP2 Infrastructure zone where commercial 
signs may be appropriate as part of the comprehensive review of the LLEP. 
 
CONSIDERATIONS  
 


Economic and 
Financial Facilitate economic development. 


Environmental and 
Sustainability There are no environmental and sustainability considerations. 


Social and Cultural There are no social and cultural considerations. 


Civic Leadership 
and Governance There are no civic leadership and governance considerations. 


 
 


ATTACHMENTS 
 
Nil 





		Resolution Advertising Structures and Signage

		Advertising Structures and signage report
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Minutes of the Ordinary Council Meeting held on Wednesday, 28 August 2019 and confirmed on Wednesday, 25 September 
2019 


……………………………………. 


Chairperson 


 


CITY ECONOMY AND GROWTH REPORT 


ITEM NO: EGROW 01 
FILE NO: 072557.2019 
SUBJECT: Draft Amendment 69 - Liverpool Local Environmental Plan 2008 - Advertising 


Signage in the Liverpool City Centre 
 


RECOMMENDATION  
 
That Council: 
 


1. Not proceed with draft Amendment 69 to the Liverpool Local Environmental Plan; 
and  
 


2. Writes to the Minister for Planning & Public Spaces requesting that the planning 
proposal not proceed pursuant to Section 3.35(4) of the Environmental Planning 
and Assessment Act 1979. 


 


COUNCIL DECISION 


Motion:  Moved: Clr Hadchiti    Seconded: Clr Rhodes  
 
That Council: 
 


1. That Council defer a decision until the public domain master plan is submitted to 
Council and community consultation is undertaken; and 


 
2. Publicly exhibit draft Amendment 69 and the draft DCP amendment concurrently to 


seek feedback. 
 
On being put to the meeting the motion was declared CARRIED.  
 
Vote for:  Mayor Waller 
 Clr Balloot 
 Clr Hadchiti 
 Clr Hadid 
 Clr Hagarty 
 Clr Harle 
 Clr Kaliyanda 
 Clr Karnib 
 Clr Rhodes  
  
Vote Against: Clr Shelton 
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EGROW 01 


Draft Amendment 69 - Liverpool Local 


Environmental Plan 2008 - Advertising Signage in 


the Liverpool City Centre 


 


Strategic Direction 


Strengthening and Protecting our Environment 


Exercise planning controls to create high-quality, inclusive urban 


environments 


File Ref 072557.2019 


Report By  Luke Oste - Strategic Planner  


Approved By 
David Smith - Acting Director, City Economy and Growth / Deputy 


CEO  


   
 


EXECUTIVE SUMMARY 


 
At its meeting of 27 April 2016, Council resolved to pursue an amendment to the Liverpool 


Local Environmental Plan 2008 (LLEP) to permit third party advertising signage with consent 


in the B3 Commercial Core and B4 Mixed Use zones in the Liverpool city centre. A planning 


proposal was subsequently prepared which received a Gateway determination (draft 


Amendment 69) on 23 January 2018. To support draft Amendment 69, an amendment to the 


Liverpool Development Control Plan (LDCP) was drafted. The LEP and DCP amendments 


have not yet been publicly exhibited. 


 


Following the Council resolution and subsequent Gateway determination, Council officers 


have reviewed draft Amendment 69 in true context of the Western City District Plan, the 


Liverpool Collaboration Area Place Strategy, the positioning of Liverpool as the third CBD of 


Sydney, the gazettal of Amendment 52 and the ongoing work on developing the Liverpool City 


Centre Public Domain Masterplan.  


 


Following a review of the need and appropriateness for third party advertising signage within 


the Liverpool city centre, it is recommended that draft Amendment 69 not proceed as allowed 


for under Section 3.35 of the Environmental Planning and Assessment Act 1979. 


 


Alternatively, Council can resolve to receive and note this report and continue with the 


amendment and publicly exhibit draft Amendment 69 and the draft DCP amendment 


concurrently. 


 


 


 


 
 







75 


ORDINARY MEETING 28 AUGUST 2019 


CITY ECONOMY AND GROWTH REPORT 


 


 


RECOMMENDATION  


 
That Council: 


 


1. Not proceed with draft Amendment 69 to the Liverpool Local Environmental Plan; 


and  


 


2. Writes to the Minister for Planning & Public Spaces requesting that the planning 


proposal not proceed pursuant to Section 3.35(4) of the Environmental Planning 


and Assessment Act 1979. 
 


 


REPORT 


 


Background 


 


The LEP controls applying to signage were reviewed by Council in response to a review of 


Council assets and representations received by Council to permit third party advertising 


signage within the local government area (LGA). Following this analysis, Council resolved at 


its meeting on 27 April 2016 to pursue an amendment to the LLEP to permit signage with 


consent in the B3 Commercial Core and B4 Mixed Use zones (Attachment 1). 


 


A planning proposal was prepared (draft Amendment 69) and subsequently submitted to the 


Department of Planning, Industry and Environment for Gateway determination on 20 


November 2017 (Attachment 2). A Gateway determination was issued on 23 January 2018 


and the timeframe for completion of this draft amendment is 23 January 2020. 


 


A concurrent amendment to the DCP would need to be publicly exhibited and finalised that 


incorporates additional design guidelines for third party advertising signage. This amendment 


would rationalise the existing signage standards and add controls and guidelines for third party 


advertising signs and for electronic advertising signs. 


 


Current Context for Signage 


 


‘Building identification signs’ and ‘business identification signs’ are currently permitted with 


consent in most of the LGA. These signs can only advertise the building, person or business 


located at the premises where the sign is located. Currently billboard signs and third party 


commercial signs that advertise general goods or services are prohibited throughout the LGA. 


For the purpose of this report these signs will be referred to as “third party advertising signage”. 
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There are some specific circumstances where third party advertising signage is permitted 


within the Liverpool LGA. Advertisements in or on bus shelters are exempt development under 


the LLEP, meaning that no consent is required. This form of advertising is limited as follows: 


 


 Maximum height of 2.5m; 


 


 Maximum width of 1.5m;  


 


 Must not be flashing; and 


 


 Maximum of 2 signs per bus shelter.  


 


Third party advertising signage is also permitted within transport corridor land under State 


Environmental Planning Policy No 64 – Advertising and Signage (SEPP 64). This includes 


advertising in the following locations: 


 


 The M5 and M7 motorway; 


 


 Along a railway corridor; 


 


 A road that is a freeway or tollway; and 


 


 Land that is owned, occupied or managed by the RMS and that is within 250m of a 


classified road.  


 


Proposed Amendment to the LEP 


 


Council’s current resolution is to permit third party advertising signage with consent within B3 


and B4 Zones. 


 


The Standard Instrument includes the following relevant definition: 


 


signage means any sign, notice, device, representation or advertisement that 


advertises or promotes any goods, services or events and any structure or vessel that 


is principally designed for, or that is used for, the display of signage, and includes any 


of the following: 


 


(a) an advertising structure, 


 


(b) a building identification sign, 


 


(c) a business identification sign,  


 


but does not include a traffic sign or traffic control facilities. 
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The amendment to the LEP would allow advertising structures and other signage with consent 


in B3 Commercial Core and B4 Mixed Use zones. The B3 and B4 zones are located solely 


within the Liverpool city centre.  


 


Proposed Amendment to the DCP 


 


To facilitate third party advertising signage within the Liverpool city centre, a concurrent 


amendment to the DCP was drafted. DCP – Section 26 Outdoor Advertising and Signage 


within Part 1 General Controls for all Development guides proposals for signage and 


advertising through detailed objectives and controls.  


 


The draft amendment to the DCP provides new objectives and controls to guide third party 


advertising proposals in the B3 and B4 zones. Additionally, the amendment simplifies and 


consolidates the controls and objectives relating to outdoor advertising and signage more 


broadly.  


 


Third Party Advertising Signage – Advantages and Disadvantages 


 


There are advantages that come from permitting third party advertising. Advertising and 


marketing play an economic role within Sydney and contribute also to employment. Individual 


business and property owners can benefit from the rental income derived from ground or 


airspace rights for advertising structures, including Council. Advertising signage can be 


utilised in private/public partnerships to provide public infrastructure at the cost of the 


advertiser in exchange for advertising rights upon the structure. Finally, Third party advertising 


can create opportunity to provide visual stimulation and vibrancy through contemporary and 


eye-catching advertising displays within the public realm. 


 


There are however disadvantages to permitting third party advertising. Multiple advertising 


signs can accumulate and contribute to visual clutter within the streetscape or locality. 


Advertising within the public realm can quickly become ‘monopolised’ by larger corporations. 


The significant costs of outdoor advertising often prohibit businesses and organisations with 


modest budgets from accessing advertising in this form. Such advertising can threaten the 


unique sense of place by diluting the public domain with common and replicated advertising.  


 


Additionally, advertising signage is often large in size and loud in its visual presence in order 


to generate sufficient attention to justify cost. This can detract from the architectural, natural, 


cultural and historical values of the streetscape and locality. Vistas can also be blocked or 


partially obscured by free standing advertising signage. Ideally, signage should be limited to 


specific locations, rather than broadly permitted across land use zones. Permissibility that 


applies to broad zones can lead to poor signage outcomes that lack design merit, coordination 


and restraint.  


 
Council officers believe existing public community notice and public information signage, 


business identification signage and building identification signage allows for sufficient 


opportunity to promote both public and private services and events in an equitable manner.  
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It is considered that significant visual impacts will result if third party advertising is permitted 


within the Liverpool City Centre (and any future B3 and B4 zoned lands within Liverpool).  


 


CONSULTATION 


 


In preparing this report, advice has been sought from the City Design and Public Domain 


department (including heritage), Development Assessment, City Infrastructure and 


Environment and Property and Commercial Development departments. 


 


Advice from the City Design and Public Domain Department  


 


There has been a recent increase in focus for urban design in Liverpool, especially within the 


city centre. This has brought about positive change not only in design outcomes, but also in 


procedural reform. Council is currently preparing the Liverpool City Centre Public Domain 


Masterplan (LCC PDMP). This is a 10-year vision to guide the development of the public realm 


within the city centre. The scope of the project includes: 


 


 Publicly accessible spaces – in which signage is often located (e.g. within streets, 


arcades, laneways, footpaths, plazas and malls); 


 


 Structures that relate to urban spaces – to which signage is often affixed (e.g. facades 


and other interfaces where buildings meet with a street adjoining open space); and 


 


 Public infrastructure that supports urban spaces – to which signage is also affixed (e.g. 


bridges, awnings, light poles, street furniture, and bus stops). 


 


The project aims of the LCC PDMP is to improve the quality of the public domain within the 


Liverpool City Centre. Given that Liverpool is positioned as Sydney’s third CBD, it is a sought 


after location for third party advertisers looking to install signage. However, a proliferation of 


third party signage could have negative impacts on the city centre, detracting from the amenity 


of the city and this would be inconsistent with the objectives of the LCC PDMP.  


 


The reasons include: 


 


 Preservation of character in the city centre - signage that is unrelated to the site in which 


it is located would detract from local character. It could also detract from the historical 


significance of spaces in the city centre. 


 


 Preservation of visual amenity in the city centre - third party signage would detract from 


existing/proposed public signage, public art and landmarks. It would also occupy spaces 


that could otherwise be utilised for new public art (e.g. blank walls) and/or interpretive 


signage that references Liverpool’s history. 


 


 Visual distraction - third party signage contributes to additional visual clutter, disorder, 


and conflict with proposed way finding. 


  







79 


ORDINARY MEETING 28 AUGUST 2019 


CITY ECONOMY AND GROWTH REPORT 


 


 


 


Heritage 


 


A large proportion of heritage listed buildings are located within the city centre, including 


prominent State listed heritage buildings such as the Liverpool College (TAFE) site, the 


Former Liverpool Courthouse and St Luke’s Anglican Church. Third party advertising signage 


with the Liverpool CBD has the potential to impact on the visual setting of existing heritage 


buildings.  


 


While it is noted that provisions within the DCP could be added, aimed at managing these 


impacts with controls relating to the size and location of signage, there are potential cumulative 


impacts. 


 


Property 


 


In the context of the current development of the city centre, the Property and Commercial 


Development team supports the position outlined in this report that the Amendment 69 should 


not proceed. This is consistent with the aim of improving public domain and amenity of the city 


centre which is positioned as Sydney’s third CBD.  


 


CONCLUSION 


 
Following a review of the need and appropriateness for third party advertising in the city centre, 


it is recommended that Council not proceed with draft Amendment 69 to the Liverpool Local 


Environmental Plan 2008. 


 


CONSIDERATIONS  


 


Economic  


Further develop a commercial centre that accommodates a variety of 


employment opportunities. 


Facilitate economic development. 


Environment There are no environmental and sustainability considerations. 


Social 
Preserve and maintain heritage, both landscape and cultural as 


urban development takes place. 


Civic Leadership 
Encourage the community to engage in Council initiatives and 


actions. 


Legislative  Environmental Planning and Assessment Act 1979 


State Environmental Planning Policy 64 – Advertising and Signage  


Liverpool Local Environmental Plan 2008 


Liverpool Development Control Plan 2008 
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ATTACHMENTS 


 
1. Council Resolution and Report -Advertising Structures and Signage April 2016 


(Under separate cover) 


2. Planning Proposal January 2018 (Under separate cover)   
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26. Outdoor Advertising and Signage  


Applies to 


This section applies to applications for Outdoor Advertising and Signage on any land where 
signage is permissible under the LEP or SEPP 64. 


Background 


The provision of signage is an integral part of any business to identify it’s presence to 
potential customers. Depending on the size, quantity and location, signage may have a 
substantial visual impact on a locality. It is important for Council to strike an appropriate 
balance between allowing businesses to identify themselves and minimising the visual 
impact of signage. 


Exemptions 


Signage types as described in Part 2 Division 2 of the State Environmental Planning Policy 
(Exempt and Complying Development Codes) 2008 and in Schedule 2 of the Liverpool Local 
Environment Plan 2008 are exempt development and do not require Council consent. 
Exempt or complying signage is to be designed in accordance with the requirements 
identified within each of these planning instruments.  


Definitions 


Signs described in this section are defined as below. Note that a sign can fit within multiple 
categories, and if so should comply with all relevant controls. Signage that is not explicitly 
defined will be assessed on a merit basis. 


A-Frame (Sandwich Board) Sign – Freestanding, portable sign consisting of either two 
advertising boards supporting each other in an ‘A’ configuration or one board supported by 
one or more posts in an ‘A’ configuration. 


Above Awning Sign – Sign attached to the upper side of an awning, other than the fascia 
or return end. 


Digital Sign – Signs which use digital technology to display electronic images. This includes 
variable message signs and dot matrix display signs, whether or not included in any other 
class of sign. 


Dynamic Digital Sign – Digital sign that displays animations or videos, flashes, or has active 
display changes. 


Fascia Sign – Sign attached to the fascia or return of an awning. 


Flashing Sign – Sign illuminated in any part of the advertising area at frequent intervals by 
an internal or external source of artificial light, whether or not included in any other class of 
sign. 


Flush Wall Sign – Sign attached to the wall of a building (other than the transom of a 
doorway or display window) and not projecting more than 300mm from the wall) 


Freestanding Sign – A sign that is erected or mounted directly into the ground, separately 
from a building or structure.  


High Wall Sign – Flush Wall Sign located such that any part of it is 10m above ground level. 


Illuminated Sign – Sign illuminated by an artificial source, whether or not included in any 
other class of sign. 


Illuminated Street Name Sign – Freestanding pole sign comprising an internally illuminated 
sponsor panel and up to two internally illuminated street name cabinets erected within a road 
reservation. 


Inflatable Sign – Signs that are inflated and placed outside a premises, or on the roof of a 
building.  


Interactive Signage – A form of dynamic signage that includes an interactive function 
between the sign and pedestrians.  
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Moving Sign – A sign that involves some form of movement of the sign structure, whether 
or not included in any other class of sign. 


Parapet Sign – Sign attached to or painted on the parapet of a building, but not extending 
above the parapet. 


Projecting Wall Sign – Sign attached to the wall of a building (other than the transom of a 
doorway or display window) and projecting more than 300mm. 


Pylon (Pole) Sign – Sign erected on a pole or pylon independent of any building or other 
structure. 


Roof (Sky) Sign – Sign erected at the roof line that projects above the roof or parapet of a 
building. 


Static Digital Sign – Digital sign that display static images presented successively at 
intervals only. 


Street Sign - Sign erected on public road which include guide signs, warning signs, 
temporary warning signs, regulatory signs, car parking signs, hazardous markers and 
service symbols as defined under AS 1742. 


Top Hamper Sign – Sign attached to the transom of a doorway or display window of a 
building. 


Under Awning Sign – Sign attached to the underside of an awning other than the fascia or 
return end that is orientated adjacent to the street kerb. 


Window Sign – Sign attached to, or displayed on, the shop window. 


 


 


 
Figure 1 Types of supported signs  
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Figure 2 Types of unsupported signs  
 
(note: not all signage illustrated is appropriate for a single development) 


Objectives  


a) To ensure that outdoor advertising signage is complementary to and compatible with the 
development on which it is displayed and the character of the surrounding locality. 


b) To encourage the rationalisation of existing and proposed advertising signs to minimise 
the extent of visual clutter caused by the proliferation of signs. 


c) To provide guidelines for the display of outdoor advertising to ensure that they 
communicate effectively and contribute positively to the urban and rural environment. 


d) To ensure that outdoor advertisements are designed and located so that they do not 
adversely affect the safety of motorists and pedestrians. 


e) To ensure advertising signs express the character of commercial and entertainment 
environments where appropriate, creating a lively daytime and evening atmosphere. 


f) To ensure that outdoor advertising is designed and located in a manner which preserves 


and enhances areas of environmental significance. 


g) To guide signage that achieves clear, attractive and visually clean identification of 


businesses and buildings. 


Controls 


26.1 General Controls 


Note: As well as these DCP controls, signs must also comply with the assessment criteria in 
Schedule 1 of the State Environmental Planning Policy No 64 – Advertising and Signage. 


1. Signage design, materials, colours, and placement should be visually compatible with 
the building, nearby signage, and the surrounding locality. 


2. The scale of signage must be consistent with the scale of the building or the property on 
which it is located. 


3. Signs must not display offensive content, be reflective, or result in glare. 


4. Signage should complement natural features and not result in the removal, trimming or 
damage of trees and other vegetation. 


5. Signage is to be constructed and secured in accordance with the relevant Australian 
Standards. 
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6. New and replacement signage should be designed and located in a manner that avoids 
the intensification of visual clutter caused by the cumulative effect of signage within the 
streetscape. 


7. Signs must not to be capable of being mistaken for rail or traffic signs or signals, or as 
text providing driving instructions to motorists. 


8. Signage must not be located where it impacts on sight visibility for drivers or pedestrians. 


9. Signage must not obstruct pedestrian/bicycle paths. 


10. Signage must not create trip hazards. 


26.2 Signage Controls by Type 


Unsupported Signage Types 


A-Frame Signs  


Above Awning Signs 


High Wall Signs (Except in Business and Industrial Zones) 


Inflatable Signs 


Dynamic Digital Signs (Except in B3 Commercial Core and B4 Mixed Use) 


Flashing Signs 


Illuminated Street Name Signs 


Moving Signs 


Roof (Sky) Signs 


Static digital signs (Except in B3 Commercial Core and B4 Mixed Use) 


 


Controls for Supported Signage Types 


Fascia Signs 


1. Not to project above or below the fascia or return end of the awning to which it is 
attached. 


2. Not to extend more than 0.3m from the face of the fascia or return end of the awning. 


Flush Wall Signs 


1. Not to project above, horizontally or below the wall to which it is attached; 


2. Where it is illuminated, it must be at least 2.6m above the ground level. 


3. Not to extend more than 0.3m from the face of the wall to which it is attached. 


High Wall Signs 


1. Supported within the Business and Industrial zones only. 


2. Multiple high wall signs are not supported on a single building elevation.  


3. Signage area on a building elevation must not exceed 20% of that building elevation that 
is visible from a public space. 


4. Must not project above or horizontally from the wall to which it is attached. 


5. Must not face residences or open space. 


6. Must not extend more than 0.3m from the face of the wall to which it is attached. 


Illuminated Signs 


1. The display should be energy efficient. 


2. For night-time use, illumination must not cast shadows on areas that were previously lit 
and that have a special lighting requirements, such as pedestrian crossings. 
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3. Daytime luminance levels are to comply with the Transport Corridor Outdoor Advertising 
and Signage Guidelines, as outlined below. Night-time luminance levels are to be one-
quarter of the daytime luminance levels.  
 


Illuminated 
Area (sqm) 


B3 and B4 zones Industrial Zones and all 
other Business Zones 


Residential and 
Rural Zones 


Up to 0.5 2,900cd/sqm 2,000cd/sqm 1,000cd/sqm 


0.5-2.0 2,300cd/sqm 1,600cd/sqm 800cd/sqm 


2.0-5.0 2,000cd/sqm 1,200cd/sqm 600cd/sqm 


5.0-10.0 1,500cd/sqm 1,000cd/sqm 600cd/sqm 


Over 10.0 1,200cd/sqm 800cd/sqm 400cd/sqm 


Table 1 Maximum daytime luminance of illuminated signs (not including digital signs). 


Pole or Pylon Signs 


1. The height of pole or pylon signs from the ground level are to be in proportion with the 
scale of the subject and surrounding development. 


2. A minimum clearance of 2.6m from ground level to the underside of the sign. 


Projecting Wall Signs 


1. Not to project above the top of the wall to which it is attached; 


2. Not to project more than 1.2m from the wall to which it is attached; 


3. A minimum clearance of 2.6m from the ground level to the underside of the sign; 


4. A minimum of 0.6m clearance inside the kerb. 


Static Digital Signs 


1. Static digital signs are supported within the B3 Commercial Core and B4 Mixed Use 
zones only. 


2. The display screen is not to be split to display multiple advertisements simultaneously. 


3. In the event of a malfunction, the display must default to a blank black screen. 


4. Signs are not be positioned at the end of a terminating street. 


5. The display should be energy efficient.  


6. In the case where the content changes: 


a) Each advertisement is to be displayed for a minimum of 10 seconds where the speed 
limit is 80km/h and a minimum of 25 seconds for areas where the speed limit is 
above 80km/h. 


b) Each change of content shall be completed within 0.1 of a second. 


7. Luminance levels are to comply with the Transport Corridor Outdoor Advertising and 
Signage Guidelines, as outlined below. 
 


Lighting Condition Business and Industrial 
Zones 


Residential and Rural 
Zones 


Day time luminance 6,000cd/sqm 6,000cd/sqm 


Morning, evening, twilight 
and inclement weather 


700cd/sqm 500cd/sqm 


Night time 350cd/sqm 150cd/sqm 


Table 2 Luminance levels for digital signs 


Top Hamper Signs 


1. Not to extend more than 0.2m beyond any building alignment; 
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2. Not to extend below the head of the doorway or window above which it is attached. 


3. Not to extend across more than 50% of the business frontage.  


Under Awning Signs 


1. Maximum size not to exceed 2.5m in length and 0.5m in height. 


2. Erected horizontally to the ground and a minimum clearance of 2.6m from the ground 
level to the underside of the sign. 


3. A minimum of 0.6m clearance inside the kerb. 


4. Not to project beyond the awning. 


 


Window Signs 


1. Must not occupy more than 25% of the area of the window area. 


26.3 Signage Controls in Zones 


Rural Zones 


Controls 


1. One pole or pylon sign with a maximum area of 2sqm and a maximum overall height of 
2m above the ground per lot. 


2. One additional sign with a maximum area of 0.75sqm is permitted on the face of a 
building in an architecturally compatible manner where the business is carried out. 


3. Additional signs for the purposes of tourist facilities may be permitted if compatible with 
the use of the site and the character and rural amenity of the area. 


Residential Zones 


Controls 


1. One sign with a maximum area of 0.75sqm is permitted per business operation or 
activity. 


2. Maximum height of a free standing sign is 2m above ground level. 


3. Signs are not permitted on walls facing adjoining residences. 


4. Illuminated signs, except for health consulting rooms and veterinary hospitals, are not 
supported. 


Business Zones 


Controls 


1. The cumulative area of all signs is not to exceed 1sqm of advertising area per 1m length 
of street frontage. 


2. One under awning sign is permitted on each shop or commercial premises. For premises 
with wide frontages, under awning signs are permissible at a maximum rate of one sign 
per 8m of frontage. 


3. Under-awning signs are to be at least 6m apart to provide adequate visibility. 


4. One projecting wall sign is permitted per building elevation. 


5. One flush wall sign is permitted per building elevation. 


6. Signs painted on awning blinds or window blinds are not supported. 


7. Signs with a total area exceeding 50sqm are inappropriate. 


8. Signs must not be present on walls facing adjoining residences. 
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9. For development in the B6 Enterprise Corridor zone, pole signs are limited to a maximum 
of one pole sign per development. Applications for additional pole signs will be 
considered on individual merit. 


Note: For signage in the Liverpool City Centre, applications will be referred to Council’s City Design 
and Public Domain Department for assessment. 


 


Industrial Zones 


Controls 


1. A maximum of one freestanding, pole or pylon sign per building or site applies (including 
directory board for multiple occupancies). The sign, not exceeding 5sqm in area and 5m 
in height, is to be located within an area of 5mx3m on either side of the ingress to the 
premises, as shown in Figure 3.  


 


 
Figure 3 Permissible area for pole or pylon sign at the ingress to Industrial Zone 
development. 


 


2. For multiple occupancy development, one company identification sign with a maximum 
area of 2 x 0.6m is supported at the entrance to each occupied unit. Such signs are to 
be of a uniform shape, size and general presentation. 


3. For single user development, additional company identification signage is supported at 
the maximum rate of 1sqm of advertising area per 3m of street frontage or a maximum 
of 50sqm whichever is the less. (Corner lots will be assessed on the length of the main 
presentation frontage of the building only.) 


4. Signs exceeding 50sqm in area are discouraged. 


 


Signage on Heritage Items or within Heritage Areas 


Controls 


1. Signage should be located in areas of the building which have been traditionally used 
for signage. If such areas do not exist, new signage locations will be assessed on a merit 
basis. 
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2. Signage will not be supported if it blocks views to or from the item, covers any existing 
features or detracts from the building. 


3. Signage will not be supported if it requires unsympathetic additions to a building, or 
results in irreparable damage.  


4. The content of a sign approved for a heritage building is restricted to the name of the 
business, address and contact details. No other content will be supported.  


5. Window signage should be discreet in size and designed to avoid detracting from the 
heritage qualities of the building.  


6. Illuminated signage is not supported, unless it replaces an existing illuminated sign and 
the method of illumination is discrete.  


7. Any proposed signage should not adversely impact on the heritage significance of the 
item which includes the material and visual form of the item. 


Note: Signs on heritage items or within heritage areas will be referred to Council’s heritage officer for 
assessment. 


 


Recreation Zones 


Controls 


1. Pole or pylon signs are limited to a maximum rate of one pole sign per vehicular entry 
point to the recreational facility. 


2. Each pole sign is not to exceed 10sqm in area and not more than 7m in height from 
ground level. 


3. Signs in sports grounds can be situated on the perimeter fencing of the play area and 
on scoreboards and must face the play area only. 


26.4 Signage Controls for specific Developments 


Service Stations 


Controls 


1. Only pole or pylon signs, canopy fascia signs, and top hamper signs are supported. 


2. One pole or pylon sign is permitted per street frontage. 


3. One additional pole or pylon sign with a maximum height of 2.5m from ground level for 
the display of prices of fuels is permitted at the rate of one sign per ingress point to the 
development. 


4. The total signage area for a development should not exceed 50sqm. 


Exhibition Home and Exhibition Village 


Controls 


1. One pole or pylon sign with a maximum area of 2.5sqm and a maximum height of 3m 
from ground level is appropriate for an exhibition home that is not within an exhibition 
village. 


2. Advertising signs within exhibition villages must have a uniform shape, size and general 
presentation. 


3. For each exhibition home within an exhibition village, one pole or pylon sign with a 
maximum area of 2.5sqm and a maximum height of 5m from ground level is appropriate. 


4. Signs for ancillary uses such as sales offices, home financing and materials display 
require additional consent. 


5. Illuminated signs are not supported. 


26.5 Third Party Advertising 







Liverpool Development Control Plan 2008 
Advertising Structures and Signage (Draft) 


  


Objectives 


a) To minimise visual clutter and adverse amenity impacts caused by the cumulative impact of 


signage and advertising. 


b) To ensure that third party advertising does not dominate the view from open space and along 


Macquarie Street in the Liverpool City Centre. 


c) To ensure that third party advertising signage does not dominate the public realm within 


centres. 


Controls 


1. Third party advertising: 


a. is limited to a maximum of one sign per land allotment frontage. 


b. is limited to a maximum advertising area of 20sqm. 


c. must not terminate the view down any street. 


d. must not obscure an existing sign. 


2. Signage used for third party advertising must be included when calculating the overall 
signage allowance of a site.  


3. Third party advertising signage must respect pedestrian focused areas and must not 
dominate the views of surrounding buildings. 


4. Third party advertising signage within Macquarie Street must respect the fine-grained 
and retail focused character of the street by avoiding visually dominant and disruptive 
signage design.  


5. Third party advertising on stand-alone structures is discouraged, and will only be 
permitted where it contributes to a demonstrated civic benefit to those who will view it.  
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26. Outdoor Advertising and Signage  


Applies to 


This section applies to applications for Outdoor Advertising and Signage. 


Background 


The provision of signage is an integral part of any business to identify its presence to the 
potential customers.  Depending on the size, number and location, signage may have a 
substantial visual impact on a locality. 


Objectives  


a) To ensure that outdoor advertising signage is complementary to and compatible with 
both the development on which it is displayed and the character of the surrounding 
locality. 


b) To encourage the rationalisation of existing and proposed advertising signs so as to 
minimize the extent of visual clutter caused by the proliferation of signs. 


c) To provide guidelines for the display of outdoor advertising to ensure that they 
communicate effectively and contribute positively to the urban and rural environment. 


d) To ensure that outdoor advertisements are designed and located so that they do not 
adversely affect the safety of motorists and pedestrians. 


Controls 


26.1 Need for Consent 


A combined DA/CC could be submitted to save time in processing the applications. 


26.2 Outdoor Advertising without Consent 


Some outdoor advertisements have a minimal effect on the appearance of the building, 
structure or place where they are displayed and, as such, have a low level of environmental 
impact.  However, if a structure is used to display such advertisements, a construction 
certificate may be required.   


Advertisements without Consent include: 


All Zones 


1. Advertisement other than on a heritage item or in a heritage conservation area which is 
not visible from outside the land on which it is displayed 


2. Temporary signs other than those on awnings provided they comply with the Design 
Criteria in Section 8.7. 


3. A public notice displayed by a public body giving information or direction about the 
services provided. 


4. Signs behind the glass line of a shop window provided they are not flashing or moving 
and do not occupy more than 25% of the shop window for heritage items or 50% in all 
other situations. 


5. Street sign. 


6. Advertisements on a public seat or bus shelter. 


7. Advertisements on motor vehicles used principally for the conveyance of goods or 
passengers. 
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8. Business identification sign not including a moving sign or flashing sign and other than 
on a heritage item or in a heritage conservation area provided they comply with Sub-
section 9.7 Design Criteria. 


Rural Zones 


1. One pole or pylon sign of not more than 2sqm in area and not exceeding 2m in height 
above ground level per lot. 


2. One additional sign of not exceeding 0.75sqm in area on the face of a building where 
the business is carried out in an architecturally compatible manner. 


Residential Zones 


One sign of not more than 0.75sqm in area attached to a solid masonry fence or one pole or 
pylon sign of not more than 0.75sqm in area and not exceeding 2m in height from ground 
level for each business operation or activity. 


Business Zones 


One under-awning sign, one fascia sign and one top hamper sign on each shop or business 
premises. 


Industrial Zones 


1. One pole or pylon sign (including directory board for multiple occupancies) not exceeding 
5sqm in area and 5m in height from ground level for each development. Such a sign is 
to be located within an area of 5 x 3m on either side of the ingress or combined 
ingress/egress, subject to compliance with sight distance requirement. 


2. For multiple occupancy development, one additional company identification sign, not 
exceeding 2 x 0.6m at the entrance to each occupied unit. 


3. For single user development, one additional company identification sign is permitted at 
the rate of not exceeding 1sqm of advertising area per 3m of street frontage or a 
maximum of 50 sqm whichever is the less. 


Real Estate Signs 


1. Real estate signs other than flashing signs or moving signs or those on awnings provided 
they comply with the design criteria specified in Schedule 1 and the following: 


2. In residential or rural premises: 


- Does not exceed 2.5sqm in area; 


- Has returns not exceeding 180mm. 


3. In business and industrial premises does not exceed 4.5sqm in area; 


4. In land development on subdivision does not exceed 6sqm for each 25 lots or part 
thereof.  
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26.3 Outdoor Advertising  


1. All proposals for Outdoor advertising shall 
comply with the following: 


- Conforms to the desired future 
character of the area or zone as 
described in the objectives for the 
zone. 


- Complements the dominant character 
of an urban or rural landscape. 


- Complements the character of a 
building, site or area, e.g. an historic 
building, public garden, view of urban 
or rural landscapes. 


- Conveys the advertiser's message or 
image while conforming to the 
surrounding character. 


- Rationalises or reduces the number of 
existing signs. 


- Does not adversely affect traffic and/or 
pedestrian safety. 


- Complements any established theme 
or pattern of signage. 


- Refers to an approved or lawful use of 
the site or building. 


Limiting sign numbers       Figure18 Signage Requirements 


1. The following design factors are relevant: 


- Number of existing signs on the building (and adjacent buildings); 


- Placement - visibility; 


- Dimensions (including depth); 


- Scale (dimensional or proportional relationship to spaces, other physical urban 
elements including buildings, trees, other signs or people); 


- Shape; 


- Materials, construction details - means of attachment; 


- Colour; 


- Purpose of sign (identification, directional or general advertising); 


- Reflectivity; 


- Means of illumination; 


- Movement; 


- Provision of services; 


- Durability; 


- Maintenance provisions. 


26.4 Signage Controls in Zones 
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Rural Zones 


Objectives 


a) To preserve the rural amenity of the locality. 


b) To minimise the visual impacts of signs in rural areas. 


c) To coordinate tourism signs. 


d) To avoid undue distraction to motorists and to maintain traffic safety on rural roads. 


Controls 


1. One pole or pylon sign is permissible per lot. Sign is not to exceed 2sqm in area and 2m 
in height above ground level. 


2. One additional sign is permitted on the 
face of a building where the business is carried out 
in an architecturally compatible manner.  The size of 
the sign is not to exceed 0.75sqm in area. 


3. Illuminated signs are only permitted to 
operate during those times when the business is 
open for trading. 


 


 


 
 Figure 19 Tourist directional signs 


4. Moveable signs are not permitted. 


5. Signs for tourist facilities are to be considered on individual merits. 


6. Signs are not permitted at locations where they are hazardous to traffic. 


7. Third party advertising is not permitted. 


8. Advertising structures shall comply with Sub-section 9.7 Design Criteria. 


 


 


 


 


 


 


 
   Figure 20 Proliferation of signs  
 


Residential Zones 


Objectives 


a) To preserve the residential amenity of the locality. 


b) To minimise the visual impact of signs. 


c) To permit adequate identification of permissible uses (e.g. convenience store, home 
occupations, home industries, professional services, place of public worship, child care 
centre) without interfering with the amenity of the area. 


Identification sign 
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Controls 


1. Signs are to be placed wholly within the allotment boundary. 


2. Signs are not permitted on walls facing adjoining residences. 


3. The number and size is restricted to 1 sign of not more than 0.75sqm per business 
operation or activity. 


4. Signs shall not be affixed to or displayed on the fence other than solid masonry fence. 


5. Maximum height of a free standing sign is 2m from ground level. 


6. Illuminated signs, except for doctors or veterinarians, are not permitted. 


7. Third party advertising other than on public seat and bus shelter is not permitted. 


8. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


Business Zones 


Objectives 


a) To permit adequate identification and business advertising. 


b) To recognise that advertising signs can help to express the character of commercial and 
entertainment environments, creating a lively daytime and evening atmosphere. 


c) To ensure that signs are in keeping with the scale and character of the building they are 
on and do not detract from the architecture. 


d) To ensure that the number, size and positioning of signs do not crowd the advertiser's 
message and defeat the purpose of advertisement. 


e) To reduce the visual complexity of a streetscape by providing fewer, more effective 
signs. 


f) To ensure compatibility with the desired urban character of the adjacent land uses. 


g) To ensure that advertising signs do not adversely affect the safety of motorists and other 
road users. 


 
Figure 21 Signs should complement the architecture 


Controls 


1. One under-awning sign is permitted on each shop or commercial premises.  For shop or 
premises with wide frontage, under-awning signs are permissible at the rate of not more 
than one sign per 8m of shop front. 


2. Under-awning signs are to be at least 6m apart to provide adequate visibility. 


3. Signs including real estate signs and temporary signs are not allowed to stand on 
awnings. 
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4. One projecting wall sign is permitted for each shop or commercial premises. 


5. Total area of all signs is not to exceed 1sqm of advertising area per 1m of shop frontage. 
This includes signs painted on blinds or window blinds. 


6. Signs in excess of a total of 50sqm in area are to be considered on its merits. 


 
Figure 22 Corporate identity 


7. Special consideration will be given to commercial uses along Classified Roads where 
signs are required to be bigger in order to be seen by people travelling in vehicles. 


8. Applications for high wall signs are to be considered on individual merits.  They are not 
allowed in local centres unless it can be demonstrated that it is compatible with the scale 
of development and amenity of the surrounding land uses. 


9. Roof signs are not permitted. 


10. Moving signs will be considered on individual merits having regard to the objective of 
creating a lively day time and evening atmosphere, the safety of motorists and 
pedestrians and the amenity of adjacent developments. 


11. For development with wide street frontage and adequate setback, pole signs are 
permissible at the rate of not more than one pole sign per development. Application for 
additional pole signs will be considered on individual merit. 


12. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


 
 
 
 
 
 
 
 
 
 
 
 
Figure 23 Illuminated pole sign in neighbourhood areas 


 


           Figure 24 Protecting residential amenity 
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Outdoor cafes 


1. Only the name and/or logo of the business and/or core product and/or service associated 
with the outdoor cafes may be placed on any item of furniture, as a minor element of the 
furniture design to the Council’s satisfaction. 


2. No other advertising is permitted on any outdoor furniture or elsewhere in the outdoor 
cafe or adjacent area, unless Council grants development consent. 


Industrial Zones 


Objectives 


a) To permit the display of information concerning the identification of premises, and the 
name of the occupier and activity conducted on the land or in the building. 


b) To encourage a coordinated approach to advertising where there is multiple occupancy 
of site. 


c) To enhance the architectural and landscape presentation of industry so that advertising 
signs appear proportional to the scale of the building or space within which they are 
located. 


d) To minimize the negative visual impact of cluttered and untidy advertising signs, in 
particular at gateway sites and entry points to industrial precincts, so as to promote the 
townscape qualities of Liverpool. 


 
Figure 25 Sign envelope  


 


  
Figure 26 Advertising zone at the ingress to development 


Controls 


1. Pole or pylon sign for building or site (including directory board for multiple occupancies) 
is limited to a single structure at the entry to the site from a public road, along the road 
frontage. 


2. Pole or pylon sign not exceeding 5sqm in area and 5m in height from ground level are 
to be located within an area of 5 x 3m on either side of the ingress or combined 
ingress/egress, subject to compliance with sight distance requirements. 
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3. For multiple occupancy development, one company identification sign not exceeding 2 
x 0.6m is permitted at the entrance to each occupied unit.  Such signs are to be of a 
uniform shape, size and general presentation. 


4. For single user development, additional company identification sign is permissible at the 
rate of not exceeding 1sqm of advertising area per 3m of street frontage or a maximum 
of 50sqm whichever is the less.  (Corner lots will be assessed on the length of the main 
presentation frontage of the building only.) 


5. Roof signs are not permitted. 


6. Third party advertising is not permitted. 


7. Sign exceeding 50sqm in area will be dealt with on individual merits. 


8. Advertising facing back/side boundaries and abutting a Classified Road will be assessed 
on individual merits. 


9. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


 
Figure 27 Signage locations for Industrial units 


 


 
Figure 28 Areas of Environmental Significance (including Environmentally Significant Land, 


Heritage Conservation Areas and Heritage Item) 
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Multiple occupancy development 


Objective 


To ensure that outdoor advertising is designed and located in a manner, which preserves 
and enhances an area of environmental significance. 


Controls 


1. Signs on individual buildings or within an area of environmental significance are to be 
discreet and complement the building or the area.  The architectural characteristics of a 
building always dominate.  (For example, signs are not to be placed on cast-iron, first 
floor verandahs and balustrades or in front of cast-iron verandah frieze work.). 


2. Advertising is placed in locations on the heritage item, which traditionally have been 
used as advertising areas.  If such areas do not exist, advertising is generally 
inappropriate. 


3. No signs are permitted to break an historic parapet or roofline of a building or buildings. 


4. The form and content of all signs must enhance the heritage significance of the heritage 
item or area.  Particular attention is to be given to location, choice of colours, size of 
lettering and means of illumination. 


5. Permanent signs on shop windows are not to occupy more than 25% of the window area. 


6. The size of signs may vary according to the design and history of the building or its 
environment. 


7. Complies with Sub-section 8.7 Design Criteria. 


 
Figure 29 Considering building design 
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Figure 30 Traditional sign 


Special Uses Zones 


Objectives 


a) To permit adequate identification and/or business advertising. 


b) To ensure that signs are in keeping with the scale and character of the buildings and are 
compatible with the amenity of the area. 


c) To ensure that advertising does not adversely affect the safety of road users. 


Controls 


1. Owing to the variety of special uses, it is not possible to design control guidelines that 
are relevant and common to all situations.  Every application for outdoor advertisement 
is to be considered on individual merit. 


2. For applications within the 'Special Use - Classified Road' zone, advertising signs are to 
be a minimum of 1 km apart.  Their location and dimension are not to adversely affect 
the amenity of the locality and the safety of motorists and other road users. 


3. For applications within the 'Special Use - Airport' zone, concurrence is to be obtained 
from the operator of the airport. 


4. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


Recreation Zones 


Objectives 


a) To recognise the opportunity for outdoor advertisement for the promotion of commodities 
and services associated with recreational activities. 


b) To ensure that outdoor advertisement is compatible with the character of the 
development on which it is displayed and the character of the surrounding land uses. 


c) To permit the display of information associated with the recreational activities carried out 
on the land or in the building on which the sign is displayed. 
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Figure 31 Sign at entry point to recreational facility 


Controls 


1. Pole or pylon signs are permitted at the rate not exceeding one pole sign per vehicular 
entry point to the recreational facility. 


2. Each pole sign is not to exceed 10sqm in area and not more than 7m in height from 
ground level. 


3. Signs in sports grounds are permissible on the perimeter fencing of the play area and 
on scoreboards and shall face the play area.  The maximum height above ground level 
of any sign, except signs on scoreboards, is 1.2m. 


4. Advertising structures shall comply with the Sub-section 8.7 Design Criteria. 


 


 


 


 


 


 


 
 


   Figure 32 Advertising opportunity at playing field 


26.5 Signage in Particular Developments 


Service Stations 


As service stations are land extensive and are permissible within a wide range of zones, it 
is considered necessary to have controls for advertising on such development. 


Objectives 


a) To ensure that advertisement is compatible with the amenity of the surrounding locality. 


b) To ensure that advertisement is designed and located so that it does not adversely affect 
the safety of motorists and other road users. 


Controls 


1. One pole or pylon sign of not exceeding 7m in height from ground level. 


2. Pole or pylon sign of not exceeding 2.5m in height from ground level for the display of 
prices of fuels is permitted at the rate of not more than one sign per ingress point to the 
development. 


3. Fascia signs on the canopy of forecourt and top hamper signs for the sales office and 
associated convenience store, workshop or food outlet are permissible. 
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4. The total advertisement area in excess of 50sqm is to be considered on individual merits. 


5. Roof signs and fin signs are prohibited. 


6. The location and design of signs (including their illumination) are not to adversely affect 
the amenity of adjacent development and the character of the locality and not to obstruct 
any traffic lights and traffic signs. 


7. Advertising structures shall comply with the Sub-section 8.7 Design Criteria. 


 
Figure 33 Advertising sign at service station 


Exhibition Home and Exhibition Village 


Although exhibition home and exhibition village are temporary in nature, they are usually 
located within residential zones.  Their use is also associated with strong promotion through 
outdoor advertising. 
 


 
Figure 34 Pole sign for exhibition home 


Objectives 


a) To recognise the need for outdoor advertising, business identification and promotion. 


b) To ensure that outdoor advertising is compatible with the amenity of the surrounding 
locality. 


Controls 


1. One pole or pylon sign with an area of not exceeding 2.5sqm and a height of not more 
than 3m from ground level is permitted for an exhibition home. For each exhibition home 
within an exhibition village, one pole or pylon sign with an area of not exceeding 2.5sqm 
and a height of not more than 5m from ground level is permissible. 


2. For exhibition village advertising signs are to be of a uniform shape, size and general 
presentation. 
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3. Additional signs for ancillary uses such as sales office, home financing and materials 
display are to be considered on individual merits. 


4. All advertisements must be placed wholly within the allotment boundary. 


5. Third party advertising is prohibited. 


6. Illuminated signs are prohibited. 


7. The location and design of advertisements are not to adversely affect the amenity of the 
locality in general and adjacent occupied dwellings in particular. 


8. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


26.6 Other Types of Signage  


Illuminated Street Name Signs  


Objectives 


a) To facilitate the use of Illuminated Street Name Signs (ISNS) in providing directional 
information and the identification of street names, in conjunction with the display of an 
appropriate advertising/ sponsor message. 


b) To ensure that ISNS do not have an adverse impact on the amenity of residential areas 
by restricting their use to Classified Roads. 


c) To ensure that ISNS are designed and located so that they do not have an adverse 
impact on pedestrian and motorist amenity and safety, by providing controls which 
clearly identify the required location of ISNS within the road reservation. 


d) To ensure that ISNS are complementary to and compatible with the existing streetscape 
and the character of the surrounding area, and do not obstruct the view of RTA traffic 
signs and traffic controls for road users.  


e) To ensure that the external shape, style, colour, text and graphics of ISNS are consistent 
with Liverpool City Council colours and existing Council signs and street furniture. 


Controls 


1. To maintain the amenity of residential and rural areas ISNS shall be restricted to 
Classified Road reservations. 


2. One ISNS will be permitted per intersection only.  Provided that where signs are located 
20m or more apart, two signs per intersection may be permitted. 


3. ISNS shall be located at a sufficient distance so as to not obstruct the view of traffic 
control signals and RTA directional signage for road users. 


4. ISNS shall be restricted to corner locations within road reservations only. The sign pole 
shall be located at a minimum distance of 1.5m from each kerb line forming the edge of 
the carriageway at the intersection. 


5. The ISNS shall comprise an advertising sponsor panel, in conjunction with separate 
finger panels displaying at least two street names and locality or other community facility 
directional information approved by Council. The advertising/ sponsor panel shall display 
the use of appropriate messaging conforming to standards of decency and morality 
acceptable to Council; Advertising of local products and services is preferred and in all 
cases Council approval is to be obtained for the content of the sign. 


6. The maximum height of the ISNS shall not exceed 5.2m above the ground, measured 
as a vertical distance from the existing ground level to the uppermost portion of the sign. 
The clearance to the underside of the advertising/sponsor panel shall be a minimum of 
2.6m. To ensure pedestrian amenity, the clearance to the underside of the street 
name/finger panel shall not be less than 2.1m. 
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7. The total area of the advertising/sponsor panel shall not exceed 2.2sqm in dimensions 
(excluding the street name portion of the sign), including any city identification. 


8. The external shape, colour, text and graphics of an ISNS shall be generally consistent 
with the shapes, colours and design used in existing Council signs (such as park and 
community signs) and Council street furniture, and standard RTA text and graphics in 
the locality. 


9. Written approval of the Roads and Traffic Authority (RTA) shall be provided to Council 
with each ISNS application proposing installation on a road reservation under the control 
of that Authority. 


10. Each application for approval of an ISNS shall be accompanied by an engineer’s 
certificate verifying structural integrity and frangibility conforming to the requirements of 
the RTA. 


11. As a condition of any consent being given to install an ISNS, Council will require the 
applicant to meet its requirements covering operational aspects of the system, including 
such matters as: agreement commencement and term, community messages, 
compliance with Australian Standards, maintenance and repairs, payment of electricity 
charges, public risk, annual licence fee, use of sponsor panel vacant space, pavement 
restoration, relocation, temporary removal and default by company. 


   


 Figure 35 Illuminated Street name Signs 


Inflatable Signs 


Inflatable sign as a promotion tool is becoming more common. In view of the visual attraction 
it captures and the impact it may have upon the locality special controls are considered 
necessary. 
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Figure 36 Inflatable sign 


Objectives 


a) To ensure that inflatable signs are compatible with the character of the surrounding land 
uses and do not adversely affect the amenity of the locality. 


b) To ensure that inflatable signs are designed and located so that they do not adversely 
affect the safety of motorists and pedestrians. 


Controls 


1. Inflatable signs are not normally permissible in residential zones and areas of 
environmental significance. 


2. The size, shape and colour of signs do not adversely affect the amenity of the locality 
and adjoining areas. 


3. The operation of inflating mechanical services is not to cause noise nuisance to 
neighbouring properties. 


4. Illumination of signs is not to cause nuisance to neighbouring properties by spillage of 
light and glare. 


5. The size, shape, colour, location and illumination of signs are not to interfere with traffic 
signals and cause undue distraction to motorists. 


6. Any other requirements as may be stipulated by Council and/or other agencies. 


26.7 Design Criteria 


Specific Requirements Relating to Advertising Structures 


Compliance with these requirements does not imply that an application will be approved. 


Advertising Panel  


(Any advertising structure, other than those described in other parts of this section, which is 
illuminated, including hoarding or bulletin board) 


1. Not to extend laterally beyond or vertically above the top of the wall to which it is 
attached. 


2. Not to cover any windows or architectural features. 


Underside Awning Sign  


(Sign attached to the underside of an awning, other than the fascia or return end) 


1. Maximum size not to exceed 2.5m in length and 0.5m in height. 


2. Erected horizontally to the ground and a minimum clearance of 2.6m from the ground 
level to the underside of the sign. 


3. A minimum of 0.6m clearance inside the kerb. 


4. Not to project beyond the awning. 


5. Securely fixed by metal supports. 


Upper side Awning Sign  


(Sign attached to the upper side of an awning, other than the fascia or return end) 
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Normally not permitted, if approved, the design criteria are: 


1. Size to be considered on individual merits. 


2. Not to project beyond the awning. 


3. Securely fixed by metal supports. 


Fascia Sign  


(Sign attached to the fascia or return of an awning) 


1. Not to project above or below the fascia or return end of the awning to which it is 
attached. 


2. Not to extend more than 0.3m from the face of the fascia or return end of the awning. 


Fin Sign  


(Sign erected on or above the canopy of a building e.g. canopy of a service station) 


Normally not permitted, if approved, the design criteria are: 


1. Not to extend more than 2.6m above the canopy on or above which it is erected. 


2. Securely fixed by metal supports. 


Flashing Sign  


(Illuminated as to any part of the advertising area at frequent intervals by an internal or 
external source of artificial light and whether or not included in any other class of advertising 
sign) 


A minimum of 6.1m above ground level. 


Floodlit Sign  


Illuminated as to any part of the advertising area by an external light source and whether or 
not included in any other class of advertising sign. 


Lighting medium must be at least 2.6m above the ground if the sign projects over a public 
road. 


Moving Sign  


Sign attached to a building and capable of movement by any source of power whether or not 
included in any other class of advertising sign. 


A minimum of 4.6m from ground level. 


Pole or Pylon Sign  


Sign erected on a pole or pylon independent of any building or other structure. 


Unless otherwise stated in this DCP, not to project more than 7m from ground level. A 
minimum of clearance of 2.6m from ground level to the underside of the sign. 


Roof/Sky Sign  


Sign erected on or above the roof or parapet of a building. (It is also called a sky sign) 


Normally not permitted.  If approved, subject to specification by Council. 


Top Hamper Sign  


(Sign attached to the transom of a doorway or display window of a building) 


1. Not to extend more than 0.2m beyond any building alignment; 


2. Not to extend below the head of the doorway or window above which it is attached. 
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Flush Wall Sign  


(Sign attached to the wall of a building (other than the transom of a doorway or display 
window) and not projecting more than 300mm from the wall) Painted wall sign:  


Sign painted onto a wall of a building. 


1. Not to project above or beyond the wall to which it is attached; 


2. Where it is illuminated, it must be at least 2.6m above the ground level. 


 


Projecting Wall Sign  


(Sign attached to the wall of a building (other than the transom of a doorway or display 
window) and projecting more than 300mm)  


1. Not to project above the top of the wall to which it is attached; 


2. Not to project more than 1.2m from the wall to which it is attached; 


3. A minimum clearance of 2.6m from the ground level to the underside of the sign; 


4. A minimum of 0.6m clearance inside the kerb. 


Other types of Signs 


Illuminated Street Name Sign 


Freestanding pole sign comprising an internally illuminated sponsor panel and up to two 
internally illuminated street name cabinets erected within a road reservation. 


Parapet Sign 


Sign attached to or painted on the parapet of a building, but not extending above the parapet. 


Spandrel Sign 


Sign attached to the wall below the sill of windows. 


Street Sign 


Sign erected on public road which include guide sign, warning sign, temporary warning sign, 
regulatory sign, car parking sign, hazardous markers and service symbols as defined under 
AS 1742. 


Window Sign 


Sign attached to, or displayed on, the shop window. 
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Figure 37 Types of signs 
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26.8 The Facade - Grid Analysis Technique 


While the technique relates specifically to traditional building facades (such as those 
commonly found in strip-shopping centres), the principles apply to all building forms. 


Signs do not have to be on a building's front facade.  For example, they can be placed 
on sidewalls provided they do not interfere with the adjoining development. In these 
circumstances the principles of the technique still apply. 


The technique 


Step 1 


To identify sign opportunities the facade could be subdivided using the main design 
lines to form a series of panels.  Many traditional building designs can be easily broken 
into a grid based on the alignments of the parapet (skyline), cornice, verandah, window 
and door.  An example of this procedure is shown in Figure 38. 


Step 2 


To identify possible sign panels the rectangles of the grid may be used separately or 
be joined together to form horizontal or vertical panels.  Figure 39 shows examples of 
such panels. 


The scale of advertising signs should be compatible with the buildings they are on, as 
well as with nearby buildings, street widths and other existing signs.  In most cases, 
appropriate dimensions are achieved by restricting signs to grid locations or panels. 
This ensures that the original architectural character (set by the lines of awnings, 
windows and door openings, parapet lines and setbacks) remains dominant. 


On buildings with decorative facades, signs should not be placed on the decorative 
forms or mouldings.  Instead, they should appear on the undecorated wall surfaces, 
unless architecturally designed panels are provided. 


Figure 39 also shows that a building may be given a horizontal or vertical appearance 
simply by the way in which the sign panels are arranged across or down a building. 
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Figure 38 Horizontal or vertical panels 


 
Figure 39 Establishing the façade grid    


 


Step 3  


Applying the technique to a series of buildings shows the possible panels for the 
streetscape and provides the basis for developing patterns and themes.  Figure 40 
shows how the technique produces a uniform and clean series of sign possibilities 
instead of a haphazard array. 


Figure 40 also shows that sign panels do not have to be rectilinear in design or 
contained in a perimeter margin unless these impose an architectural formality or 
introduce continuity with the surrounding area, which is presently lacking in the building. 


Figure 41 shows how a variation of the technique can be used to help correct 
discontinuities in streetscape. The lines of adjacent buildings may be projected across 
the facade of the building, thereby defining horizontal panels in which signs may be 
located. This will achieve visual continuity with neighbouring buildings. 
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Step 4 


Not every panel identified using this technique should be used to display a sign. 
Consideration should be given to placing signs in locations compatible with those on 
adjoining buildings to develop a pattern or theme in streetscape. 


 


 
      


Figure 40 Developing patterns and themes 


 
 


  Figure 41 Improving discontinuities in streetscape 
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1. Introduction 
Liverpool continues to experience significant new urban development, which creates a need for 
additional public amenities and services.  In order that the existing residents are not burdened with 
the cost of providing these public services and amenities it is necessary for new urban development 
to provide these at no cost to existing residents. 


Section 7.1194 of the Environmental Planning and Assessment Act, 1979 (the Act) enables the Council 
to require new urban development to provide these public services and amenities at no cost to 
Council.  In particular Section 7.1294 enables the Council to require, as a condition of development 
consent, that land is dedicated or a cash contribution is made or both, for the provision of public 
services and amenities.  Any such requirement must be in accordance with a contributions plan 
prepared by the Council. 


The Liverpool Contributions Plan 2009 provides information on the extent of anticipated new 
development, the extent of new public services and amenities needed to support the new 
development and the contributions that the new development must make to fund the public services 
and amenities.   


Section 2 - Schedule of Contributions  


This provides the monetary contribution rates for development in the various areas of the Liverpool 
LGA. There is a hierarchy of contributions levied under this plan.  That is, a development may be levied 
for facilities that serve all of Liverpool (Citywide Facilities), a group of suburbs (District Facilities) and 
a particular suburb or release area (Local Facilities). 


Section 3 - Administration  


This provides background on S7.1194 of the Act, details on how development will be levied 
contributions and when the contributions plan was adopted and subsequently amended. 


Section 4 City Wide Planning Context, Development Trends and Nexus 


This outlines how Council’s vision for Liverpool, which is contained in Liverpool Directions, relates to 
the contributions plan.  Further the section provides an outline on how this plan relates to Liverpool 
Local Environment Plan 2008 and Liverpool Development Control Plan 2008.  It also provides a guide 
on the scope of public services and amenities that are considered needed for residents in Liverpool.  
It also provides information on City Wide Development and Demographic Trends.  


Sections 5 – 13  


Sections 5 – 13 provide details on the actual facilities that contributions will fund, the nexus between 
development and facilities to be funded by contributions, the formulae for determining the 
contributions and a general comment on the timing of facilities.  As Liverpool Local Environmental Plan 
2008 is amended to allow new urban areas to develop additional sections will be added. 


The range of public services and amenities that are funded by developer contributions includes: 


▪ Community Facilities - including multi-purpose community centres, libraries and cultural 
facilities. 


▪ Recreation Facilities – including bushland reserves, outdoor passive facilities, Indoor and outdoor 
sporting facilities and bike paths. 


▪ Transport – including various pedestrian, bike paths and traffic facilities, public transport facilities, 
frontage to public land uses and sub arterial roads. 


▪ Drainage – including natural creek corridors, pipes, water treatment and detention basins. 
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2. Schedule of Contributions 
Contributions are payable for development on land which is the subject of a Development Application 
in accordance with the following tables and subject to the provisions elsewhere in the contributions 
plan. In particular the contribution rates shown here are indexed in accordance with Section 3.7.6. 


2.1 Established Areas 


Table 2.1 


 Lots Lots Multi dwelling housing Aged /  


Purpose 
> 450 
sqm 


< 450 
sqm 


3 Bed + 2 Bed 1 Bed Disabled 


Community Facilities Per Lot Per Lot 
Per 


Dwelling 
Per 


Dwelling 
Per 


Dwelling 
Per 


person 


City Library Extensions  $167 $161 $161 $120 $62 $45 


Powerhouse $119 $115 $115 $85 $45 $32 


District $187 $181 $181 $135 $70 $59 


Recreation             


Whitlam Centre Extensions  $245 $238 $238 $176 $92 $77 


District $695 $673 $673 $499 $260 $217 


Local $2,778 $2,691 $2,691 $1,997 $1,042 $868 


Other             


Administration $50 $49 $49 $36 $19 $16 


Total $4,241 $4,108 $4,108 $3,048 $1,590 $1,313 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.   


The Established Areas includes the areas shown on the following map.  It excludes the Liverpool City 
Centre, which is subject to Liverpool Contributions Plan 2007 (Liverpool City Centre). 


 


Figure 2.1 Established Areas Catchment Area 
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2.2 Pleasure Point East 


Table 2.2 


Purpose 
Dwellings in 


River Heights 
Rd 


Dwellings in 
River View Rd 


Dwellings in 
Green St 


Dwellings in 
Pleasure Point 


Rd 


 Community Facilities Per dwelling Per dwelling Per dwelling Per dwelling 


City Library Extensions  $167 $167 $167 $167 


Powerhouse $119 $119 $119 $119 


Recreation         


Whitlam Centre Extensions  $245 $245 $245 $245 


Transport          


Local Streets $14,782 $3,273 $2,718   


Drainage         


Inter-allotment Drainage $2,623 $2,623 $2,623 $2,623 


Other         


Administration $64 $64 $64 $64 


Professional & Legal Fees $228 $228 $228 $228 


Plan Establishment Costs $392 $392 $392 $392 


Total $18,620 $7,111 $6,556 $3,838 


 The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.   


Pleasure Point East includes the areas shown on the following map. 


 


Figure 2.2 Pleasure Point East Catchment Area 
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2.3 Pleasure Point  


Table 2.3 


 Lots Lots 


Purpose > 450 sqm < 450 sqm 


Community Facilities  Per dwelling Per dwelling  


City Library Extensions  $193 $172 


Powerhouse $137 $122 


District $187 $95 


Recreation     


Whitlam Centre Extensions  $284 $253 


Local - Land $1,416 $1,263 


Local - Works $1,902 $1,697 


Transport     


Local - Land $10,586 $9,480 


Local - Works $4,906 $4,394 


Other     


Administration $280 $250 


Total $19,891 $17,725 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Pleasure Point includes the areas shown on the following map. 


 


Figure 2.3 Pleasure Point Catchment Area 
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2.4 Hoxton Park, Carnes Hill and Prestons 


Table 2.4 


Purpose Lots Lots Multi dwelling housing Aged /  
  > 450 


sqm 
< 450 
sqm 


3 Bed + 2 Bed 1 Bed Disabled 


Community Facilities Per Lot Per Lot 
Per 


Dwelling 
Per 


Dwelling 
Per 


Dwelling 
Per 


person 


City Library Extensions  $193 $172 $172 $120 $94 $52 


Powerhouse $137 $122 $122 $85 $67 $37 


District - Land $107 $95 $95 $66 $52 $29 


District - Works $1,105 $986 $986 $687 $538 $299 


Local - Works $652 $582 $582 $405 $317 $176 


Recreation 
Per Lot Per Lot 


Per 
Dwelling 


Per 
Dwelling 


Per 
Dwelling 


Per 
person 


Whitlam Centre Extensions  $284 $253 $253 $176 $138 $77 


District Recreation - Land $1,290 $1,150 $1,150 $802 $628 $349 


District Recreation - Works $1,043 $930 $930 $648 $507 $282 


Local Recreation - Land $8,110 $7,233 $7,233 $5,041 $3,945 $2,192 


Local Recreation - Works $4,434 $3,954 $3,954 $2,756 $2,157 $1,198 


Transport 
Per Lot Per Lot 


Per 
Dwelling 


Per 
Dwelling 


Per 
Dwelling 


Per 
person 


District - Land $826 $740 $740 $493 $407 $223 


District - Works $2,199 $1,969 $1,969 $1,313 $1,083 $594 


Local (select sub catchment)             


East of Bernera Road - Land $1,868 $1,673 $1,673 $1,115 $920 $505 


East of Bernera Road - Works $2,057 $1,842 $1,842 $1,228 $1,013 $556 


West of Bernera Road - Land $1,867 $1,672 $1,672 $1,114 $919 $505 


West of Bernera Road - Works $1,433 $1,284 $1,284 $856 $706 $387 


East of Cowpasture Road - Land $2,106 $1,886 $1,886 $1,258 $1,038 $569 


East of Cowpasture Road - Works $1,187 $1,063 $1,063 $709 $585 $321 


West of Cowpasture Road - Land $2,625 $2,350 $2,350 $1,567 $1,293 $709 


West of Cowpasture Road - Works $2,605 $2,333 $2,333 $1,555 $1,283 $704 


Nineteenth Avenue - Land $3,117 $2,792 $2,792 $1,861 $1,535 $843 


Nineteenth Avenue - Works $2,635 $2,360 $2,360 $1,573 $1,298 $712 


Whitford Road South - Land $1,981 $1,774 $1,774 $1,182 $975 $535 


Whitford Road South - Works $1,426 $1,277 $1,277 $851 $702 $385 


Drainage Per sqm Per sqm Per sqm Per sqm Per sqm Per sqm 


District - Land $4.32 $4.98 $4.98 $4.98 $4.98 $4.98 


District - Works $1.21 $1.40 $1.40 $1.40 $1.40 $1.40 


Local (select sub catchment)             


Prestons Central - Land $2.59 $2.99 $2.99 $2.99 $2.99 $2.99 


Prestons Central - Works $4.23 $4.88 $4.88 $4.88 $4.88 $4.88 


Prestons West - Land $1.57 $1.81 $1.81 $1.81 $1.81 $1.81 


Prestons West - Works $4.08 $4.71 $4.71 $4.71 $4.71 $4.71 


West of Cabramatta Creek - Land $2.10 $2.42 $2.42 $2.42 $2.42 $2.42 


West of Cabramatta Creek - Works $3.94 $4.55 $4.55 $4.55 $4.55 $4.55 


Other 
Per Lot Per Lot 


Per 
Dwelling 


Per 
Dwelling 


Per 
Dwelling 


Per 
person 


Streetscape - Land $252 $225 $225 $157 $123 $68 


Streetscape - Works $118 $105 $105 $73 $57 $32 


Administration $280 $250 $250 $174 $136 $76 
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Professional and Legal Fees $251 $224 $224 $156 $122 $68 


 


Purpose Schools 
Business & 


Non Res 


Drainage Per sqm Per sqm 


District - Land $4.32 $6.31 


District - Works $1.21 $1.77 


Local (select sub catchment)     


Prestons Central - Land $2.59 $3.79 


Prestons Central - Works $4.23 $6.18 


Prestons West - Land $1.57 $2.29 


Prestons West - Works $4.08 $5.96 


West of Cabramatta Creek - Land $2.10 $3.07 


West of Cabramatta Creek - Works $3.94 $5.76 


Other     


Streetscape - Land $0.56 $0.56 


Streetscape - Works $0.26 $0.26 


Administration $0.26 $0.26 


Professional and Legal Fees $0.62 $0.62 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Hoxton Park, Carnes Hill & Prestons includes the areas shown on the following map. 


Refer to Section 9 for sub catchments within Hoxton Park, Carnes Hill & Prestons. 


 


Figure 2.4 Hoxton Park, Carnes Hill & Prestons Catchment Area 
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2.5 Cecil Hills 


Table 2.5 


Purpose Lots Lots Multi dwelling housing  Aged /  
  > 450 sqm < 450 sqm 3 Bed + 2 Bed 1 Bed Disabled 


Community Facilities Per Lot Per Lot 
Per 


Dwelling 
Per 


Dwelling 
Per 


Dwelling 
Per 


person 


City Library Extensions  $193 $172 $172 $120 $94 $52 


Powerhouse $137 $122 $122 $85 $67 $37 


District - Land $107 $95 $95 $66 $52 $29 


District - Works $1,105 $986 $986 $687 $538 $299 


Local - Works $704 $628 $628 $438 $343 $190 


Recreation             


Whitlam Centre Extensions  $284 $253 $253 $176 $138 $77 


District - Land $1,290 $1,150 $1,150 $802 $628 $349 


District - Works $1,043 $930 $930 $648 $507 $282 


Local - Works $2,778 $2,691 $2,691 $1,997 $1,042 $751 


Drainage Per sqm Per sqm Per sqm Per sqm Per sqm Per sqm 


District - Land $4.32 $4.98 $4.98 $4.98 $4.98 $4.98 


District - Works $1.21 $1.40 $1.40 $1.40 $1.40 $1.40 


Other 
Per Lot Per Lot 


Per 
Dwelling 


Per 
Dwelling 


Per 
Dwelling 


Per 
person 


Administration $280 $250 $250 $174 $136 $136 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Cecil Hills includes the areas shown on the following map. 


 


Figure 2.5 Cecil Hills Catchment Area 
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2.6 Elizabeth Hills 


Table 2.6 


Purpose Lots Lots  Multi dwelling housing  Aged /  
  > 450 sqm < 450 sqm 3 Bed + 2 Bed 1 Bed Disabled 


Community Facilities Per Lot Per Lot 
Per 


Dwelling 
Per 


Dwelling 
Per 


Dwelling 
Per 


person 


City Library Extensions  $193 $172 $172 $120 $94 $52 


Powerhouse $137 $122 $122 $85 $67 $37 


District - Land $107 $95 $95 $66 $52 $29 


District - Works $1,105 $986 $986 $687 $538 $299 


Local - Works $704 $628 $628 $438 $343 $190 


Recreation             


Whitlam Centre Extensions  $284 $253 $253 $176 $138 $77 


District - Land $1,290 $1,150 $1,150 $802 $628 $349 


District - Works $1,043 $930 $930 $648 $507 $282 


Other             


Administration $280 $250 $250 $174 $136 $76 


Total $5,143 $4,587 $4,587 $3,197 $2,502 $1,390 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Elizabeth Hills includes the areas shown on the following map. 


 


Figure 2.6 Elizabeth Hills Catchment Area 
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2.7 Prestons Industrial Area 


Subdivision 


Table 2.7a applies to land, which is the subject of a Development Application for the purpose of 
subdivision where the intention is to prepare the land for subsequent development and/or to on-sell 
the properties to industrial companies and/or future industrial land developers.  This table does not 
apply to Development Applications, which involve the construction of buildings and/or the use of the 
land for any purpose in cases where the land has not been the subject of a previous approval involving 
developer contributions.  In such cases, please refer to Table 2.7c. 


Table 2.7a 


Purpose Per Sqm 


Transport    


Local (select sub catchment)   


East of M7 - Works $0.96 


West of M7 - Land $0.86 


West of M7 - Works $0.73 


West of M7 & Road A2 East of Bernera Road - Land $5.34 


West of M7 & Road A2 East of Bernera Road - Works $2.94 


West of M7 & Road B East of Bernera Road - Land $8.46 


West of M7 & Road B East of Bernera Road - Land $4.50 


West of M7 & Road C West of Kookaburra Road - Land $34.33 


West of M7 & Road C West of Kookaburra Road - Works $19.75 


West of M7 & Road D East of Kookaburra Road - Land $33.42 


West of M7 & Road D East of Kookaburra Road - Works $15.78 


Drainage   


Local (select sub catchment)   


East of M7 - Land $1.57 


East of M7 - Works $6.35 


West of M7 - Land $1.94 


West of M7 - Works $6.33 


North of M7 - Land $9.12 
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Buildings (where contribution has been paid for subdivision) 


Table 2.7b is applicable to development applications for the construction of buildings and/or the use 
of land where developer contributions in accordance with Table 1 have been paid as a result of 
subdivision approved after this Plan came into force. 


Table 2.7b 


Purpose Per Sqm 


Transport    


District - Land $1.21 


District - Works $3.22 


Drainage   


District - Land $6.31 


District - Works $1.77 


Other   


Landscape - Buffer Land  $0.91 


Landscape - Buffer Works $0.08 


Administration $0.27 


Professional and Legal Fees $0.56 
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Buildings (where contribution for subdivision has not been paid) 


Table 2.7c is applicable to development applications for the construction of buildings and/or the use 
of land where no previous developer contributions have been paid. 


Table 2.7c 


Purpose Per Sqm 


Transport    


District - Land $1.21 


District - Works $3.22 


Local (select sub catchment)   


East of M7 - Works $0.96 


West of M7 - Land $0.86 


West of M7 - Works $0.73 


West of M7 & Road A2 East of Bernera Road - Land $5.34 


West of M7 & Road A2 East of Bernera Road - Works $2.94 


West of M7 & Road B East of Bernera Road - Land $8.46 


West of M7 & Road B East of Bernera Road - Land $4.50 


West of M7 & Road C West of Kookaburra Road - Land $34.33 


West of M7 & Road C West of Kookaburra Road - Works $19.75 


West of M7 & Road D East of Kookaburra Road - Land $33.42 


West of M7 & Road D East of Kookaburra Road - Works $15.78 


Drainage   


District - Land $6.31 


District - Works $1.77 


Local (select sub catchment)   


East of M7 - Land $1.57 


East of M7 - Works $6.35 


West of M7 - Land $1.94 


West of M7 - Works $6.33 


North of M7 - Land $9.12 


Other   


Landscape - Buffer Land  $0.91 


Landscape - Buffer Works $0.08 


Administration $0.27 


Professional and Legal Fees $0.56 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Prestons Industrial Area includes the areas shown on the following map. 


Refer to Section 10 for sub catchments within Prestons Industrial Area. 
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Figure 2.7 Prestons Industrial Area Catchment Area 
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2.8 Middleton Grange 


Table 2.8 


Purpose Lots Lots  Multi dwelling housing Aged /  
  > 450 sqm < 450 sqm 3 Bed + 2 Bed 1 Bed Disabled 


Community Facilities Per Lot Per Lot 
Per 


Dwelling 
Per 


Dwelling 
Per 


Dwelling 
Per 


person 


City Library Extensions  $193 $172 $172 $120 $94 $52 


Powerhouse $137 $122 $122 $85 $67 $37 


District - Land $107 $95 $95 $66 $52 $29 


District - Works $1,105 $986 $986 $687 $538 $299 


Local - Land $48 $43 $43 $30 $23 $13 


Local - Works $704 $628 $628 $438 $343 $190 


Recreation             


Whitlam Centre Extensions  $284 $253 $253 $176 $138 $77 


District - Land $1,290 $1,150 $1,150 $802 $628 $349 


District - Works $1,043 $930 $930 $648 $507 $282 


Local Recreation - Land $6,817 $6,080 $5,423 $3,371 $1,640 $1,842 


Local Recreation - Works $2,223 $1,982 $1,768 $1,099 $535 $601 


Transport             


District - Land $826 $740 $740 $493 $407 $223 


District - Works $2,199 $1,969 $1,969 $1,313 $1,083 $594 


Local - Land $1,311 $1,174 $1,174 $783 $646 $354 


Local - Works $3,751 $3,359 $3,359 $2,239 $1,847 $1,014 


Drainage (see below)             


Other             


Administration $254 $254 $254 $254 $254 $69 


Professional services $120 $120 $120 $120 $120 $32 


Implementation $1,204 $1,204 $1,204 $1,204 $1,204 $325 


Total $23,614 $21,261 $20,389 $13,927 $10,124 $6,382 


       


Drainage per dwelling 
Land in 15 
Dw / Ha 


Land in 23 
Dw / Ha 


Land in 30 
Dw / Ha 


Aged 
Persons  


  


 Per sqm Per sqm Per sqm Per sqm   


Drainage - Land $9.96 $14.56 $14.56 $11.50   


Drainage - Works $4.79 $7.00 $7.00 $5.52   


 


Purpose Schools 
Business & 


Non Res 


Drainage Per sqm Per sqm 


Local - Land $9.96 $14.56 


Local - Works $4.79 $7.00 


Other     


Administration $0.56 $0.56 


Professional services $0.27 $0.27 


Implementation $2.68 $2.68 
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The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Middleton Grange includes the areas shown on the following map. 


 


Figure 2.8 Middleton Grange Catchment Area 
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2.9 Rural Areas 


Table 2.9 


Purpose Additional lots Dual Occupancy Dwellings 
    3 Bed + 2 Bed 1 Bed 


Community Facilities  


Per Dwelling Per Dwelling Per Dwelling 


City Library Extensions  $177 $161 $120 $94 


Powerhouse 


$126 $115 $85 $67 


Recreation         


Whitlam Centre Extensions  


$261 $238 $176 $138 


Other         


Administration $7 $6 $5 $4 


Total $570 $520 $386 $302 


The above rates are as at the September 2010 Quarter CPI.   


The works index is 172.5.  The land index is 1.  


Rural Areas include the areas shown on the following map. 


 


Figure 2.9 Rural Areas Catchment Area 
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2.10 Contributions to be levied 


Contribution rates for development types other than conventional lots are calculated using the 
formulae contained within this plan.  The conventional lot is the basis for most formulae. Contributions 
for development types other than conventional lots must be calculated individually based on the 
number of bedrooms, site area, number of residents etc. The actual amounts are not stated in this 
schedule, as each development is unique in terms of these factors. 


Aged and Disabled Persons Housing Development 


This plan seeks to levy contributions for Housing for Seniors or People with a Disability as defined 
under State Environmental Planning Policy (Housing for Seniors or People with a Disability) 2004.  The 
formulae for such contributions are contained within various sections of the plan.  


Developer contributions are proposed to be levied for aged and disabled persons housing 
development on the following grounds: 


- The standard nexus between the new population and the demand for additional services. 


- Older and disabled people will be future users of the citywide community and recreation facilities 
identified in this plan. and 


- Residents’ requirements for citywide community and recreation facilities cannot be met from 
services provided on site. 


The contribution formula for Housing for Seniors or People with a Disability shows that such facilities 
will be levied relative to the number of persons anticipated for the development.  


2.11 Credits for existing development 


When calculating contributions for a particular development, other than in an industrial zone, a 
contribution credit equivalent of one conventional lot is given for each lot, which exists prior to 
subdivision or development.  The basis of this practice is that each existing lot has an existing dwelling 
(or the potential to construct it) and no opportunity exists to levy contributions retrospectively.  This 
practice also applies when recently created residential lots are re-subdivided or developed in some 
other form. 


Where an existing dwelling is located over two or more small lots, these will be considered as one 
conventional lot.  
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3. Administration 


3.1 Name of Plan 


This plan is called Liverpool Contributions Plan 2009. 


This Contributions Plan has been prepared in accordance with the provisions of Section 94 7.11 of the 
Environmental Planning and Assessment Act 1979 and the Environmental Planning and Assessment 
Regulation 2000. 


The contributions plan consists of this document and a series of maps entitled Liverpool Contributions 
Plan 2009 Infrastructure Map.  The maps match the maps contained in Liverpool Local Environmental 
Plan 2008. 


3.2 Applies to 


This Contributions Plan applies to all land in Liverpool except that those areas covered by Liverpool 
Contributions Plan 2006 (Liverpool City Centre) and Liverpool Contributions Plan 2008 (Edmondson 
Park). 


3.3 Purpose of Plan 


The purpose of the Contributions Plan is to: 


(a) Provide an administrative framework under which specific public facilities strategies may be 
implemented and coordinated, 


(b) Ensure that adequate public facilities are provided for as part of any new development, 


(c) Authorise the council to impose conditions under S7.1194 of the Environmental Planning and 
Assessment Act 1979 when granting consent to development on land to which this plan applies, 


(d) Provide a comprehensive strategy for the assessment, collection, expenditure, accounting and 
review of development contributions on an equitable basis, 


(e) Ensure that the existing community is not burdened by the provision of public amenities and 
public services required as a result of future development, 


(f) Enable the council to be both publicly and financially accountable in its assessment and 
administration of the contributions plan. 


3.4 Adoption of Contributions Plan 


Council adopted the plan on 14 December 2009.  The plan originally came into force on 15 December 
2010.  The value of works and land is at the September 2010 Quarter.  The CPI for this quarter was 
172.5. 


Amendments to Contributions Plan 


Liverpool Contributions Plan 2009 has been amended as follows: 


Date of adoption Date of Amendment Description of Amendment 


TBA April 2020 Clarify CDC and contributions; remove city wide 
facilities and update clause references to the Act. 
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Previous Contributions Plans 


Liverpool Contributions Plan 2009 replaces Liverpool Contributions Plan 2001. 


3.5 Relationship to other Plans 


The land to which this contributions plan applies is also subject to the following plans: 


- Liverpool Local Environmental Plan 2008.                  


- Liverpool Development Control 2008. 


3.6 Types of Development to be levied 


Council will levy all development in Liverpool, whether approved by a development consent or 
complying development certificate, which generates the need for additional amenities, facilities and 
services, which the Council provides.  Development includes subdivision, new additional dwellings 
(except secondary dwellings) and non-residential development. 


Development approved pursuant to State Environmental Planning Policy (Housing for Seniors or 
People with a Disability) 2004 will be levied development contributions in accordance with the 
Contributions Plan.  Self contained dwellings and in-fill self-care housing (as defined in the policy) will 
be levied. 


3.7 Payment of Contributions 


3.7.1 Levying of Contributions 


Council will require, as a condition of development consent (on a development application or 
complying development certificate), the payment of a monetary contribution and/or the dedication 
of land for the provision of public facilities specified in this Contributions Plan, from development, 
which it considers will contribute to the need for those facilities.  The Contributions Plan applies to 
development applications determined after the plan comes into force. 


Contributions for subdivisions will be calculated according to the number of dwellings proposed on 
the allotment (with the exclusion of drainage and stormwater, which will be based on site area).  
Should the ultimate number of dwellings proposed on that allotment increase, post sub-division 
development consent, then contributions for additional dwellings must be paid to Council. 


Council requires contributions to be satisfied in full, as follows: 


Development applications involving subdivision only 


Monetary contributions are required to be paid prior to the release of the Subdivision Certificate 
whether by Council or a Private Certifier (in the case of strata subdivision).  Any dedication of land to 
Council, in lieu of a monetary contribution, shall be shown on the plan of subdivision. 


Development applications involving building work only 


Monetary contributions shall be paid to Council prior to the issuing of the Construction Certificate, 
whether by Council or a Private Certifier.  Dedication of land to Council, such as road widening, in lieu 
of monetary contribution, shall be shown on a plan of subdivision, to be registered prior to the issue 
of an Occupation Certificate. 
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Development applications involving subdivision and building work (for example, dual occupancy and 
integrated housing) 


Monetary contributions are required to be paid to Council prior to the release of the Construction 
Certificate or Subdivision Certificate, whichever occurs first, whether by Council or a Private Certifier.  
Any dedication of land to Council, in lieu of monetary contribution, shall be shown on a plan of 
subdivision, to be registered prior to issue of an Occupation Certificate. 


Development Applications where no building works are proposed 


Monetary contributions are required to be paid to Council prior to occupation / commencement of 
the development.  Any dedication of land to Council, in lieu of monetary contribution, shall be shown 
on a plan of subdivision to be registered prior to issue of an Occupation Certificate. 


Complying Development Certificates and Principal Certifying Authorities 


In accordance with Cl 146 of the EP&A Regulation 2000, a certifying authority must not issue a 
construction certificate for building work or subdivision work under a development consent unless it 
has verified that each condition requiring the payment of levies has been satisfied. 


In accordance with Cl 136L of the EP&A Regulation 2000, a certifying authority must not issue a 
complying development certificate for work unless it has included a condition requiring payment of 
contributions prior to commencement of work. 


In particular, the certifier must ensure that the applicant provides a receipt(s) confirming that levies 
have been fully paid and copies of such receipts must be included with copies of the certified plans 
provided to the Council in accordance with Cl142(2) of the of the EP&A Regulation 2000.  Failure to 
follow this procedure may render such a certificate invalid. The only exceptions to the requirement 
are where a works in kind, material public benefit, dedication of land or deferred payment 
arrangement has been agreed by the Council. 


In such cases, Council will issue a letter confirming that an alternative payment method has been 
agreed with the applicant. 


Landcom 


Landcom is not required to submit final subdivision plans to Council for certification.  Rather, 
subdivision plans are deposited directly with the Land Titles Office.  Contributions (monetary, material 
public benefits and land transfer) shall be paid by Landcom to Council prior to the registration of 
subdivision plans.  Any dedication of land to Council, in lieu of monetary contribution, shall be shown 
on the plan of subdivision. 


3.7.2 Deferred Payments 


Council will allow payment of contributions to be deferred in the following cases only: 


- Where the applicant has the intention and ability to dedicate land or provide a material public 
benefit in part or to full satisfaction of a condition imposed by development consent. or 


- In other circumstances, to be outlined in writing by the applicant and determined formally by 
Council on the merits of the case. 


Deferred payments as outlined above are acceptable only where an unconditional bank guarantee is 
provided for the amount deferred.  Bank guarantees will be accepted on the following conditions: 


- The bank guarantee must carry specific wording, for example, "drainage contributions for Stage 3". 


- The bank guarantee will be for the contribution amount plus the estimated amount of compound 
interest foregone by Council for the anticipated period of deferral. (Refer to formula in section 
3.7.3). 


- Council may call up the bank guarantee at any time without reference to the applicant, however, 
the guarantee will generally be called up only when cash payment has not been received, and land 
is not dedicated or material public benefit not provided by the end of the period of deferral. 
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- The period of deferral must be for a limited time only as agreed where land is to be dedicated or a 
material public benefit is to be provided.  In merit cases, the period of deferral will be as approved 
by Council.  The period of deferral may be extended subject to providing a renewed bank guarantee, 
which includes anticipated future interest. 


- Council will discharge the bank guarantee when payment is made in full by cash payment, land 
transfer or by completion of works in kind. 


3.7.3  Formula for Bank Guarantee Amounts 


The following formula to be applied to all bank guarantees for contributions is: 


Guarantee Amount = P + P (C I x Y), where: 


P = Contribution due. 


CI = Compound interest rate comprised of Council's estimate over the period plus 3 
percent (allowance for fluctuations).  


Y = Period of deferral (years). 


3.7.4 Method of Payment 


Contributions shall only be made by way of monetary contribution and will only be accepted in cash 
or by bank cheque. 


Works in Kind and Transfer of Land 


Applicants are encouraged to provide works in kind and transfer land identified in the contributions 
plan in conjunction with the development of land.  However the works and land will not be offset 
against contributions payable for individual applications.  


Where works and / or land identified in the contributions plan are proposed to be provided in 
conjunction with the development Council will reimburse the developer for the cost of the works in 
accordance with Council’s Developer Contributions Works in Kind Policy. 


Where land, which is the subject of a development application contains land identified for acquisition 
under this Contributions Plan, Council may as a condition of consent require that land to be dedicated 
free of charge to Council.  Monetary contributions will be adjusted accordingly to reflect the value of 
land to be dedicated in lieu of payment of cash. 


3.7.5 Credit for Existing Development 


When calculating contributions for a particular development, a contribution credit equivalent of one 
conventional allotment is given for each allotment, which exists prior to subdivision or development. 
The basis of this practice is that each existing lot has an existing dwelling (or potential to construct) 
and no opportunity exists to levy contributions retrospectively.  This practice also applies when 
recently created residential lots are re-subdivided or developed to the same dwelling type.  Where an 
existing dwelling is located over two or more lots, these will be considered as one conventional lot, 
for the purposes of calculating applicable contributions. 


3.7.6 Adjustment to Contribution Rates  


The monetary contribution rates shown in Section 2 - Schedule of Contributions, are to be adjusted in 
accordance with the provisions set out below at the time of imposing a condition on a development 
consent requiring payment of the monetary contribution and again at the time that the monetary 
contribution is to be paid pursuant to the condition imposed on the development consent.  


The adjusted contribution rates will be shown on Council’s Web Page and updated quarterly. 


This is distinct from Section 3.8, which deals with future reviews of the contributions plan.  Future 
reviews will not affect any consent granted in accordance with this contributions plan. 
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Works, Administration, Professional and Legal Fees  


The works, administration, professional and legal fee components of the monetary contributions rates 
set out in this plan are adjusted in accordance with the formula below headed “Contribution at time 
of development consent” at the time of imposing a condition on a development consent requiring 
payment of the monetary contribution to reflect quarterly variations in the Consumer Price Index (All 
Groups Index Number for Sydney) since the quarter year period shown for each Area in Section 1 – 
Schedule of Contributions. 


In addition to the above adjustment, the works, administration, professional and legal fees 
components of the monetary contributions set out in this plan are adjusted in accordance with the 
formula below headed “Contribution at time of payment” at the time that the monetary contribution 
is to be paid pursuant to the condition imposed on the development consent to reflect quarterly 
variations in the Consumer Price Index (All Groups Index Number for Sydney) since the date that the 
consent was granted.  


In that regard a condition imposed upon a development consent requiring payment of a monetary 
contribution set out in this plan that includes a works, administration, professional or legal fees 
component, shall include a requirement for the amount of the relevant component in the condition 
to be adjusted at the time that the contribution is to be paid to reflect quarterly variations in the 
Consumer Price Index (All Groups Index Number for Sydney) since the date that the consent was 
granted in accordance with the formula below headed “Contribution at time of payment”.  


Contribution at time of development consent 
C2 = C1 x C P I2  
 C P I1  


Contribution at time of payment 
C3 = C2 x C P I3  
 C P I2  


where: C1  = Works, administration, professional and legal fees components of the 
contributions as shown in this contributions plan 


 C2 = Works, administration, professional and legal fees components of the 
contributions subject of the conditions imposed on the development consent  


 C3 = Works, administration, professional and legal fees components of the 
contributions at the time that the contribution is to be paid 


 C P I1  = Latest "Consumer Price Index: All Groups Index Number" for Sydney available 
from the Australian Bureau of Statistics shown in Liverpool Contributions Plan 
2009 for the respective area in Section 1 


 C P I2  = Latest "Consumer Price Index: All Groups Index Number" for Sydney available 
from the Australian Bureau of Statistics as at the time of granting the relevant 
development consent  


 C P I3  = Latest "Consumer Price Index: All Groups Index Number" for Sydney available 
from the Australian Bureau of Statistics at time that the contribution is to be 
paid 


Land  


The land components of the monetary contributions rates set out in this plan are adjusted in 
accordance with the formula below headed “Contribution at time of development consent” at the 
time of imposing a condition on a development consent requiring payment of the monetary 
contribution to reflect quarterly variations in the Average Estimated Land Acquisition Cost Per Square 
Metre since the quarter year period shown for each Area in Section 1 – Schedule of Contributions. 


 In addition to the above adjustment, the land components of the monetary contributions set out in 
this plan are adjusted in accordance with the formula below headed “Contribution at time of 
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payment” at the time that the monetary contribution is to be paid pursuant to the condition imposed 
on the development consent to reflect quarterly variations in the Average Estimated Land Acquisition 
Cost Per Square Metre since the date that the consent was granted.   


In that regard a condition imposed upon a development consent requiring payment of a monetary 
contribution set out in this plan that includes a land component, shall include a requirement for the 
amount of the land component in the condition to be adjusted at the time that the contribution is to 
be paid to reflect quarterly variations in the Average Estimated Land Acquisition Cost Per Square 
Metre since the date that the consent was granted in accordance with the formula below headed 
“Contribution at time of payment” .  


In this clause “Average Estimated Land Acquisition Cost Per Square Metre” means the index figure 
prepared and published by or on behalf of the Council that represents the total costs that would have 
been incurred by the Council in respect of all land acquired by Council during the previous quarter 
year period divided by the number of square metres of such land and the phrase “land” where used 
herein means land that is in an englobo state being regular in shape, good average level land with an 
area of 2 ha with services available in the area for connection, subject to the payment of necessary 
developer contributions rates and not yet developed. 
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Contribution at time of development consent 
C2 = C1 x L2  
 L1  


Contribution at time of payment 
C3 = C2 x L3  
 L2  


where: C1  = Land component of contributions as shown in this contributions plan 


 C2 = Land component of contributions subject of the conditions imposed on the 
development consent  


 C3 = Land component of contributions at the time that the contribution is to be 
paid 


 L1  = The latest Average Estimated Land Acquisition Cost Per Square Metre shown 
in Liverpool Contributions Plan 2009 for the respective area in Section 1 


 L2  = The latest Average Estimated Land Acquisition Cost Per Square Metre 
published by the Council at the time of granting the relevant development 
consent 


 L3  = The latest Average Estimated Land Acquisition Cost Per Square Metre 
published by the Council at time that the contribution is to be paid 


3.7.7 Goods and Services Tax 


No Goods and Services Tax (GST) is applicable to the payment of contributions made under Section 
7.1194 of the Environmental Planning and Assessment Act 1979.  This exemption applies to both cash 
contributions and land or works in lieu of contributions. 


3.8 Review of Plan and Contributions  


Council will review the contributions plan on a regular basis. The review process will canvass, where 
data is available: 


- Development activity in terms of latest information on net additional dwellings and populations. 


- Likely total development activity to be experienced in the future. 


- Progress in the delivery of public facilities and amenities identified in the schedules of facilities. 


- Modification of facility concepts, changes in anticipated facility costs, facility timing and land values. 


- Annual contributions received and expenditure information.  


- Any other factors likely to affect the delivery of works identified in this contributions plan.  


- Changes resulting from amendments to Liverpool DCP 2008. 


Any significant reviews of this contributions plan must be undertaken in accordance with the EP&A 
Act 1979 and EP&A Regulation 2000 and placed on public exhibition for a period of 28 days.  The 
nature of the proposed changes and reasons for these changes would be clearly outlined as part of 
the exhibition. 


Contributions will be adjusted, taking account of more recent information and, where relevant, the 
following: 


- Consumer Price Index. 


- Annual changes in land values. 


- Actual costs of completed works. 
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- Reviewed costs yet to be completed works and land acquisition. 


- Adjustment in projected project management and contingency costs associated with works. 


- Management and legal costs associated with land acquisition. 


This section is distinct from Section 3.7.6 Adjustment to Contribution Rates, which deals with future 
adjustment of contributions granted in accordance with the contributions plan.  Future reviews under 
Section 3.8 will not affect any consent granted under this contributions plan. 


 


3.9 Pooling of Funds 


Council will administer money obtained under this plan and make decisions on the funding and 
provision of the projects in accordance with the EP&A Act and EP&A Regulation. 


The funds collected under this plan may be pooled for projects included in the works schedule in other 
contribution plans which council administers.  The priority for expenditure of pooled funds will be 
determined based on endorsed Council Strategies. 


Council’s ability to forward fund infrastructure identified in this Plan is very limited because it is 
contingent upon the availability of contributions funds. 


To provide a strategy for the orderly delivery of the public services and amenities, this Contributions 
Plan authorises monetary contributions paid for different purposes, under this Plan and any other 
contributions plan approved by the Council, to be pooled and applied progressively for those 
purposes.  


In any case of the Council deciding whether to pool and progressively apply contributions funds, the 
Council will have to first be satisfied that such action will not unreasonably prejudice the carrying into 
effect, within a reasonable time, of the purposes for which the money was originally paid.
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4. City Wide Planning Context, Development Trends and 
Nexus 


4.1 Planning Context 


4.1.1 Major Plans of Council  


Liverpool Directions 2006 - 2016 


Liverpool Directions 2006-2016 is the community view on the future for Liverpool City.   It was 
developed as a result of Council’s Creating Our Future Together Partnership Project. 


About 1,700 residents, workers, students and visitors were directly involved in developing Liverpool 
Directions.  Liverpool Directions is used by Council, government agencies and community organisations 
in planning for the future of the City.   It has been incorporated into Council’s Corporate Plan as 
community outcomes that drive Council strategies.   Council is planning its specific work directly in 
response to the issues and aspirations identified in ‘Liverpool Directions’. 


Liverpool Directions provides a basis for a range of Council strategies including the funding of public 
infrastructure by development. 


The community view of Liverpool today serves as the starting point for thinking about the future.  It is 
derived from community surveys of residents and from information collected at Partnership Project 
workshops. 


Liverpool has a mix of land uses and offers a variety of lifestyles, from rural or country style, to 
traditional low-density suburban areas, to a large metropolitan centre.  It also has prominent and 
highly valued natural features.  Liverpool’s people value the City’s natural areas, in particular 
waterways such as the Georges River, Nepean River and the Cabramatta Creek system and appreciate 
access to the natural environment. 


Liverpool is an area of urban growth.  Historically it has accommodated some of Sydney’s population 
expansion and provided homes and facilities for young families.  Because Liverpool is a community 
with many young families, our community values resources, spaces and initiatives that support 
families.  Development, change and growth are evident in Liverpool.  Liverpool’s people value 
appropriate progress in line with the City’s past, existing land use and characteristics of its people.  
They also value the City’s suburban and semi-rural heritage where new development fits into the 
existing character of an area. 


Growth has brought with it people from many birthplaces, backgrounds and cultures.  Liverpool’s 
people value such diversity and the opportunities this provides.  People also value a cohesive, 
harmonious community with strong social networks and connections.  Wanting to feel safer in public 
spaces is a strong sentiment. 


Liverpool is a convenient location in which to live.  It is accessible to the rest of Sydney with good 
transport connections.  Road congestion is a problem and short term parking in the City Centre is not 
considered to be adequate by some.  On the other hand Liverpool is well provided with shops and 
essential services.  The variety of parks, open spaces, recreational areas, walking tracks, bike tracks, 
lakes and rivers in Liverpool offer many leisure opportunities but there are indications that these may 
not currently cater to all demands.  Residential areas are family-friendly, peaceful and safe.  These 
could be made cleaner and more attractive. 


Liverpool’s people are enriched by their respect for those who came before them in the waves of 
settlement in Liverpool, and appreciate the wisdom of Aboriginal people, descendants of early 
settlers, those from overseas birthplaces and older people.  Also valued are places and buildings from 
Liverpool’s history.  Liverpool’s people acknowledge the need to leave a sound legacy for the young.  
They are mindful of the way things are today and are willing to look to the future. 
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In thorough community consultations, local residents, students and workers nominated the following 
as the directions for Liverpool’s future.  Each theme is followed by a brief commentary on the role of 
Council in implementation in relation to the provision of developer-funded infrastructure. 


The Regional City for South West Sydney 


Elements of theme Relevance to Contributions Plan 


The Liverpool City Centre will offer a 
variety of places, which foster an active 
social and cultural life for all age groups. 


Applies to Liverpool Contributions Plan 2007 (Liverpool 
City Centre).  Contributions will augment community 
facilities as well as fund the upgrading of existing parks 
around the City Centre to provide for a variety of 
places, which foster an active social and cultural life for 
all age groups. 


Strong regional-level precincts and 
activities will emerge over time: a major 
medical centre and health precinct 
centred on Liverpool Hospital; a 
commercial centre employing more 
people in the business and financial 
services; an education precinct of 
tertiary and secondary education; 
tourist activities highlighting heritage 
buildings and precincts; more street-
front retail rather than in shopping 
centres; and civic and other events 
utilising suitable indoor and outdoor 
public spaces. 


Not applicable. 


The City Centre will be highly convenient 
and accessible to all: safe, pedestrian 
friendly, well signposted, with good 
public transport, free-flowing roads and 
convenient parking. 


Applies to Liverpool Contributions Plan 2007 (Liverpool 
City Centre).  Contributions will fund facilities such as– 
car parks, bridge link across railway line and bus 
priority measures. 


Access will be opened in the City Centre 
to the Georges River and the open space 
corridor extending all the way to the 
Casula Powerhouse Arts Centre. 


Applies to Liverpool Contributions Plan 2007 (Liverpool 
City Centre).  Contributions will fund facilities such as 
bridge link across railway line and park land 
embellishment along the Georges River foreshore. 


The southern part of the City Centre will 
experience increased economic activity 
and development. 


Not applicable. 


The City’s transport services and assets 
will be designed around the needs of 
people. 


Applies to Liverpool Contributions Plan 2007 (Liverpool 
City Centre).  Contributions will fund facilities such as 
car parks, bridge link across railway line and bus 
priority measures. 


Better integrated and user-friendly 
public transport will attract more 
passengers. 


Applies to Liverpool Contributions Plan 2007 (Liverpool 
City Centre).  Contributions will fund facilities such as 
bus priority measures. 


Free-flowing roads and a convenient 
public transport system will be 
supported by funding from State and 
Federal Government resources. 


Not applicable. 
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Council has a significant role to provide 
and maintain civil and open space 
infrastructure (roads, footpaths, 
drainage structures, parks). Council’s 
planning roles in existing urban areas 
flow from its high-level Local 
Environment Plan and Development 
Control Plans, which guide the zoning of 
land uses and design of buildings. 


Applies to Liverpool Contributions Plan 2007 (Liverpool 
City Centre).  Contributions will fund facilities such as 
parkland embellishment to contribute to 
improvement of the public domain. 


Neighbourhoods and Villages 


Elements of theme Relevance to Contributions Plan 


Liverpool’s neighbourhoods and villages 
will be safe, clean, well landscaped and 
well lit. 


Contributions will fund certain landscaping in public 
areas and parklands. 


Liverpool will be a place where housing, 
community facilities and 
neighbourhoods meet the needs of 
young families. 


Contributions will fund community facilities and their 
surroundings for the residents of the neighbourhoods. 


Each of the many neighbourhoods and 
villages will become more self-sufficient 
and have adequate local services (such as 
shops, medical services, schools, parks). 


Contributions will fund infrastructure such as parks and 
community facilities as well as cycleways, certain 
walkways and streets and bus shelters. 


People of all ages, levels of interest and 
skill will be able to find activities and 
venues for their sporting, recreation, 
leisure and community interests. 


Contributions will fund infrastructure such as a variety 
of recreation facilities, parklands and community 
facilities. 


Infrastructure will be provided as new 
urban areas are settled. 


Contributions will fund the infrastructure as new urban 
areas develop.   


There will be many ways of getting 
around neighbourhoods and villages, 
including cycleways and walkways that 
people regularly use. 


Contributions will fund infrastructure such as 
cycleways, certain walkways and streets and bus 
shelters. 


Neighbourhoods and village centres will 
be part of an integrated transport system 
linked with major centres. 


Contributions will fund infrastructure such as 
cycleways, certain walkways and streets and bus 
shelters to facilitate an integrated transport system. 


The character and heritage of existing 
suburbs, villages and semi-rural areas will 
guide new development. 


Infrastructure that is funded by contributions will be 
consistent with the existing character and heritage of 
existing suburbs and villages. 


Commercial and residential high-rise will 
ideally be located in major centres near 
transport interchanges, complemented 
by open space and landscaped areas. 


Contributions will fund public open space and 
landscaping in public areas. 
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Council has a significant role to provide 
and maintain civil and open space 
infrastructure (roads, footpaths, 
drainage structures, parks).  Council’s 
planning roles in existing urban areas 
flow from its high-level Local 
Environment Plan and Development 
Control Plans, which guide the zoning of 
land uses and design of buildings. 


Contributions will fund upgrading of recreation and 
community facilities in the Established Areas. 


The Land between Two Rivers where City and Country Meet 


Elements of theme Relevance to Contributions Plan 


The City’s natural areas, in particular 
waterways such as the Georges River, 
Nepean River and the Cabramatta Creek 
system, will be cleaner, healthier and 
more widely and responsibly enjoyed as 
places for recreation. 


Contributions will fund work in certain creek systems 
that drain new urban development to ensure that the 
development does not have an adverse impact on the 
creek system and flooding. 


Some of the rural character of Liverpool 
will be maintained as significant urban 
development takes place. 


Contributions will fund certain works such as 
parklands and creek works which will contribute to 
maintaining the rural character of Liverpool. 


Agricultural land, open space and 
protected bushland will be part of an 
inviting and attractive mix of land uses. 


Contributions will fund certain works such as 
parklands, including some bushland and creek works 
which will contribute to an inviting and attractive mix 
of land uses. 


Because natural systems don’t fit 
administrative boundaries, Council has a 
role to maintain working relationships 
with government agencies and other 
parties in the management of natural 
areas and waterways.  Council has a role 
to improve the appearance and health of 
waterways through rehabilitation 
projects, including partnerships with 
environmental groups and volunteers. 
As part of its planning role, Council can 
influence the protection of rural land 
uses. 


Contributions will fund infrastructure in certain creek 
systems that drain new urban development to ensure 
that the development does not have an adverse 
impact on the creek system.  The provision of this 
infrastructure will provide a basis for forming 
partnerships for further work.  


 


A Place for People 


Elements of theme Relevance to Contributions Plan 


Liverpool’s people will continue to value 
the diversity of Liverpool. 


Not applicable. 


People will celebrate the rich variety of 
cultures forming a cosmopolitan and 
multicultural City through events based 
on the City’s cultural diversity and 
creativity. 


Contributions will fund infrastructure such as 
community and recreation facilities that will provide 
venues for conducted such events. 
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Liverpool will be an integrated 
community with strong social networks 
and connections that will be 
strengthened by working together, 
promoting harmony and celebrating the 
City’s unity. 


Contributions will fund infrastructure such as 
community and recreation facilities that will provide 
venues to facilitate development of an integrated 
community. 


Liverpool’s people will care for and 
support others in the City, particularly 
those who are disadvantaged.  Practical 
help and support will come from 
community organisations and 
volunteering, as well as programs 
offered or funded by government. 


Contributions will fund infrastructure such as 
community and recreation facilities that will provide 
venues for community organisations to operate. 


Liverpool’s history and the City’s unique 
places will be used to better guide 
current action and plans for the future. 


This may inform the design of future infrastructure 
that is funded by contributions. 


Enjoyment of culture and the arts as well 
as participation in artistic production will 
be catered for by cultural centres 
including the Casula Powerhouse Arts 
Centre, Liverpool Regional Museum and 
libraries, offering increased variety of 
exhibitions, performances and 
education. 


Contributions will partly fund infrastructure such as 
Casula Powerhouse Arts Centre and the libraries. 


State and Federal Government 
resources will support the rapidly 
growing and changing City. 


Such resources may supplement infrastructure 
provided by contributions. 


People will know what’s available in 
Liverpool and where to get support 
because the City’s main attractions, local 
services and facilities will be promoted 
and signposted. 


Some of the attractions and local services will in part 
be funded by contributions. 


Council has a role in social planning.  It is 
required by law to complete a social 
plan, which identifies actions needed 
from Council and other organisations 
toward achieving community outcomes.   


The social plan provides input to the provision of 
community and recreation facilities that may be 
funded by contributions. 


In community development, Council has 
coordinating, advisory, advocacy and 
partnership roles. It works with 
government agencies in obtaining 
services and grants for Liverpool.  It 
conducts activities, which promote 
community unity and harmony.  


Contributions will fund infrastructure such as 
community and recreation facilities that will provide 
venues for community and government organisations 
to operate. 


Communities and Governments Working Together 


Elements of theme Relevance to Contributions Plan 
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Council decision-making on Liverpool 
will be visible, open to participation and 
accompanied by practical steps enabling 
everyone’s involvement. 


The contributions plan was adopted following public 
consultation in accordance with the Environmental 
Planning and Assessment Act 1979. 


The community will be encouraged to 
engage in Council initiatives and actions. 


The provision of certain major infrastructure will 
involve input from the public. 


Information will be available on Council 
services, actions and future proposals. 


The provision of certain major infrastructure will 
involve input from the public. 


One of Council’s primary roles is to 
engage with the community at the local 
level through initiatives such as the 
Partnership Project, a range of 
consultative mechanisms and 
information on Council’s activities.  
Council also uses neighbourhood 
forums, consultations and surveys to 
track its performance and make 
improvements. 


The provision of certain major infrastructure will 
involve input from the public. 


Council provides opportunities for 
participation in decision-making and 
civic activities. 


The provision of certain major infrastructure will 
involve input from the public. 


Sustainability 


Elements of theme Relevance to Contributions Plan 


Community, business and governments 
will deliver specific programs, which 
make Liverpool more sustainable. 


The concept of sustainability has influenced the scope 
and type of infrastructure that will be provided, 
including that funded by contributions.  


Reduced waste, pollution and water 
usage will be the major noticeable 
results of future actions for 
sustainability. 


Reduced waste, pollution and water usage have 
influenced the scope and type of infrastructure that 
will be provided, including that funded by 
contributions.   


There will be local or easily accessed 
education and training for all ages, 
supported by well-equipped and 
convenient libraries. 


Contributions will fund infrastructure such as libraries 
to facilitate such training. 


Workers living in Liverpool will have 
increased access to local employment 
and job diversity. 


Not applicable. 


Liverpool will be a competitive city with 
good business opportunities. 


Not applicable. 
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As part of its environmental leadership 
role, Council has developed programs to 
improve the sustainability of its own 
operations and services.  It also 
promotes sustainable development 
through its policy-making, education and 
regulatory roles.  Council has a role to 
establish and maintain sound working 
relationships with government agencies 
in their management of environmental 
pollution, water conservation and 
energy usage.  Through its planning roles 
(zoning, infrastructure planning and 
urban design) Council encourages 
business and industrial development. 


The concept of sustainability has influenced the scope 
and type of infrastructure that will be provided, 
including that funded by contributions. 


Liverpool Local Environmental Plan 2008 


Liverpool Local Environmental Plan 2008 was gazetted on 29 August 2008.  It identifies the various 
land use zones and in particular the extent of land that is available for medium density and higher 
density development.  Estimates of development trends take into account the development potential 
that the plan permits. 


Liverpool Development Control Plan 2008 


Liverpool Development Control Plan 2008 came into force on 29 August 2008.  Each of the release 
areas has a chapter in the DCP regulating the subdivision pattern.  These form the basis of the costing 
of facilities relevant to these areas in this plan.  The relationship of the relevant chapter is specified in 
the next sub-section. 


4.1.2 Development prior to the 1980’s 


Pre 1970’s Development 


Development in Liverpool during this time took place in the area around Miller and at Moorebank.  
There was also development at Casula and Lurnea. 


Sydney Region Outline Plan 


The Sydney Region Outline Plan, released in 1968 identified areas on the fringe of Sydney for urban 
development.  The bulk of the land to the west of Liverpool identified in the plan now forms Hoxton 
Park Release Area, Stages 1 & 2.  This was subsequently incorporated in the Urban Development 
Program (now Metropolitan Development Program) of the Department of Planning. 


1970’s Development 


The bulk of urban fringe land development took place in Chipping Norton and Moorebank and to a 
lesser extent at Green Valley and Casula.  There was also some urban redevelopment adjacent to 
Liverpool City Centre. 


4.1.3 Development in the 1980’s 


Environmental Planning and Assessment Act, 1979 


The Environmental Planning and Assessment Act, 1979 came into force on 1 September 1980 replacing 
Part 12A of the Local Government Act 1919 as the Act which administered land use planning in New 
South Wales.  The Act provided Council’s the power to levy development for contributions toward 
public facilities.  It was not until 1992 that Council’s were required to prepare contributions plans in 
order to levy development for contributions.   
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Hoxton Park Stage 1 Release Areas 


Development in the 1980’s commenced in the areas known as the Hoxton Park Stage 1 Release Area. 
These included: 


- Green Valley Hinchinbrook Release Area (former Liverpool Contributions Plan No 1) 


- Casula West Release Area (former Liverpool Contributions Plan No 2) 


- Casula East Release Area (former Liverpool Contributions Plan No 3) 


These areas were designated for urban development on 6th April 1982 by the then Minister of 
Environment and Planning. These areas are included in the Metropolitan Development Program for 
the Sydney Region. 


Green Valley Hinchinbrook Release Area 


- The area was rezoned under Liverpool LEP 108 on 24 October 1984 and added to subsequently. 


- The area was subject to Liverpool DCP No 2, which came into force on 9th January 1985 until it was 
incorporated into Liverpool DCP 2008. 


- Liverpool Contributions Plan No 1 was approved by Council on 12 October 1992 and came into force 
on 26 October 1992.  


- Liverpool Contributions Plan No 1 was amended Council on 11 April 1994. 


- Liverpool Contributions Plan No 1 was amended in August 1997 to exempt granny flats from the 
requirement to pay contributions. 


- The range of facilities in Plan No 1 was incorporated into Liverpool Contributions Plan 2001. 


- Development in the area is almost complete. 


- The area is now incorporated into the “Established Areas” under Liverpool Contributions Plan 2009.  


Casula West Release Area 


- The area was rezoned under Liverpool LEP No 103 on 10th August 1984.  


- The area was subject to Liverpool DCP No 1, which came into force on 9th January 1985 until it was 
incorporated into Liverpool DCP 2008. 


- Liverpool Contributions Plan No 2 adopted by Council on 9 November 1992 and came into force on 
23 November 1992. 


- Liverpool Contributions Plan No 2 was amended in August 1997 to exempt granny flats from the 
requirement to pay contributions. 


- The range of facilities in Liverpool Contributions Plan No 2 was incorporated into Liverpool 
Contributions Plan 2001. 


- Development in the area is almost complete. 


- The area is now incorporated into the “Established Areas” under Liverpool Contributions Plan 2009. 


Casula East Release Area 


- The area was rezoned under Liverpool LEP No 80 on 11th March 1983.  


- The area was subject to Liverpool DCP No 83/2, which came into force on 26th January 1984 until 
it was incorporated into Liverpool DCP 2008. 


- Liverpool Contributions Plan No 3 adopted by Council on 23rd November 1992 and came into force 
on 7th December 1992. 


- Liverpool Contributions Plan No 3 was amended in August 1997 to exempt granny flats from the 
requirement to pay contributions. 
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- The range of facilities in Liverpool Contributions Plan No 3 was incorporated into Liverpool 
Contributions Plan 2001. 


- Development in the area is almost complete. 


- The area is now incorporated into the “Established Areas” under Liverpool Contributions Plan 2009. 


4.1.4 Development in the 1990’s  


Hoxton Park Stage 2 Release Areas Structure Plan 


Council adopted a Structure Plan for the Hoxton Park Stage 2 Release Area in April 1989.  The area is 
included in the Urban Development Program of the Department of Planning for the Sydney Region.  
The Structure Plan divided the release area into six (6) precincts.  These precincts were primarily 
delineated on the basis of staged availability of utility services.   Major roads and creeks also formed 
boundaries to the Precincts. 


Hoxton Park, Carnes Hill and Prestons Release Areas 


- These release areas form parts of the Hoxton Park Stage 2 Release Areas Structure Plan. 


- Hoxton Park was rezoned under Liverpool LEP No 236 (Precinct 1) on 15 May 1992. 


- Prestons was rezoned under Liverpool LEP 238 (Precinct 5) on 15 May 1992.   


- Carnes Hill was rezoned under Liverpool LEP No 237 (Precinct 4) on 10 July 1992.   


- Council approved a DCP for Precinct 1, 4 and 5 in December 1995 known as Liverpool DCP No 31 
until it was incorporated into Liverpool DCP 2008. 


- Liverpool Contributions Plan 6 was originally approved by Council on 23 November 1992 and came 
into force on 7 December 1992.   


- Liverpool Contributions Plan No 6 was subsequently amended in 1995 and 1997.  


- Liverpool Contributions Plan No 6 was amended on in August 1997 to exempt granny flats from the 
requirement to pay contributions. 


- Liverpool Contributions Plan No 6 was subsequently amended by Council on 11 October 1999 and 
came into force on 20 October 1999. 


- This area contributes to district facilities, which serve the Hoxton Park Stage 2 Release Area. 


- There is still some development remaining to take place. 


- The range of facilities in Liverpool Contributions Plan No 6 was incorporated into Liverpool 
Contributions Plan 2001.  


- These facilities have largely been incorporated into Liverpool Contributions Plan 2009. 


Cecil Hills Release Area 


- The area forms part of the Hoxton Park Stage 2 Release Areas Structure Plan. 


- The area was rezoned under Liverpool LEP No 220, on 12th April 1991.  


- The area was subject to Liverpool DCP No 23, which came into force on 24th April 1991 until it was 
incorporated into Liverpool DCP2008. 


- Liverpool Contributions Plan 4 adopted by Council on 23rd November 1992 and came into force on 
7th December 1992. 


- Liverpool Contributions Plan 4 was amended in August 1997 to exempt granny flats from the 
requirement to pay contributions. 


- This area contributed to district facilities, which serve the Hoxton Park Stage 2 Release Area and is 
still incorporated in estimates of development potential for such facilities. 
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- Development is generally complete. 


- The range of local facilities in Liverpool Contributions Plan 4 was incorporated into Liverpool 
Contributions Plan 2001.   


- These were not been incorporated in this plan, as these are now complete. 


- The range of facilities in Cecil Hills now largely only includes District and City Wide Facilities under 
Liverpool Contributions Plan 2009. 


Prestons Industrial Release Area 


- The area forms part of the Hoxton Park Stage 2 Release Areas Structure Plan. 


- The area was rezoned on 12 October 1990. 


- The area was subject to Liverpool DCP No19 Prestons Industrial Release Area, Liverpool DCP No 6 
Industrial Development and Liverpool DCP No3 Car Parking and Service Provision until it was 
incorporated into Liverpool DCP 2008. 


- Liverpool Contributions Plan No 7 was originally approved by Council on 23 November 1992 and 
came into force on 7 December 1992.   


- Liverpool Contributions Plan No 7 was subsequently updated in 1995 and 1997.   


- Liverpool Contributions Plan No 7 was subsequently amended by Council on 11 October 1999 and 
came into force on 20 October 1999. 


- This area contributes to District Facilities involving transport and drainage, which serve the Hoxton 
Park Stage 2 Release Area and is incorporated in estimates of development potential for such 
facilities. 


- Development is still occurring. 


- The range of facilities in Liverpool Contributions Plan No 7 was incorporated into Liverpool 
Contributions Plan 2001.   


- Some additional area was rezoned in 2007.  This was incorporated into Liverpool Contributions Plan 
2001 in 2007. 


- These facilities have largely been incorporated into Liverpool Contributions Plan 2009. 


Wattle Grove Release Area 


- The area was rezoned under Liverpool LEP No 221 on 19 April 1991, which added the land to LEP 
NO 108.  


- The area was subject to Liverpool DCP No 24, which came into force on 1st May 1991.   


- Prior to the current planning controls, residential development was permitted under the previous 
Interim Development Order with the concurrence of the Director of Planning. 


- Liverpool Contributions Plan No 5 was approved by Council on 23rd November 1992 and came into 
force on 7 December 1992.  


- Liverpool Contributions Plan No 5 was amended in August 1997 to exempt granny flats from the 
requirement to pay contributions. 


- Development is now complete.   


- The range of facilities in Liverpool Contributions Plan No 5 was not incorporated in Liverpool 
Contributions Plan 2001, as they were complete. 


- The area was included into the “Established Areas” under Liverpool Contributions Plan 2001. 


- The area is included in the “Established Areas” under Liverpool Contributions Plan 2009. 
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Pleasure Point East 


- The area was subdivided in the 1920’s but not built upon.  The lots fronting the riverside reserve 
were developed with dwelling houses in the 1970’s.   


- The zoning of the other 65 lots was amended on 8 July 1994 to permit dwelling houses to be 
constructed following agreement with Sydney Water to provide water and sewerage services to 
the land. 


- Liverpool Contributions Plan No 12 was adopted by Council on 13 December 1999, and came into 
force on 23 December 1999.  


- Development is still taking place in the area.   


- The range of facilities in Liverpool Contributions Plan No 12 was incorporated into Liverpool 
Contributions Plan 2001.   


- These facilities have been incorporated into Liverpool Contributions Plan 2009. 


Cross Roads Transport Terminal 


- The area was rezoned under Liverpool LEP No 182 on 4 November 1988. 


- The area was subject to Liverpool DCP No 5, which came into force on 9 February 1989 and which 
aimed to permit the development of an integrated transport terminal on this site.  


- This original proposal did not eventuate.  The controls have been amended to allow the subdivision 
of the land so that the sites may be developed independently. 


- Liverpool Contributions Plan No 8 was approved by Council on 19th December 1994 and came into 
force on 25th January 1995. 


- Development is now complete. 


- The range of facilities in Liverpool Contributions Plan No 5 was not incorporated in Liverpool 
Contributions Plan 2001, as the facilities were complete. 


Liverpool City Centre 


- This plan was originally approved by Council on 8 August 1994 and came into force on 10 August 
1994. 


- The plan was amended by Council on 10 July 2000 and came into force on 19 July 2000. 


- The plan was subsequently incorporated in Liverpool Contributions Plan No 10 on 9 May 2001. 


- The range of facilities in Liverpool Contributions Plan No 9 was incorporated into Liverpool 
Contributions Plan 2001.   


- In conjunction with a new LEP for Liverpool City Centre in 2006 (subsequently incorporated into 
Liverpool LEP 2008) Council adopted a separate contributions plan known as Liverpool Contributions 
Plan 2006 (Liverpool City Centre).  Accordingly these facilities have been not been incorporated into 
Liverpool Contributions Plan 2009.     


4.1.5 Development in the 2000’s 


Established Areas 


- Prior to 1992 Council levied contributions on some development in the established areas.  While 
most development in the 1990’s was taking place in the release areas it has become apparent that 
redevelopment will continue to occur in the established areas and generate the need for 
augmenting facilities.  


- Liverpool Contributions Plan No 10 was adopted by Council on 24 April 2001, and came into force 
on 9 May 2001.   
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- Redevelopment is still taking place in the area.   


- The range of facilities in Liverpool Contributions Plan No 10 was incorporated into Liverpool 
Contributions Plan 2001.   


- These facilities have largely been incorporated into Liverpool Contributions Plan 2009. 


City Wide Facilities 


- It has become apparent that development in both the established areas and release areas will be 
substantial and generate the need to augment certain major Council facilities that serve all of 
Liverpool. 


- Liverpool Contributions Plan No 11 was adopted by Council on 24 April 2001, and came into force 
on 9 May 2001.   


- Development is still taking place in the release areas and redevelopment is still taking place in the 
established areas.   


- The range of facilities in Liverpool Contributions Plan No 11 was incorporated into Liverpool 
Contributions Plan 2001.  


- These facilities have been incorporated into Liverpool Contributions Plan 2009 subject to the 
deletion of various facilities. 
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Middleton Grange 


- The area was rezoned under Liverpool LEP 1997 (Amendment No 71) on 18 June 2004. 


- The area was subject to Liverpool DCP No 48, which came into force on 26 June 2002 until it was 
incorporated into Liverpool DCP 2008. 


- The inclusion of the area into Liverpool Contributions Plan 2001 was approved by Council on 11 
June 2002 and came into force on 26 June 2002.  


- Development is still taking place in the area.   


- The range of facilities for this area has been incorporated in Liverpool Contributions Plan 2009, 
subject to amendment. 


Moorebank former Boral Quarry 


- The area was rezoned under Liverpool LEP 1997 (Amendment No 75) on 9 July 2004. 


- The area was subject to Liverpool DCP No 50, which came into force on 22 September 2003 until it 
was incorporated into Liverpool DCP 2008. 


- Development is still taking place in the area.   


- The area is within the Established Areas Catchment and as such is subject to contributions in that 
catchment except as provided for in accordance with a Developer Deed for the site. 


Edmondson Park 


- The area was rezoned under Liverpool LEP 1997 (Amendment No 114) on 31 March 2006. 


- The area is covered by Liverpool Contributions Plan 2008 (Edmondson Park) for Edmondson Park. 


- Accordingly this area is not subject to this contributions plan. 


Len Waters Estate (Former Hoxton Park Aerodrome) 


- The area was rezoned under Liverpool LEP 2008 on 29 August 2008. 


- It forms part of the Hoxton Park Stage 2 Release Areas. 


- Local facilities are to be provided via a Voluntary Planning Agreement. 


- The residential component has now been included into Elizabeth Hills. 


- Contributions will be payable for residential development for City Wide Facilities and for District for 
Community and Recreation Facilities. 


Pleasure Point 


- The area was rezoned under Liverpool LEP 2008 on 29 August 2008. 


- Development is expected to take place in the area shortly. 


- The range of facilities for this area has been incorporated in Liverpool Contributions Plan 2009. 


Elizabeth Hills 


- This area has not yet been rezoned for residential development. 


- It is anticipated that facilities not contained in this contributions plan will be provided by way of a 
Voluntary Planning Agreement. 


- It forms part of the Hoxton Park Stage 2 Release Areas. 


- Contributions will be payable for residential development for City Wide Facilities and for District for 
Community and Recreation Facilities. 
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4.2 City Wide Development and Demographic Trends 


Allotment / Dwelling Estimates  


Estimates of the rate of housing development for the coming 5 years in the established areas, rural 
areas and release areas have been prepared in consultation with the Department of Planning through 
the Metropolitan Development Program.  An allowance has been made for replacement dwellings 
based on Council consent records.  Figures beyond the 5-year period have been projected by Council. 


The following table summarises the dwelling forecasts for the period from mid 2000 to mid 2021. 


Table 4.1 Dwelling Estimates Mid 2001 - Mid 2021 


Area 
Dwellings at Mid 


2001 
Dwellings at Mid 2006 


Estimated Dwellings 
at Mid 2011 


Estimated 
Dwellings at Mid 


2021 


Established Areas 
(including Liverpool 
City Centre) 31,650 32,850 34,450 39,350 


Rural Areas 3,580 3,450 3,450 3,450 


Release Areas 15,670 19,800 21,300 32,000 


Total 50,900 56,100 59,200 74,800 


Population Estimates 


The range of community, recreation, transport and streetscape facilities is based on the estimated 
additional population in Liverpool.  The methodology for estimating the additional population that will 
reside in Liverpool at 2021 is as follows: 


- Estimate existing population of Liverpool; 


- Estimate existing number of dwellings in Liverpool; 


- Estimate occupancy rate in Liverpool at mid 2021; 


- Estimate dwellings in Liverpool at mid 2021; 


- Deduce population in Liverpool at mid 2021; 


- Estimate increase in population from present to mid 2021. 


Occupancy rates have been estimated for 2021, having regard to occupancy rates in the 2001 Census 
and the projections of the Department of Planning.  These have been used in conjunction with 
estimates of dwellings to estimate the population of Liverpool in 2021.  


The estimated population of Liverpool at mid 2021 is as follows. 


Table 4.2 Population Projections Mid 2001 – Mid 2021 


Area 
Population at Mid 


2001 
Population at Mid 


2006 
Estimated Population 


at Mid 2011 


Estimated 
Population at Mid 


2021 


Established Areas 
(including Liverpool 
City Centre) 92,700 93,600 97,450 109,800 


Rural Areas 11,700 11,250 11,500 11,500 


Release Areas 54,500 66,000 88,700 107,000 


Total 158,900 170,850 197,650 228,500 
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Occupancy rates  


The occupancy rate estimate of 3.7 persons per lot has been adopted in the Hoxton Park Stage 2 
Release Areas.  This estimate is derived from the following indicators: 


- Council's study "Hoxton Park Stage 2 Release Areas Retail Review" estimated that Stage 2 release 
areas would resemble closely the Edensor Park area in Fairfield LGA.  At 1986 Census, that area had 
an average of 3.69 persons per household. 


- Council's 1990 Release Area Social Plan estimated Hinchinbrook would have a density of 3.7 
persons per lot.  Within 5 years of development commencing, the population density in that area 
was 3.5 persons per lot (1991 Census Preliminary Data).  The increase to 3.7 persons per lot was 
estimated to occur after 5 years and up to 15 years following the commencement of development.  


- A review of the 2001 and 2006 census has confirmed this estimate of occupancy rate in these areas. 


- For projection purposes and calculating anticipated population, lots of less than 450 sqm are taken 
as generally indicating most types of medium density housing.  As for Hinchinbrook, a density of 
3.3 persons per lot can be expected for these types of development overall. 


The occupancy rates for established areas and rural areas these rates are based upon analysis of 1996 
Census data as these areas are well established. 


Table 4.3 Occupancy Rates 


 Occupancy Rate per lot or dwelling 


Dwelling Type or Lot Size Established 
Areas 


Release Areas 
(except 


Edmondson 
Park) 


Rural Areas 


Residential Lots 450 sqm or larger 3.2 3.7 3.4 


Residential Lots smaller than 450 sqm 3.1 3.3  


Semi-detached dwellings, Multi dwelling housing & 
residential flat buildings (where permitted) 


   


3 or more bedrooms 3.1 3.3 3.1 


2 bedrooms 2.3 2.3 2.3 


1 bedroom 1.8 1.8 1.8 


4.3 Nexus 


Community Facilities 


New development, which leads to an increase in the number of residents, will also increase the 
demand for community facilities including multi-purpose community centres, libraries and cultural 
facilities. 


Local and district level facilities are levied for the various sub catchments in the established and release 
areas. 


Recreation Facilities 


Open space is a source for outdoor recreation opportunities and provides natural and open areas 
within an urban environment, which is experiencing increasing residential growth.  The community is 
demanding that Council provide adequate open space for a variety of reasons.  The community needs 
open space as a buffer against urban developments, a resource for flora and fauna, to link and 
consolidate diminishing natural areas, as well as a place for sports, recreation, play and outdoor 
activities. 
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A Leisure Needs Analysis for the Liverpool Community undertaken for Council revealed the need for 
the following facilities. To some extent these reflect the needs of the existing residents. Nevertheless 
they provide some guide to the needs of existing and future residents. 


- Multi screen cinema 


- Swimming pools 


- Libraries 


- Bushland reserves 


- Nature reserves 


- Dancing 


- Gyms and fitness training 


- Martial arts 


- Picnicking 


Sporting organisations have expressed the need for the following items: 


- Provision of drinking water 


- Directional signage 


- Provision of seating 


- Provision of change rooms / toilets 


In relation to passive recreation facilities residents expressed the need for the following items: 


- Improving lighting in parks 


- Establishing more trees 


- Improving toilet cleanliness and availability, particularly where barbecues and other facilities are 
provided 


- Increase barbecue facilities and further develop and maintain the parks where this occurs, thus 
encouraging the use of the areas for other recreational activities 


- Develop and promote the use of available bushland for recreational use 


- Extending bike paths (including through bushland) and explore possibilities of providing bike lanes 
on suburban streets 


- Maximising the recreational possibilities of all waterways in the Liverpool area, particularly the 
Georges River 


Open space and recreation facilities, which are needed for an area the size of Liverpool, vary from 
local parks to major sporting and entertainment venues.  The local parks are informal play areas within 
walking distance of where residents live while the major sporting and entertainment venues cater for 
large numbers of people and have a substantial catchment area. 


This suggests a hierarchy of open space and recreation facilities.  Accordingly there is a hierarchy of 
contributions.  All new residential development creates the need to augment facilities that serve a 
citywide population.  In the established areas of Liverpool new residential development creates the 
need to augment existing local and district facilities.  In the release areas there is a need to provide all 
the open space facilities, as there are no existing facilities. 


Transport  


The cost of provision of streets in conjunction with a subdivision is normally borne by the individual 
developer.  However the cumulative affect of numerous subdivisions requires provision of higher 
order roads and, various traffic facilities and frontage to public land uses.  The cost of this should not 
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fall on developers of individual land uses but rather be shared amongst all developers. 


Drainage 


Community standards require that stormwater be conveyed through urban areas in a manner that 
emphasises the cost-effective achievement of safety and, to a lesser extent, amenity. 


This requirement leads to a development standard where drainage is managed on a catchment wide 
basis in a system of pipes, channels, culverts and basins.  The responsibility to contribute, or nexus, is 
a combination of the characteristics of land development that: 


- Increase stormwater runoff volumes and flow rates so that a system of pipes and channels and/or 
stormwater detention basins is required to offset these impacts downstream. 


- Increase population levels in the vicinity of potentially hazardous, uncontrolled rural standard 
drainage systems so that improvements, particularly large pipes and channel systems, are required 
to minimise and clearly demark the area of hazard potential. 


The development of new release areas generally leads to a significant change in the stormwater runoff 
characteristics of drainage catchments.  This change partially results from an increase in the ratio of 
runoff volumes to rainfall volumes due to a reduction in previous areas to absorb rainfall into the 
ground.  It also influenced by the reduction in catchment response times, where the impact of piping 
and channelising more efficiently conveys concentrated runoff to the catchment outlets.  It may also 
be influenced by a reduction in flood plain storage of runoff volumes due to developments that 
incorporate landfill. 
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5. City Wide Facilities 


5.1 Community Facilities 


Nexus 


Council has funded major works such as the Casula Powerhouse Arts Centre and Liverpool Central 
Library in anticipation of population growth within the local government area.  These facilities are 
intended to serve the broader cultural needs of the entire Liverpool community irrespective of 
geographic location and as such adopt a citywide status. 


Accordingly it is reasonable to require a contribution for citywide facilities from all future residential 
development within the local government area inclusive of release areas, established residential areas 
and rural areas. 


The cost of the city wide facilities is only partially recovered from new development as the demand 
from existing development and outside users is borne by Council.  This is reflected in the contribution 
formulae. 


Liverpool Central Library 


Background 


Liverpool City Council provides library services to the Liverpool community through its central library 
in the City Centre and branch library network at Miller, Moorebank, Casula and Green Valley. 


The central library is the focus of the library service and provides a greater range of services/facilities 
than the branch libraries.  Services provided from the central library not available at branch libraries 
include major lending collections; extensive reference and specialised information services; 
specialised programs for elderly, disabled and housebound residents; community language and 
English as a second language (ESL) materials and activities. 


The higher tier services provided at the central library cater for the broader needs of the entire 
population of the Liverpool LGA and accordingly it is considered a citywide facility.  These services 
cannot be provided at local branch libraries for economic and practical reasons.  New development, 
which leads to an increase in the number of residents, will also increase the demand for central library 
facilities and services to be levied for under this contribution plan. 


The State Library’s recommended standard for a resident population of 100,000 is that there is a major 
central library facility.  The State Library recommendation for floor space is a minimum of 2,100 sqm 
of net floor space for a population of 100,000 persons. (The Planning and Design of Public Library 
Buildings - Sydney State Library of NSW, 1990). 


The lack of an adequate central library was identified in the study “Leisure Requirements for the 
Residents of Liverpool” - March 1994.  Council subsequently undertook to upgrade and extend the 
central library to cater for the needs of the anticipated total future population.  This upgrade altered 
the status of the library from a “district” to “citywide” facility.  This plan seeks to recoup part of the 
costs to Council of upgrading the central library in anticipation of future population growth. 


Cost of Facilities 


The cost of the central library upgrade was $12,985,815 (inclusive of interest), including: 


- increase in floor area from 1,200 to 5,600sqm 


- introduction of public access to Internet, personal computers and sound equipment 


- enlarged reference area, seating and study areas and workrooms 







Liverpool Contributions Plan 2009 (April 2020)    


 


44 


- provision of areas for specialised services, e.g. multicultural and Aboriginal resources 


- provision of a lift and disabled access 


- provision of additional public toilets 


- increase in storage area, and shelving to allow for future expansion of collections 


- provision of public art component 


- provision of six community meeting rooms, two with kitchen access 


The following table provides a summary of the costs of central library and community meeting room 
works.  The estimated costs of these two components of the facility have been separately identified 
to allow for the relevant apportionment of the cost of the central library to users from outside the 
Local Government area.  A review of the proportion of outside users in 2008 showed that 9% of users 
were from outside Liverpool LGA.  The community meeting rooms are provided for the benefit of 
existing and proposed residents of Liverpool LGA, therefore the estimated full cost of this component 
of the facility is included in the contribution calculation. 


Table 5.1 Central Library Works Schedule 


Item Cost 


1993-1997   


Central library upgrade including consultants fees, building contractors, materials, furniture & fittings, 
artists fees and interest on loan funds  $12,174,202  


Less 9% for users living outside of Liverpool LGA ($1,095,678) 


Community meeting rooms including consultants fees, building contractors, materials, furniture & 
fittings, artists fees and interest on loan funds $811,613  


Total $11,890,137  


Note: Whilst actual figures are not available on the costs of meeting rooms in relation to the library 
upgrade, a proportional estimate has been made based on the relative floor area of the community 
rooms to the total area of the library building (350sqm / 5,600sqm). 


Contributing Area: All of Liverpool LGA except Edmondson Park and Liverpool City Centre.  


Casula Powerhouse Arts Centre 


Background 


The Liverpool community profile is characterised by diversity of cultures with a high proportion of 
local residents from non-English speaking backgrounds.  The 2001 census data indicates that 38.1% of 
the population of Liverpool were born outside Australia and 43.7% of the population speak a language 
other than English at home. 


In 1992 Council committed to the redevelopment of the Casula Powerhouse into an Arts Centre of 
local and regional significance.  The purpose of the redevelopment was to provide a contemporary 
community-focused cultural and recreational facility.  The Casula Powerhouse is available to all 
residents of the Liverpool LGA having between 75,000 and 100,000 visitors per year.  Further 
improvements to the centre will be required progressively to cater for additional population growth. 


A four stage re-development and plan was developed by Tonkin Zulaikha Architects for the Casula 
Powerhouse Arts Centre: 


Stage 1 Construction - completed October 1994 


- Multi-purpose exhibition spaces in Turbine Hall, Boiler house and Foyer. 


- Shell of theatre/function centre. 


- Art studios. 







Liverpool Contributions Plan 2009 (April 2020)    


 


45 


- Electrical and fire services. 


Stage 2 Construction - completed October 1994 


Complete work to Boiler house with permanent tenant and retail facilities for: 


- Reverse Garbage (non-profit co-operative, which collects and sells unused industrial off cuts used 
by many community groups).  


- Dance/Theatre studio. 


- Powerhouse Design Studio. 


- Centre Administration and tenant offices. 


Stage 3 Construction - completed May 1997 


- External works including car parks, roadway and landscaping. 


- Signage. 


- Auxiliary works. 


Stage 4 Construction – completed 2008 


- 250 seat theatre for performing arts (less grant funding). 


- Riverbank development involving re-establishing access to the Georges River and developing links 
to Leacocks Regional Park, the Georges River Cultural Leisure Corridor and Casula Railway Station, 
including an outdoor amphitheatre. 


Cost of Facilities 


Analysis of visitor records indicates that 80% of visitors to the Powerhouse are from within the 
Liverpool LGA and 20% are from outside areas.  The contribution calculation addresses the 
proportional cost of the centre attributable to the LGA population. 


Table 5.2 Casula Powerhouse Works Schedule 


Item Cost 


Theatre Space $3,100,000 


Recreational Landscape Development $480,000 


Collection Storage Facilities $400,000 


Education Workshop Areas $500,000 


Administrative Areas $330,000 


Lift $250,000 


Office Space for Cultural Organisations $525,000 


Gallery Spaces $380,000 


Production Area  $400,000 


Air Conditioning $305,000 


Sub Total $6,670,000  


Less grant funding ($1,700,000) 


Sub Total $4,970,000  


20% Discount for proportion of non Liverpool users ($994,000) 


Total $3,976,000  


Contributing Area: All of Liverpool LGA except Edmondson Park and Liverpool City Centre.  
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5.2 Recreation Facilities 


Nexus 


New residential development, which leads to an increase in the number of residents, will also increase 
the demand for citywide public open space and recreation facilities.  The existing recreation facilities 
do not have adequate capacity to accommodate the increased demand, which will arise with the 
growth of Liverpool. 


Council plans to augment existing recreation facilities to more adequately serve the citywide needs. 
Contributions will be used to provide additional capacity in response to the increase in demand arising 
from new development.  Contributions will not reduce any existing shortfalls in the amount of 
provision.  Shortfalls are to be addressed through other means (e.g. general revenue, grants and so 
on). 


City Wide facilities are major open space and recreational opportunities intended to service the needs 
of all residents within the Liverpool Local Government Area irrespective of geographic location.  City 
Wide open space/recreational facilities provide a higher tier of recreational opportunity that local or 
district facilities.   


Whitlam Centre Extensions 


Background 


The Whitlam Centre is a major indoor recreational facility incorporating a heated pool, gymnasium 
and multi purpose hall.  The centre provides a broad range of recreational opportunities specifically 
incorporating facilities not generally available at, or of a higher standard / capacity than, local and 
district recreation centres. 


In anticipation of future population growth Liverpool City Council undertook major extensions to the 
Whitlam Centre in 1994 to 1996.  The works undertaken sought to increase the capacity of the centre 
from a district to citywide facility. The diversity and standard of recreational opportunities of the 
Whitlam Centre are generally superior to those provided at a local or district level and accordingly the 
facility service a greater catchment.  In effect, the completed extensions to the Whitlam Centre will 
provide a higher tier of recreation opportunities to all residents of Liverpool (both existing and future).  


The cost of works to Council (and therefore the community) to 1996 was spent to cater for the existing 
population and in anticipation of future development, thereby ensuring that required facilities were 
“on the ground” to satisfy the requirements of future population growth.   The contribution levied 
under this plan seeks to recoup part of the expenditure of Council making allowance for existing and 
future population likely to be served by the facility excluding non Liverpool patronage and Stage II 
release areas. 


Table 4.3 Whitlam Centre Works Schedule 


Item Cost 


Cost (inclusive of interest) of 1994 - 96 extensions comprising a 50 m outdoor heated pool, 25 m indoor 
heated pool, family leisure indoor heated pool, pool plant (heating, circulation, etc), fitness facility, 
aerobics room, kiosk, office complex and reception area $9,700,907 


Less grant funding -$1,481,942 


Total $8,218,965 


Contributing Area: All of Liverpool LGA except Edmondson Park and Liverpool City Centre.  
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 5.3 Contribution Formulae 


Residential Development 


The following formulae are used to calculate the contribution for City Wide Facilities. 


Contribution Rate = C x O R x N 
(per dwelling / lot) 228,500 


where C = Cost of capital works of each facility 


 O R = Estimated occupancy rate for the development type and location  


 N = Number of additional lots / dwellings 


 228,500 = Estimated population of Liverpool LGA at 2021 


For Occupancy Rate refer to Table 4.3 


Note that this formula makes allowance for existing population.  New development will only 
contribute its proportion of demand for facilities.  It will not make up for any funding attributable to 
existing residential development.  Contributions will not recover the full cost of the City Wide Facilities. 


5.4 Staging of Facilities 


Council has constructed these facilities and will now recoup the funds expended. 
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6. Established Areas     
Important note: for development lodged after 12 December 2018, refer to Liverpool Contribution Plan 
2018 – Established Area. 


6.1 Development Trends  


It is expected that redevelopment will continue to occur in the Established Areas of Liverpool for the 
foreseeable future.  An analysis of the redevelopment potential undertaken by Council indicates that 
there is scope for redevelopment to continue at a sustainable rate to 2021 and beyond. 


Additional Dwellings and Allotments 


Between 2006 and 2021 it is estimated that there will be an additional 6,500 dwellings. 


Additional Population 


Between 2006 and 2021 it is estimated that there will be an additional 16,200 people.  This figure 
takes into account the decreasing occupancy rate in the Established Areas.  That is, the occupancy rate 
of new dwellings will be higher than the division of the additional people by the additional dwellings. 


6.2 Community Facilities 


Nexus 


Residential redevelopment in the established areas will increase the demand for community facilities. 
Council has reviewed the capacity of existing facilities to determine if any augmentation of facilities is 
required to meet the demands of the increase in population as a result of residential redevelopment. 


District Community Facilities 


Current normative standards for community facilities are 1 centre per 6,500 residents (Department of 
Planning), 1 medium sized centre per 5,000 - 10,000 residents (Department of Community Services) 
and one local facility per 10,000 residents (Liverpool City Council).  It is considered that the existing 
local facilities will provide an adequate level of service for the anticipated population growth.  
Accordingly contributions for local community facilities will not be levied under this plan. 


District Community Centres have the capacity to accommodate a range of community activities across 
a number of neighbourhood areas. The multi purpose design of these facilities ensures an efficient 
use of space.  The design may include the provision of a large hall, kitchen, library, office space, and 
meeting rooms, which can be easily re-configured for meetings and activities subject to the 
requirements of the user. 


The multi-purpose layout enables a range of functions to be provided simultaneously.  This flexibility 
ensures that the facility has the capacity to easily respond to changing community needs thus ensuring 
ongoing viability and utilisation.  There is need for such space in established residential areas judging 
by regular requests from community organisations for permanent and sessional office 
accommodation with associated meeting spaces. 


The Liverpool City Council nominative indicator for space per resident is 0.022sqm for district level 
community facilities with an average size of 800sqm.  Future residents within the established 
residential areas will require the provision of appropriate district level community facilities.  In order 
to maximise the use of existing resources it is proposed to upgrade 2 local community centres to a 
district level.  


The modifications, which are required to local level facilities, might include refurbishment, library 
resources and modification to fittings and floor plan re-configuration (e.g. the installation of openable 
walls).  The specific local community facilities to be upgraded from local to district status within the 
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Established areas of Liverpool LGA have not been finally determined.   
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Libraries 


There are already libraries servicing the established areas at Casula, Green Valley, Miller, Liverpool 
and Moorebank.  However additional residential development in the established areas will increase 
the demand for lending of books from the library system.  


Council levies residential development in its release areas for the provision of library items (items 
include books, audio-visual, multi-media and periodicals in conjunction with the construction of 
libraries.  Council has been levying at the rate of approximately 1 book per person.   


Redevelopment in the established areas will increase the demand for book lending in the library 
system.  Books may take the form of hard copies or digital form.  Accordingly new development in the 
established areas should contribute to the increase in the supply of books in the library system.  It is a 
one-off capital cost.  Council will bear the cost of replacement stock. 


Works Schedule and Catchment Area 


A final development potential of the Established Areas is unlikely to be reached at any time before 
2021.  Accordingly the scope of works is based on rate per additional dwelling.  Nevertheless the scope 
of works is in the vicinity of $1M based on the estimated additional dwellings.  There are two 
catchments for District Community Facilities within the Established Areas although contributions for 
each will be the same.  For the catchment areas information is provided on:   


- Works schedule cost per dwelling 


- The area from which contributions would be received is shown on Figure 6.1.  It excludes the 
Liverpool City Centre, which is subject to Liverpool Contributions Plan 2007 (Liverpool City Centre). 


Works Schedule  


The cost of upgrading existing community centres / meeting spaces to a district level function is based 
upon a review of construction and refurbishment costs undertaken in May 1998 by Roy Parkinson of 
Burgess & Partners. 


Table 6.1 Works Schedule 


Community Centres 
  


Additional floor space per person per sqm 0.022 


Additional people per dwelling (taking into account changing 
occupancy rates in Established Areas) 2.49 


Additional floor space per dwelling per sqm 0.055 


Unit cost of floor space per sqm $1,240 


Cost of additional floor space per dwelling $68 


Library Books 
 


Unit cost of library books / CD per person $46 


Additional people per dwelling 2.49 


Cost of additional book / CD per dwelling $114 


Total $181 
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Figure 6.1 Catchment Areas 


6.3 Recreation Facilities 


Nexus 


New development that leads to an increase in the number of residents will increase the demand for 
public open space and recreational opportunities.  Although there are already open space and 
recreation facilities within the established of Liverpool infill development will increase the demand on 
the existing facilities.  Council plans to augment existing recreation facilities.  Contributions will be 
used to provide additional capacity in response to the increase in demand arising from 
redevelopment.  Contributions will not reduce any existing shortfalls in the current level of 
embellishment. 


Open Space Land Needs 


The established areas of Liverpool currently have about 606ha of open space.  Much of this is along 
the river corridors and which is flood liable.  It is considered that there is generally sufficient local open 
space land within the established areas. 


Council has in recent years commissioned surveys to assess the needs of residents for open space 
facilities.  These form the basis of additional facilities in open space.  It must be emphasised that these 
facilities are not being used to reduce any shortfalls. 


Recreation Facilities and Embellishment 


The lists of facilities at the beginning of Section 6 may to some extent reflect concerns about existing 
standards.  Accordingly they need to be properly interpreted so that the schedule of works in a 
contribution plan does not simply make up for existing shortfalls in service provision.  


Nevertheless the findings provide a basis for determining needs for the future residents in the 
established areas.  It is proposed that works in the established areas consist of comprehensive projects 
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rather than minor upgrades in order to avoid works that are replacement or maintenance works.  It is 
also proposed that the scope of works be limited to particular types so as to avoid replacement or 
maintenance works.  These restrictions are considered necessary as the plan provides flexibility on the 
location and content in the works schedule for the reasons stated in hereunder. 


A park embellishment will involve a generic list of facilities that are not considered to be replacement 
or maintenance works.  The list of works proposed for each park will of course vary depending on the 
circumstances of the locality.  Accordingly each park embellishment will not be required to include all 
of the facilities.  The following is the list of facilities for each type of park. 


Embellishment of active recreation facilities 


The following is a list of facilities that would allow increased use of an active park either by allowing 
more intensive use or by extending the time period that it can be used.  


- Amenities buildings 


- Seating 


- Mounding 


- Flood lighting 


Embellishment of passive recreation facilities 


The following is a list of facilities that would allow increased use of an active park either by allowing 
more intensive use or by extending the time period that it can be used. 


- Additional and widened paths 


- Bicycle paths 


- BBQ facilities 


- Playgrounds 


- Seating, benches and shelters 


- Lighting 


- Fencing 


- Planting to screen, beautify, control circulation paths, and provide shade 


- Earthworks: creating more useable areas by levelling / mounding and associated retaining walls or 
embankments 


Basis of contributions 


The basis of contributions is as follows.  The provision of local open space is based on the cost of 
embellishment of a standard open space. The area of the open space is based on the rate of about 
2.83 ha of additional population.  A further contribution is to be provided for district recreation 
facilities in the same proportion to local recreation as in the release areas. 


The estimate of additional dwellings and additional population provides a theoretical occupancy rate 
that takes into account declining occupancy rates in the established areas.  This gives an occupancy 
rate of 2.49 persons per dwelling for the purpose of levying contributions.  


Location Criteria for Recreation Facilities 


The location criteria for augmenting recreation facilities are based on where development is estimated 
to take place.  An estimate has been made as to the amount of development that will take place in 
various suburbs.  This is considered the lowest order of detail that such forecasts can take place.   


Unlike the release areas the location of redevelopment in the established areas is not as predictable. 
Accordingly the plan does not in many cases identify particular sites for recreation facilities.  Instead 
it identifies the number of parks within each suburb based on likely development trends where 
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recreation facilities could be upgraded.  The particular parks will be determined as development takes 
place.  The rate at which the proposed number of parks is embellished will depend on the rate of 
development.  If redevelopment is slower than forecast, the rate of provision of parks will also be 
slower.  Likewise where redevelopment is faster than forecast, the rate of provision of parks will also 
be faster. 


The location of an embellishment work may take place in the adjoining suburb depending on the 
circumstances.  In some situations boundary between suburbs is not a barrier between the location 
of new dwellings and the location of facilities to serve the new dwellings.  The intent of the boundaries 
is to ensure that contributions received from development are spent in a location to adequately serve 
the occupiers of that development. 


District Recreation Facilities  


The scope is limited to the following facilities. 


Active recreation facilities (including tennis, netball, basketball, pools and sports fields) 


- Amenities buildings  


- Seating  


- Mounding 


- Flood lighting 


Passive recreation facilities 


- District Playgrounds 


Apportionment 


The contributions only fund the additional demand created by additional development, taking into 
account changes in occupancy rates.   


Works Schedule and Catchment Area 


A final development potential of the Established Areas is unlikely to be reached at any time before 
2021.  Accordingly the scope of works is based on rate per additional dwelling.  There are two 
catchments for district recreation facilities within the Established Areas.  For the catchment area 
information is provided on:   


- Works Schedule per dwelling 


- The area from which contributions would be received is shown on Figure 6.2.  It excludes the 
Liverpool City Centre, which is subject to Liverpool Contributions Plan 2007 (Liverpool City Centre). 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider Hunt.
  


Table 6.2 Works Schedule 


Item Unit Costs Cost    


Treatment A. Children's Play Area $57,426  $57,426        


Treatment D. Consolidated Passive Area $312,830  $625,661  per 2 ha of consolidated passive area 


Treatment E. Sports field - Dry Site $806,431  $669,338  per .83 ha of sports fields 


Total Cost   $1,352,424  per 1,000 people 


Cost   $3,364  per 2.49 people 


Cost   $3,364  per dwelling   


            


District Component   $673  per dwelling   


Local Component   $2,691  per dwelling   
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Figure 6.2 Catchment Areas  


Local Recreation Facilities 


The scope of Embellishment is limited to the following facilities. 


Active recreation facilities 


- Amenities buildings 


- Seating 


- Mounding 


- Flood lighting 


Passive recreation facilities 


- Additional and widened paths 


- Bicycle paths 


- BBQ facilities 


- Playgrounds 


- Seating, benches and shelters 


- Lighting 


- Fencing 


- Planting to screen, beautify, control circulation paths, and provide shade; 


- Earthworks: creating more useable areas by levelling/mounding and associated retaining walls or 
embankments 
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Catchment Area 


- There are multiple catchments for local recreation facilities within the Established Areas as shown 
on Map 6.3.  It excludes the Liverpool City Centre, which is subject to Liverpool Contributions Plan 
2007 (Liverpool City Centre). 


 


Figure 6.3 Catchment Areas 


6.4 Administration Costs 


Nexus 


There are significant costs associated with administering funds of this magnitude.  Both the plan 
preparation / review and implementation aspects of contributions are administered staff within 
Council.  A core team of employees are engaged to provide support in co-ordinating such a process, 
as well as prepare status reports, review and relevant data, liaise with Council staff and external 
agencies.  


In accordance with the directive of the Department of Planning, the administration costs are 
comprised of those expenses relative only to those personnel directly responsible for the formulation 
and / or administration of a Contributions Plan.  The cost per lot per year has been averaged across all 
of the Contribution Plan areas. 
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6.5 Contribution Formulae 


The following formulae are used to calculate contributions community and recreation facilities in 
Established Areas. 


Community and Recreation Facilities 


Residential Development 


Contribution Rate = C x O R 
(per dwelling / lot) N  3.1 


where C = Cost of capital works identified for the catchment area 


 N = Number of equivalent lots in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Aged and Disabled Persons Housing 


Contribution for total 
development = 


Conventional Lot Contribution x R x P 
                           3.1 


where 3.1 = Estimated occupancy rate for a small lot 


 P = The proportion of facilities excluding child care and youth centre 


 R = Number of residents 


For Occupancy Rate refer to Table 4.3 


Administration  


The cost of administering contributions plans over the coming years has been estimated at 1.2% of 
the value of contributions.   


6.6 Staging of Facilities 


Council will construct Community and Recreation Facilities as the population threshold for their 
augmentation is reached unless a developer provides these.  These will be provided, as funds become 
available. 
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7. Pleasure Point  
7.1 Development Trends 


The Pleasure Point area was rezoned to allow residential development in conjunction with Liverpool 
LEP 2008.  The LEP provides controls on minimum lot sizes and thus is the basis for the estimated 
development potential for the area. 


Catchment Area 


There is a single catchment for all local facilities in Pleasure Point.  The catchment is shown on Figure 
7.1. 


 
Figure 7.1 Catchment Area 


7.2 Community Facilities 


It is considered that the area is not of sufficient size to warrant a new community centre.  Accordingly 
it is considered reasonable to include this area in the Established Areas Eastern Catchment as the 
additional population will increase the usage of community facilities in the nearby areas. 
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7.3 Recreation Facilities 


The extent of open space in Pleasure Point would on a population basis be less than in other release 
areas of Liverpool.  However the location of passive open space along the Georges River and Williams 
Creek foreshore has the most potential for best use by residents of the area.  Further these areas 
connect to the open space network in the surrounding area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


440 dwellings/lots (no of dwellings or equivalent that are expected to contribute to local recreation 
facilities) 


The area from which contributions would be received is shown on Figure 7.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 20 for the location of each item in Table 7.1. 


It is envisaged that the land identified for open space will be dedicated to Council in conjunction with 
the development of the land in lieu of payment of a monetary contribution. 


Works and Land Acquisition Schedule  


The range of Works for local recreation facilities is shown in Table 7.1. 


The cost of facilities is based a review of costs in 2008 by Rider Hunt.  


Table 7.1 Works and Land Acquisition Schedule 


No. Items  
Land 


Unit Cost 
Works Unit 


Cost Area ha Total Land Total Works 
  $ / sqm $ / ha or 


item 
ha $ $ 


OS1 Williams Creek Foreshore $25.51 $175,065 0.4820 $122,958 $84,381 


OS2 Georges River Foreshore $25.51 $312,830 1.9600 $499,996 $613,148 


Sub Totals           


Project Management 10%           


Contingency 10%           


Totals       2.4420 $622,954 $837,035 


7.4 Transport Facilities 


Scope of facilities 


The facilities costed are based on a masterplan for this area identified in Liverpool DCP 2008.   


Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at the 
commencement of the development of the area. 
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Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


440 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
community facilities) 


The area from which contributions would be received is shown on Figure 7.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 20 for the location of each item in Table 7.2. 


Works and Land Acquisition Schedule  


The range of Works for local transport facilities is shown in Table 7.2. 


The cost of facilities is based a review of costs in 2008 by Rider Hunt.  


Table 7.2 Works and Land Acquisition Schedule 


No. Items 
Length / 


No of items 
Pavement 


width 
Land 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 
inc K&G 


Total Land Total Works 


    m m m $ / sqm $ / m $ $ 


R1 


Roundabout - 
Pleasure Point 
Rd & Link Rd         $157,678   $157,678 


R2 


Collector Street 
Link - E3 zone to 
Pleasure Point 
Rd 300 4.8 4.8 $210 $494 $302,400 $148,344 


R3 


Collector Street 
Link - West of E3 
zone 520 4.8 4.8 $210 $494 $524,160 $257,129 


R4 


Collector Street 
Link across E3 
zone 30 20   $210 $1,027   $615,951 


B1 
Collector Street 
Link Culvert 90   20 $210 $1,265 $378,000 $113,840 


APZ1 
Asset Protection 
Road 456 5.7 21 $210 $572 $2,010,960 $261,050 


APZ2 
Asset Protection 
Road 118 5.7 21 $210 $572 $520,380 $67,552 


APZ3 
Asset Protection 
Road 180 5.7 21 $210 $572 $793,800 $103,046 


R5 


Local Access 
Street adjacent 
to Georges River 
Foreshore 50 1.7 2.2 $210 $245 $23,100 $12,225 


R6 


Pedestrian 
Access Georges 
River Foreshore 50 2.5 10 $210 $100 $105,000 $5,000 


  Bus shelter 4       $14,270   $57,080 


Sub Total               


  Project Management 10%         $179,889 


  Contingency 10%         $179,889 


Totals             $4,657,800 $2,158,674 
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7.5 Contribution Formulae 


Recreation Facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings and Multi dwelling 
housing  


Contribution by cash 


Contribution Rate = C  x O R 
(per dwelling / lot) N  3.7 


where C = Cost of capital works or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Contribution by land dedication 


Area of land to be dedicated = A  x O R 
(per dwelling / lot) N  3.7 


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


For Occupancy Rate refer to Table 4.3 


Aged and Disabled Persons Housing 


Contribution for total development = Conventional Lot Contribution x R  
                           3.7 


where 3.7 = Estimated occupancy rate for a conventional lot 


 R = Number of residents 


Transport facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings and Multi dwelling 
housing  


Contribution by cash 


Contribution Rate  = C x V 
 


(per dwelling / lot )  N  6.7  


where C = Cost of capital works and land identified for the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type  


Contribution by land dedication 


Area of land to be dedicated = A x V 
 


(per dwelling / lot / non residential development)  N  6.7  


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type (refer to Table 6.4) 
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Table 6.4 Vehicle Trips per day per dwelling 


Dwelling Type or Lot Size Vehicle Trips per day 


Residential Subdivision Lots 450 sqm or larger 6.7 


Residential Subdivision Lots smaller than 450 sqm 6.0 


Semi-detached dwellings, Multi dwelling housing & Residential Flat Buildings (where permitted)  


3 or more bedrooms 6.0 


2 bedrooms 4.0 


1 bedroom 3.3 


Aged and Disabled Persons Housing (total development) Total vehicle trips per 
day 


Administration Fees 


All Development 


The cost of administering contributions plans over the coming years has been estimated at 1.2% of 
the value of contributions.   


7.6 Staging of Facilities 


It is expected that facilities will be provided by the developer, including dedication of land, in 
conjunction with the development.  The timing of this will depend on the timing of the development. 


It is envisaged that infrastructure will be provided in conjunction with the development of the land, 
as the land is in only two lots.  
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8. Pleasure Point East 


8.1 Development Trends 


There are 65 existing lots, which can be developed.  No subdivision potential is expected. 


8.2 Transport Facilities 


Council appreciates the need to carefully balance the management of traffic in order to achieve a safer 
local road system with appropriate residential amenity within this rural context and to provide for the 
efficient transfer of people, goods and services. 


In adopting this strategy some cost savings on the construction of the local residential streets is 
advocated in the plan.  These benefits are improved safety and amenity in residential areas as well as 
savings in local development construction costs.   


The existing local street network is built to a rural standard and can accommodate the traffic volumes 
associated with the existing dwellings situated on the northern side of Riverview Road. The 
development of the subject 65 allotments will generate traffic volumes beyond the rural road 
threshold.  The development potential necessitates the upgrading of Pleasure Point Road, Riverview 
Road and Green Street.   


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


There are three catchments for local transport facilities in Pleasure Point East.  For each catchment 
area, information is provided on:   


- Contributing Development (number of dwellings or equivalent that are expected to contribute to 
recreation facilities) 


- Works and Land Acquisition Schedule  


- The area from which contributions would be received is shown on Figure 8.1. 


River Heights Road 


Contributing Development: 7 dwellings 


Table 8.1 


Item Cost 


Establishment $3,475  


Roadway Construction $100,000  


Total $103,475  


River View Road 


Contributing Development: 32 dwellings 


Table 8.2 


Item Cost 


Establishment $3,475  


Kerb & Pavement $84,095  


Footway $17,167  


Total $104,737  
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Green Street 


Contributing Development: 9 dwellings 


Table 8.3 


Item Cost 


Pavement at Intersection $24,464  


 


Figure 8.1 


8.3 Drainage 


Almost all allotments within the plan area require some form of inter-allotment drainage for the 
removal of concentrated stormwater from the individual sites.  The DCP allows for the creation of 
easements where necessary but does not specify the location or width of these easements. It will be 
a condition of consent that such easements are dedicated across the property affected. The actual 
construction of the inter-allotment drains will be covered by this plan. 


The cost of drainage works to service the area is $133,823.   


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


There is one catchment for local drainage facilities in Pleasure Point East.  For the catchment area 
information is provided on:   


- Contributing Development (number of dwellings or equivalent that are expected to contribute to 
recreation facilities) 


- Works and Land Acquisition Schedule  


- The area from which contributions would be received is shown on Figure 8.2. 


Contributing Development: 65 dwellings 
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Table 8.4 


Item Cost 


Easements $938  


Inter - Allotment lines $170,491  


Total $171,430  


 


Figure 8.2 


8.4 Administration Costs 


There are significant costs associated with administering funds of this magnitude.  Both the plan 
preparation / review and implementation aspects of developer contributions are administered staff 
within Council.  A core team of employees are engaged to provide support in co-ordinating such a 
process, as well as prepare status reports, review and relevant data, liaise with Council staff and 
external agencies.  


In accordance with the directive of the Department of Planning, the administration costs are 
comprised of those expenses relative only to those personnel directly responsible for the formulation 
and / or administration of a Contributions Plan.  The cost per lot per year has been averaged across all 
of the Contribution Plan areas. 


8.5 Professional Fees 


The cost of independent land valuations and legal documents are clearly part of the costs of 
administering this plan.  In relation to land acquisition, Council will be required to acquire land for 
roads and incur the associated conveyancing costs. 


It is recognised that the costs associated with land acquisition could be added to the cost of individual 
facilities; however the cost of professional fees attributable to any one facility is completely 
unpredictable.  It is therefore more appropriate that a pool of contribution funds is available to meet 
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these costs as they arise.  The contribution rate will be reviewed in light of income and expenditure 
when this plan is reviewed in accordance with section 2.8. 


The contribution rate is the same regardless of the size of the lot or form of development.  In arriving 
at this rate the following factors were taken into account: 


- The cost of independent valuations is anticipated to vary from $500 - $2,000 depending on 
individual sites and whether the valuation is general or specific; 


- Valuations will be required at least annually for reviewing this contribution plan and more 
frequently depending on movements in the property market; 


- Stamp duty and estimated costs of vendor’s solicitor in land acquisition. 


8.6 Plan Establishment 


The preparation of a contributions plan requires the development of options for the scope of works 
and the corresponding contributions.  The formulation of the contribution plan has required extensive 
discussion on a range of facilities from full urban infrastructure to rural standards.  Preliminary designs 
for many of these options and costing have also been required. 


This contributions plan and all future plans developed will be required to fund the establishment costs 
of the plan itself.  The costs of establishing each plan will vary dependent upon the magnitude of 
development potential.  The establishment costs of this plan have been estimated at $20,000 in total 
a portion of which has already been spent by Council. 


Contributing Development: 65 dwellings 


Table 8.5 


Item Cost 


Administration $64  


Professional & Legal Fees $228  


Plan Establishment Costs $392  


Total $684  


8.7 Contribution Formulae 


Drainage, Land Acquisition, Professional Fees and Plan Establishment 


Contribution Rate = C  
(per dwelling) 65 


where C = Cost of fees, capital works or land identified for the catchment area 


 65 = Number of existing lots 


Road works 


Contribution Rate = C  
(per dwelling) N 


where C = Cost of capital works or land identified for the particular street 


 N = Number of existing lots in the street catchment 


Administration  


The cost of administering contributions plans over the coming years has been estimated at 1.2% of 
the value of contributions.   
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8.8 Staging 


The works will be provided by Council following the receipt of contributions. 
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9. Hoxton Park Stage 2 Release Areas District Facilities 


(Includes Cecil Hills, Hoxton Park, Carnes Hill, Prestons, Middleton 
Grange, Elizabeth Hills and Prestons Industrial) 


9.1 Background 


Facilities in the Hoxton Park Stage 2 Residential Release Area are provided on a district wide basis and 
local basis.  This is because they involve facilities, which by their nature have a larger catchment and 
are provided more efficiently on a district scale.  It should be noted that the Hoxton Park Stage 2 
District catchment area previously included Edmondson Park.  It was excluded following discussions 
with the Department of Planning. 


9.2 Community Facilities 


Nexus 


The Liverpool Stage 2 Release Area Human Services Strategy Study provides the basis for the nexus 
for the community facilities. The study was completed in November 1992, and endorsed by Council in 
December 1992 as the strategy for human services planning in Stage 2 release areas. This study is the 
primary technical tool, which underpins the provision of community facilities.  


Since 1992 Council has annually held a number of community consultations under the Western Sydney 
Area Assistance Scheme (WSAAS).  These consultations have reinforced the issues highlighted in the 
original study with regard to community needs in new release areas.  The range of facilities for which 
contributions are levied include the following. 


District community centre 


District community centres are important as they provide a base for a number of needed community 
services. These include community development, neighbourhood centres, family support agencies, 
outreach programs, geriatric services, etc.  


District centres can accommodate larger meetings and functions, as well as an additional range of 
activities. District centres act as important civic buildings, helping to define a sense of community and 
a sense of social space in an emerging urban area. The district centres also have larger spaces, which 
can generate a substantial hire income to subsidise the centre's ongoing costs or the costs of smaller 
community facilities.  


Branch libraries 


The State Library of NSW publication The planning and design of public library buildings (1990) 
provides guidelines for calculating branch library floor space. The plan adopts the guideline of 42 sqm 
per 1,000 residents.  A branch library is proposed for Stage 2 release areas.  Large branches are 
preferable, as more resources are concentrated in one location, with lower recurrent costs. 


Scope of facilities 


A review of the range of local community facilities was undertaken in 2008.  It was decided that only 
a district multipurpose community centre and Library would be provided.   


Apportionment 


No apportionment is allowed for as there were no existing district community facilities in existence at 
the commencement of the development of the area. 
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Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


15,840 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to district 
community facilities) 


The area from which contributions would be received is shown on Figure 9.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 8 for the location of each item in Table 9.1. 


Works and Land Acquisition Schedule  


The range of Works for local community facilities is shown in Table 9.1. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider 
Hunt. 


Table 9.1 Works and Land Acquisition Schedule 


Ref Item Floor space 
Land 
Area 


Land Unit 
Cost 


Total Land 
Cost 


Total Works 
Cost 


    sqm sqm $ / sqm $ $ 


DC 
Multi purpose Community Centre 
(2,000 sqm) 1,200       $5,237,988 


DC Library 2,300       $11,655,961 


DC Youth Space          $500,000 


   Land acquisition    12,000 $140 $1,680,000   


  Total       $1,680,000 $17,393,949 
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Figure 9.1 Catchment Area  
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9.3 Recreation Facility 


Nexus 


As part of it’s planning for the Hoxton Park Stage 2 Release Areas, Council commissioned an Open 
Space Strategy Report by Manidis Roberts Pty Ltd, in 1990.  Frank Small & Associates also undertook 
market research into the Leisure Requirements for the Residents of Liverpool, a Leisure Needs Analysis 
for the Liverpool Community and a report on Sporting Organisations in 1994.  The contents of these 
reports and their recommendations also form the basis for open space provision. 


The 1990 report identifies the following specific District Recreation Facilities for the Hoxton Park Stage 
2 Release Areas: 


- District swimming pool/indoor leisure complex of 8 ha. 


- District sporting area of 10 ha, with a minimum of 4 quality fields. 


- District Netball Complex of 4 ha, located within a larger recreation area. 


- District children playground of 2 ha, located within a larger recreation area. 


- Cycleways providing links throughout the release areas (provided under local facilities) 


Scope of facilities 


A review of the range of district recreation facilities was undertaken in 2008.  It was decided that the 
district recreation facility should consist of the following items: 


- Tennis courts 


- Indoor Recreation Centre 


- Playground / Civic Park 


- Playing Fields 


The changes arise in part due to the impact of the M7 on the proposed open space, street and drainage 
networks and the Liverpool City Wide Recreation Strategy 2020 in 2003. 


Apportionment 


No apportionment is allowed for as there were no existing major recreation facilities in existence at 
the commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


15,840 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to district 
recreation facilities) 


The area from which contributions would be received is shown on Figure 9.2. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 8 for the location of each item in Table 9.2. 


Works and Land Acquisition Schedule  


The range of Works for local community facilities is shown in Table 9.2. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider 
Hunt. 
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Table 9.2 Works and Land Acquisition Schedule 


No Item No / Area Area 
Land Unit 


Cost 
Total Land 


Costs 
Total Works 


Cost 


     sqm sqm $ / sqm $ $ 


DR Tennis courts 6       $675,000 


DR Indoor Recreation Centre        $7,860,000 


DR Playground / Civic Park 20,000      $1,129,000 


DR Playing Fields 93,000      $4,250,000 


  Sub Total        $13,914,000 


           


  Project Management allowance 8%        $1,113,120 


  Contingency Sum 10%        $1,391,400 


      11,000 $25  $275,000   


    12.2378 34,790 $140  $4,870,600   


    112,000 77,210 $175  $13,511,750   


  Total       $18,657,350  $16,418,520 
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Figure 9.2 Catchment Area  
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9.4 Transport Facilities 


Nexus 


Council appreciates the need to carefully balance the management of traffic in order to achieve a safer 
local street system with appropriate residential amenity and to provide the efficient transfer of 
people, goods and services in a wider urban structure.  In recognition of these objectives the road 
network in the Hoxton Park, Carnes Hill and Prestons areas are designed according to the principles 
of the Australian Model Code for Residential Development 1990.  The Code develops a concept of 
“residential streets" and “transport roads".  The characteristics of the “residential streets" effectively 
discourage major traffic intrusion into residential areas.  “Transport roads" facilitate traffic efficiency 
and direct movement. 


In adopting this strategy some cost savings on the construction of the local residential "streets" is 
advocated in the Code.  The trade off to these benefits, that is improved safety and amenity in 
residential areas as well as savings in local development construction costs, is that an appropriate level 
of monetary contribution to the development of roads dedicated to transport is deemed appropriate. 


Consequently contributions for Transport Facilities are divided into two categories: 


- District Transport Facilities 


- Local Transport Facilities (schemes as identified by local catchments) 


Hoxton Park Stage 2 Release Areas Traffic Study  


Council undertook a detailed study of the future road requirements to service the area, assuming the 
Hoxton Park Stage 2 Release Areas and the Prestons Industrial area have been developed by the year 
2011.  This study has developed a detailed computer model (T Model II software) of the land use and 
transport system at the present and in the future. 


It is important to recognise that the future road network will be significantly congested and it has been 
necessary to accept a level of service of E for the design network performance.  This level of service is 
characterised by unstable traffic flow, congestion and intolerable delays.  In some instances, especially 
regarding access to Liverpool City Centre areas east of the Hume Highway, it has not been practical to 
achieve this and peak hour forced flow appear to be unavoidable. 


The cost of the future road network has been estimated for the sub arterial and arterial roads in the 
area and proportional funding allocation has been developed based on the relative influences of 
various sources of traffic generation.  


The Traffic Study (October 1992) developed a hypothetical apportionment on the basis of the levels 
of traffic, from different areas of traffic generation, which are identified as occurring on various road 
links or at various intersections. This apportionment took into account the local arterial and sub 
arterial road costs (but not including the Cumberland Highway or South Western Freeway corridors).  
The total cost of these works (not including land acquisition) was in the order of $99,000,000, at 1992 
costs. 
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This would be apportioned as follows: 


Prestons Industrial Area 11% 


Stage 2 Residential Release Areas 46% 


Roads and Traffic Authority Through Traffic 37% 


Council Existing Traffic 6% 


After excluding the amount for the Roads and Traffic Authority, the proportions would be as follows: 


Prestons Industrial Area 18% 


Stage 2 Residential Release Areas 72% 


Council Existing Traffic 10% 


The emphasis in devising the works schedule has been to: 


- Maintain opportunity for long term expansion of transport corridors; and 


- Provide a safer road system by ensuring major roads is flood free and major intersections are 
appropriately controlled (signals, seagulls or roundabouts). 


Scope of facilities 


A review of the range of district transport facilities was undertaken in 2008.  This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  The changes arise in part due to the impact of the M7, the 
addition of land north of Hoxton Park Rd, changes to the land use adjacent to the Carnes Hill Centre 
on the proposed open space, street and drainage networks.  The Cowpasture Road deviation was 
originally included in order to provide access to the Horningsea Park area.  The scope of works did not 
include the full extent of road works that now exists. 


Apportionment 


The original traffic study estimated that 10% of the district transport works were attributable to 
existing traffic.  


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


18,310 dwellings/lots (incorporating residential and equivalents from industrial development in 
Prestons) 


The area from which contributions would be received is shown on Figure 9.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 2 - 17 for the location of each item in Table 9.3. 


Works and Land Acquisition Schedule  


The range of Works for local community facilities is shown in Table 9.3. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Council. 
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Table 9.3 Works and Land Acquisition Schedule 


No Item 
Land 
Unit 
Cost 


Works 
Unit 
Cost 


Length Width Area 
Total Land 


Cost 
Total Works 


Cost 


    
$ / 


sqm 
$ / m m m sqm $ $ 


Corridors                 


RD1 Beech Rd Deviation               


  Road reserve $175    930 24 22,320 $3,906,000    


  
2 lane undivided 
carriageway   $788  930       $732,999  


RD2 Beech Rd Widening               


  Road reserve $175    470 4 1,880 $329,000    


  


Structural Overlay 
existing central 
pavement   $52  420 5.1 2,142   $21,794  


  


Widen existing 
pavement to form 4 
lane undivided urban 
road   $175  420 1.9 798   $139,893  


  Lyn Parade Extension               


RD3.1 
Road reserve over 
special use land $175    560 11 6,160 $1,078,000    


RD3.2 
Rosd reserve over 
special use land $48    560 1 560 $26,880    


RD3.3 
Road reserve over 
industrial land $175    690 2 1,380 $241,500    


RD3.4 


Environmental 
studies for Lyn Parade 
ext           $98,900    


RD3.5 
Pavement over 
special use land   $1,540  560       $862,400  


RD3.6 
Pavement over 
industrial land   $50  690       $34,500  


RD3.7 


Re-instate fence 
along frontage to 
Transmission Tower   $133  560       $74,610  


  Kurrajong Rd               


RD4.1 


Road reserve: 
Cowpasture Rd to 
Marketplace $175    300 24 7,200 $1,260,000  $175  


RD4.2 


Road reserve: 
Marketplace to 
Cabramatta Ck  $175    900 20 18,000 $3,150,000  $175  


RD4.3 


Road reserve: 
Intersection widening 
- Future Road $175    240 15 3,600 $630,000  $175  


RD4.4 


Road reserve: 
Intersection widening 
- Mowbray Road $175    240 3 720 $126,000  $175  


RD4.5 


Road reserve: 
Intersection widening 
- Bernera Road $175    160 6 960 $168,000  $175  


RD4.6 


Road reserve: 
Intersection widening 
- San Marino Drive $175    80 5 400 $70,000  $175  


RD4.7 


Road reserve: 
Crossing of 
Cabramatta Creek on 
east side         3,783 $1,214,500    


    $100        3,000 $300,000  $100  


RD4.8 


4 lane urban road 
with median: 
Cowpasture Road to 
Marketplace   $2,411  300       $723,238  
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No Item 
Land 
Unit 
Cost 


Works 
Unit 
Cost 


Length Width Area 
Total Land 


Cost 
Total Works 


Cost 


    
$ / 


sqm 
$ / m m m sqm $ $ 


RD4.9 


4 lane urban road: 
Marketplace to 
Cabramatta Ck     900       $5,200,000  


RD4.10 
Bridge over 
Cabramatta Ck               


  
Twin bridges with 2 x 
14m spans x 9.5 wide         532   $5,000,000  


RD4.11 


Re-instate fence 
along frontage to 
Transmission Tower   $133  560       $74,610  


  
15% Contingency for 
Civil Works             $1,638,486  


RD4.12 
4 lane urban Road 
upgrade   $788  3,930       $3,097,511  


  


Structural Overlay 
existing central 
pavement   $49  3,930 7 27,510   $7,350,338  


  
15% Contingency for 
Civil Works             $1,567,177  


RD5 Cowpasture Rd Deviation               


  Road Reserve $175        13,700 $2,397,500    


  


Two lane undivided 
carriageway with 
unsealed shoulders 
and table drains   $788  800       $630,537  


RD6 
Provision for bus 
priority facilities               


  Bus filter             $73,290  


  


1 bridge over 
Cabramatta Ck at 
Bumberra St               


  
2 x 14m spans x 5m 
wide             $291,707  


  Bernera Rd               


  


Road reserve: 
Kurrajong Rd to 
Camden Valley Way $175    1,400 7 9,800 $1,715,000    


RD7.1 
Kurrajong Rd to 
Camden Valley Way             $7,700,000  


  


Structural Overlay 
existing central 
pavement   $49  1,400 7 9,800   $68,720  


RD7.2 
South of Yarrawa Rd 
(half road width) 


west 
side $920  150 6.5 


Pre-
existing 
street  $137,925  


RD7.3 
Around Yarrunga St 
(full road width)   $1,839  240 13 


Pre-
existing 
street  $441,360  


RD7.4 
South of Yarrunga St 
(half road width) 


west 
side $920  320 6.5 


Pre-
existing 
street  $294,240  


  
15% Contingency for 
Civil Works             $1,296,337  


  Sub Totals           $16,711,280  $37,451,671  


                  


  Intersections               


RD8.1 
Signalised intersection Camden Valley Way and Beech Rd Deviation (incl all RTA 
Fees)   $175,897  


  Turn / Slip lane, State Rd T intersection         $304,887 
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No Item 
Land 
Unit 
Cost 


Works 
Unit 
Cost 


Length Width Area 
Total Land 


Cost 
Total Works 


Cost 


    
$ / 


sqm 
$ / m m m sqm $ $ 


RD8.2 
Signalised intersection Camden Valley Way & Cowpasture Rd Deviation (incl all RTA 
Fees)   $175,897  


  Turn / Slip lane, State Rd T intersection        $304,887 


RD8.3 Signalised intersection Cowpasture Rd & Joshua Moore Drive (incl all RTA Fees)   $175,897  


  Turn / Slip lane, State Rd T intersection        $304,887 


RD8.4 Seagull intersection at Kurrajong Rd deviation   $175,897  


RD8.5 Seagull intersection at Kurrajong Rd deviation & un-made Rd   $175,897  


RD8.6 Roundabout at intersection Kurrajong Rd deviation & un-made Rd   $175,897  


RD8.7 Roundabout at intersection Kurrajong Rd & Mowbray Rd   $175,897  


RD8.8 Signalised intersection at Bernera & Kurrajong Rds Signals Cost (incl all RTA Fees)   $175,897  


  Turn / Slip lane, Sub Arterial X intersection    $304,887 


RD8.9 Roundabout at intersection Kurrajong & San Marino Drive   $175,897  


RD8.10 
Signalised intersection Bernera Rd, Wroxham St & Bomaderry Drive (incl all RTA 
Fees)   $175,897  


  Turn / Slip lane, Sub Arterial X intersection     $304,887 


RD8.11 Roundabout at intersection Kurrajong & Beech Rds   $175,897  


RD8.12 Roundabout at intersection of Kurrajong & Cedar Rds   $175,897  


RD8.13 Roundabout at intersection of Kurrajong & Wonga Rds   $175,897  


RD8.14 Roundabout or Seagull intersection at Kurrajong & Napier Rds   $76,223  


RD8.15 Roundabout at Beech Rd & Barcelona Drive   $175,897  


RD8.16 Roundabout at Beech Rd deviation & Pine Rd extension   $175,897  


RD8.17 Signalised intersection at Lyn Parade & Jedda Rd (incl all RTA Fees)   $304,887  


  Various signalised intersections    $2,500,000  


RD8.19 Signalised intersection at Hoxton Park & Banks Rd (incl all RTA Fees)     


RD8.20a Camden Valley Way & Ash Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20b Camden Valley Way & Bernera Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd X intersection     


RD8.20c Camden Valley Way & Corfield Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20d Camden Valley Way & Rynan Avenue (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20e Camden Valley Way & Horningsea Park Drive (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20f Cowpasture Rd & Chapman Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20g Cowpasture Rd & Kurrajong Rd extension (incl all RTA Fees)     


  Turn / Slip lane, State Rd X intersection     


RD8.20h Cowpasture Rd & Twelfth Avenue (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20i Hoxton Park Rd & either Webster or Calabro Rds (incl all RTA Fees)     


RD8.20j Cartwright Avenue & Hoxton Park Rd (incl all RTA Fees)     


RD8.20k Hoxton Park Rd & Lyn Pde (incl all RTA Fees)     


RD8.20l Hoxton Park Rd & Ash Rd (incl all RTA Fees)     


  Turn / Slip lane, Sub Arterial T intersection     


RD8.20m Hoxton Park, Whitford & Illaroo Rds (incl all RTA Fees)     


  Turn / Slip lane, Sub Arterial X intersection     


RD8.20n Hoxton Park Rd & First Avenue (incl all RTA Fees)     
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No Item 
Land 
Unit 
Cost 


Works 
Unit 
Cost 


Length Width Area 
Total Land 


Cost 
Total Works 


Cost 


    
$ / 


sqm 
$ / m m m sqm $ $ 


  Turn / Slip lane, Sub Arterial T intersection     


RD8.20o Hoxton Park Rd & un-named Rd (incl all RTA Fees)     


  Turn / Slip lane, Sub Arterial T intersection     


RD8.20p Hoxton Park & Cowpasture Rd (incl all RTA Fees)     


RD8.20q Cowpasture Rd & Mannow Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd X intersection     


RD8.20r Cowpasture Rd & Sixteenth Avenue (incl all RTA Fees)     


  Turn / Slip lane, State Rd X intersection     


RD8.20s Cowpasture Rd & Seventeenth Avenue (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20t Cowpasture Rd & Green Valley Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd T intersection     


RD8.20u Cowpasture Rd & North Liverpool Rd (incl all RTA Fees)     


  Turn / Slip lane, State Rd X intersection     


  Sub Total             $7,043,998  


                  


  Total           $16,711,280  $44,495,669  


 


Figure 9.3 Catchment Area  
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9.5 Drainage Facilities 


Nexus 


The factors outlined at the beginning of Section 8 mean that the development of new areas may cause 
or exacerbate flooding problems in areas remote from the development areas themselves.  Council 
has identified a strategic trunk drainage scheme to offset the impacts of the development in the 
Hoxton Park Stage 2 Release Areas and taking into account development in the Hoxton Park Stage 1 
Release Areas.  This scheme, known as Option A3 in the Trunk Drainage Study carried out on Council's 
behalf by Kinhill Engineers, involves a system of wet and dry detention basins.  The scheme relies on 
the principle of controlling differential catchment response rates to optimise the required basin 
storage capacities.  This is a cost effective solution and in practice means that some tributary creeks 
are retarded with extra basin storage compared to other tributary creeks.  This is reflected in the 
placement of more basins on Hinchinbrook Creek. 


The scheme is an effective, integrated strategy to offset the impacts of development on stormwater 
runoff both on the major creek tributaries within the release areas and downstream of the release 
areas.  Consequently, the entire release area contributes as a collective whole to the implementation 
of the Option A3.   


The drainage systems identified for developer contributions in the Hoxton Park Stage 2 Release Areas 
fall into two basic categories: 


- The Major Trunk Drainage System of detention basins and water quality ponds system as identified 
in the selected Option A3 in the Kinhill's Report. 


- Various local catchment pipe and channel systems as identified in the local catchment schedules by 
Council. 


Contributions are levied on all development for both of these categories.  The contribution for major 
drainage basins is constant throughout the whole stormwater catchment, while that for local trunk 
drainage varies according to the appropriate local catchment.  Within the various local drainage 
catchments, individual developers are required to directly bear the cost of all pipelines up to 825mm 
diameter within or past their own land.  The cost difference between any larger pipe size or drainage 
swale/channel is funded by developer contributions. 


Background study 


Capital costs for basins are based on the Kinhill Study.  The land acquisition cost involves all of the 
basins, including those that were previously part of the Open Space Strategy. 


The NSW Dams Safety Committee (DSC) has a statutory role to oversee dam owners where public 
safety, property and the environment could be at risk.  As part of this role, the Committee prescribes 
(i.e. legally registers) those basins, which pose a potential threat to downstream communities with a 
view to ensuring the basins meet adequate safety standards.  This means that these basins are treated 
as prescribed dams and must meet the standards set by the committee at all stages of the 
development and operation of the basins, including regular surveillance inspections to ensure their 
continuing safety. 


In particular the Committee requires that these basins are designed such that during extreme floods, 
rather than the design flood (Probable Maximum Flood etc) the basins will behave in a manner such 
as not to threaten lives or cause major property/environmental damage downstream.  That is, the 
basins are “fail safe” or designed to fail at an acceptable level and rate. 


In NSW, prescribed basins owned by local government authorities also come under the oversight of 
the NSW Public Works under the requirements of the Local Government Act 1993. 


1992 Hoxton Park Stage 2 Release Area Total Catchment Management Study – Kinhill only considered 
1:100 year flood for basins and did not consider floods larger than 1:100 year.  Hence no cost was 
allowed for in design or construction requirements of extreme floods. 
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Scope of facilities 


A review of the range of district drainage transport facilities was undertaken in 2008.  This was 
undertaken in conjunction with the preparation of Liverpool DCP 2008 and decisions following the 
masterplanning of Middleton Grange, the preparation of the contributions plan for Edmondson Park, 
a review of the trunk drainage strategy by Bewsher Consulting and the impact of the M7. 


Apportionment 


No apportionment is allowed for as there were no existing district drainage facilities in existence at 
the commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


15,450 dwellings/lots (incorporating residential, business and equivalents from industrial 
development in Prestons) 


The area from which contributions would be received is shown on Figure 9.4. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 2 - 17 for the location of each item in Table 9.4. 


Works and Land Acquisition Schedule  


The range of Works for local community facilities is shown in Table 9.4. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Council. 


This area incorporates the development potential of residential lots (including the Business zones) in 
Hoxton Park, Carnes Hill, Prestons, Cecil Hills and the equivalent lots for Prestons Industrial Area.   


There are other drainage detention facilities to be provided which contribute to the overall trunk 
drainage strategy in Cabramatta Creek.  These are provided either by local developer contributions in 
Middleton Grange and Edmondson Park or by a Voluntary Planning Agreement in the future Elizabeth 
Hills and the former Hoxton Park Aerodrome. 


Table 9.4 Works and Land Acquisition Schedule 


No Items Area Land Unit Cost Land Works 


DD 3A Basin 3A 30,380   Existing $1,948,235  


DD 3B Basin 3B 70,000   Within Corridor 1,024,745 


DD 4 Basin 4 100,000   Existing $806,691  


DD 6 Basin 6 55,000 $175  $5,725,000    


DD 10 Basin 10 133,100 $101  $13,469,720  $4,718,383  


DD 11 Basin 11       $745,809  


   87,434 $116  $12,135,349   


    16,606   $1,639,577    


Totals       $32,969,646  $9,243,862  
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Figure 9.4 Catchment Area  
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9.6 Contribution Formulae 


Community and Recreation Facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing and Residential Flat Buildings 


Contribution by cash 


Contribution Rate = C  x O R 
(per dwelling / lot) N  3.7 


where C = Cost of capital works or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Contribution by land dedication 


Area of land to be dedicated = A  x O R 
(per dwelling / lot) N  3.7 


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


For Occupancy Rate refer to Table 4.3 


Aged and Disabled Persons Housing 


Contribution for total development = Conventional Lot Contribution x R  
                           3.7 


where 3.7 = Estimated occupancy rate for a conventional lot 


 R = Number of residents 


Transport facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing, Residential Flat Buildings and other development 


Contribution by cash 


Contribution Rate  = C x V 
 


(per dwelling / lot )  N  6.7  


where C = Cost of capital works and land identified for the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type  


Contribution by land dedication 


Area of land to be dedicated = A x V 
 


(per dwelling / lot / non residential development)  N  6.7  


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type (refer to Table 8.5. 
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Table 8.5 Vehicle Trips per day per dwelling 


Dwelling Type or Lot Size Vehicle Trips per day 


Residential Subdivision Lots 450 sqm or larger 6.7 


Residential Subdivision Lots smaller than 450 sqm 6.0 


Semi-detached dwellings, Multi dwelling housing & Residential Flat Buildings (where permitted)  


3 or more bedrooms 6.0 


2 bedrooms 4.0 


1 bedroom 3.3 


Aged and Disabled Persons Housing (total development) 
Total vehicle trips per 


day 


Drainage Facilities 


Conventional Lot Residential Subdivision 


Contribution by cash 


Contribution Rate  = C      
(per sqm of lots)  N x 450 


where C = Cost of capital works or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


Contribution by land dedication 


Area of land to be dedicated = A 
(per conventional lot)  N 


where A = Total area to be acquired 


 N = Number of equivalent lots / dwellings in the catchment area 


Small Lot Subdivision, Semi-detached dwellings, Multi dwelling housing, Residential Flat Buildings, Aged and 
Disabled Persons Housing and Non Residential Development 


Contribution by cash 


Contribution = Conventional Lot Contribution x CR x Site Area  
(per sqm of site area) 0.65  


Where C R = Runoff coefficient for the specific development type as specified in the Table 9.  


Contribution by land dedication 


Area of land to be dedicated = A x C R  x Site Area  
(total development) N  0.65    


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 C R = Runoff coefficient for the specific development type as specified in Table 8.6     


The relative impacts of different types of land development on any drainage system can be estimated 
by comparing the peak discharge rates of runoff that the different types of development would 
produce.  The rational formula estimates the peak discharge rates by use of runoff coefficients that 
are directly related to the proportion of a site that is impervious to rainfall infiltration. The following 
table gives the relative impacts of alternate types of land development on runoff generation. 
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Table 9.6 Co efficient of Runoff for development types 


Development Type Co efficient of Runoff 


Conventional residential lots and schools 0.65 


Semi-detached dwellings, villa houses, small lot subdivision and Aged and Disabled Persons 
Housing 


0.75 


Town houses 0.80 


Shopping Centre & other non-residential 0.95 


9.7 Staging of Facilities 


Council will build most facilities as the population threshold for their construction is usually much 
larger than individual developments. These will be provided as funds become available and as land 
can be acquired.  
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10. Hoxton Park, Carnes Hill and Prestons Release Areas  


10.1 Background  


Development in the Cecil Hills, Hoxton Park, Carnes Hill and Prestons Residential Release Areas has 
now reached an advanced stage of development.   


Catchment Areas 


There is a single catchment for Community, Recreation Facilities and Streetscape works.  There are a 
number of separate sub catchments for transport and drainage facilities. 


10.2 Community Facilities 


Background 


New development, which leads to an increase in the number of residents, will also increase the 
demand for community facilities including multi-purpose community centres, libraries and cultural 
facilities.   


It is intended that contributions will be levied on aged or disabled housing development (as defined 
under State Environmental Planning Policy (Housing for Seniors or People with a Disability) 2004. 


One of the key criteria, which allow development under the SEPP, is the local availability of support 
services.  


Contributions are levied for aged and disabled housing development on the following grounds: 


- The standard nexus between the new population and the demand for additional services. 


- Older and disabled people will be future users of multi-purpose community centres and the branch 
library. 


- Service providers in Liverpool generally will use these facilities to provide local services for the 
anticipated population. 


- Aged or disabled housing will not provide additional facility capability to people other than 
residents of the development. 


- Not all residents' requirements can be met from services provided on site. 


- The criteria within the SEPP for availability of local support services cannot be met without Council 
facilities in the locality. 


Nexus 


Local level multi-purpose community centres provide a locally based facility. Poor public transport, 
inadequate human services infrastructure, distance and therefore poor access to centrally located 
services are key obstacles facing new residents.  As a focal point for residents, community centres 
provide flexible space for a broad range of community activities.  Some of the functions and activities 
that can occur in these centres include: 


- Meeting space for community groups and organisations. 


- An informal meeting place and information centre. 


- Multi-purpose working space for a range of activities such as play groups, educational classes, 
cultural and leisure activities (arts and crafts classes, cultural projects, workshops, etc). 


- Sessional space for visiting and specialist services such as community nurses, health services, family 
support services, etc. 
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- Office accommodation, interview rooms and generally an administrative base for community 
workers and local Neighbourhood Centre services. 


- Spaces for private functions such as weddings, celebrations, formal meetings, cultural events, etc. 


Elected committees comprising local residents and users usually manage such centres. 


Council proposes a standard for such facilities, a 600sqm building for a population of approximately 
8,000 - 10,000 residents.  This standard is proposed based on experience of facilities in other Liverpool 
release areas.  In areas with a projected population over 10,000 but less that 20,000, it is proposed to 
build centres that are proportionately based on this standard.  This will be incorporated into the floor-
space ratio adopted in this Plan for community facilities. 


Scope of facilities 


A review of the range of local community facilities was undertaken in 2008.  It was decided that a local 
multipurpose community centre for each suburb would be provided.  An analysis of local community 
centres in areas adjacent release areas showed that bookings for these centres were at full capacity. 


Apportionment 


No apportionment is allowed for as there were no existing local community facilities in existence at 
the commencement of the development of the area. 


Contributing Development, Works Schedule and Catchment Area  


Contributing Development 


10,540 dwellings/lots (number of dwellings or equivalent that are expected to contribute to local 
community facilities) 


The area from which contributions would be received is shown on Figure 10.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 7, 8 & 13 for the location of each item in Table 10.1. 


Works and Land Acquisition Schedule  


The range of Works for local community facilities is shown in Table 10.1. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider 
Hunt. 


Table 10.1 Works Schedule  


No. Item Works Cost 


   $ 


C1 Multi-Purpose Community Centre (600 sqm) $2,269,150  


C2 Multi-Purpose Community Centre (600 sqm) $2,269,150  


C3 Multi-Purpose Community Centre (600 sqm) $2,269,150  


Total    $6,807,450  
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Figure 10.1 Catchment Area 


10.3 Recreation Facilities  


Nexus 


The link between residential development, the recreational needs of the incoming population and the 
provision and subsequent embellishment of open space is based upon: 


- Demographics of projected incoming population 


- Needs of major target groups 


- Market research 


- Location/design constraints and requirements 


As part of it’s planning for the Hoxton Park Stage 2 Release Areas, Council commissioned an Open 
Space Strategy Report by Manidis Roberts Pty Ltd, in 1990.  Frank Small & Associates also undertook 
market research into the Leisure Requirements for the Residents of Liverpool, a Leisure Needs Analysis 
for the Liverpool Community and a report on Sporting Organisations in 1994.  The contents of these 
reports and their recommendations also form the basis for open space provision. 


Heather Nesbitt Planning with CD Recreation Services and Parkland Environmental Planners 
completed a review in March 2003. 


Needs of Major Target Groups 


The major target age groups from a recreational viewpoint in new release areas are children 0-14 
years and adults 20-34 years.  The recreational activities and open space needs for these specific age 
groups mainly comprise: 


- Small parks within walking distance of all residences with play equipment 


- Formal playing fields 
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- Areas for informal sporting facilities 


- Corridors linking open space features 


- Large natural and parkland areas 


More specific desired recreational activities for these groups are. 


0 - 14 years 20 - 34 years 


Cricket/football 


Bicycle paths 


Walking for pleasure 


Parks/playgrounds 


Picnic/barbeques 


Swimming 


Visiting friends 


Going to movies 


Going to beach 


Cricket/football 


Tennis 


Walking for pleasure 


Picnic/barbeques 


Jogging 


Swimming 


Squash 


Visiting friends 


Going to clubs 


Going to movies 


Dancing / disco 


The need for open space and its embellishment also exists for age groups other than those discussed 
above to provide a total community environment. Local parklands, walking, bicycle paths, tennis 
courts and hard court areas will provide such recreational opportunities. 


Location and Design 


The market research stresses easy access to all facilities, which emphasises the need for good 
transport facilities and increased community awareness of recreational opportunities. The final 
location and design of facilities is however influenced by a number of factors including population 
thresholds, existing site conditions, transport networks, easements, and open space policy objectives.  
The distribution and use of Open Space is based on the hierarchy of open space as outlined in the 
Open Space Strategy Report (1990). 


The following tables outline the proposed hierarchy of open space provision within the broader 
Hoxton Park Stage 2 Release Area and the Department of Planning recommended quality goals for 
open space. 
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Open Space Quality Goals 


Goal Rationale 


Minimum open space size of 0.5ha for 
new release areas. 


 


Increased maintenance cost and reduced useability for areas 
smaller than this.  The pocket park concept has been shown to 
be largely a failure and many councils are attempting to dispose 
of many of these sites. 


Each area of greater than 10ha be linked 
to at least one other area. 


To encourage linkages between open spaces.  Footpaths and 
street narrowing can be used in some circumstances. 


Each household should be within 500m of 
open space of at least 0.5ha. 


Equity of distribution and to reduce car dependence. 


Diversity of settings is encouraged. 


 


Diversity of settings will more likely cater for a greater range of 
recreation need.  In new release areas this can be facilitated 
through flexible design modules. 


Sports fields should primarily be playable. 


 


Sports fields should be designed to ensure that playing surfaces 
are in use for the maximum period possible, particularly if 
designed within detention basins. 


Terrain should provide an alternative to 
that prevailing in the area. 


More appeal and interest will be generated with mounding, 
creek lines and ridge tops 


Linear open space should have capacity 
for good pedestrian and bicycle 
movements and have houses 'facing' and 
side-on. 


Increase useability and decreased vandalism. 


Source: NSW Dept of Planning - Outdoor Recreation & Open Space (1992) 


Background to Open Space Design and Location 


A number of constraints have influenced where and how the above mentioned open space 
requirements have been allocated within the precinct areas. 


- Flooding/Drainage - the concept of dual use of open space for drainage functions includes the 
retention of natural creek lines to control flooding and the use of dry basins as sporting fields. 


- Electricity Easements - the presence of large easements, some of which have been, incorporated 
within larger open space areas. 


- Existing Dwellings - where possible locating major open spaces & collector streets away from 
existing development so as not to impede initial development.  Due to the rate of development a 
number of smaller pocket parks have already been provided prior to the review of this plan. 


- Street Network - where major impact on access to recreational facilities occurs, open space 
provisions may be either under or over desired levels. 


- Landform & Vegetation - where open space has been allocated to retain natural features or where 
natural barriers such as creeks occur, some areas may contain smaller open space areas in close 
proximity. 


The final layout of open space areas has also been influenced by the following open space objectives. 


- District facilities are centrally located adjacent to the District Retail Centre and are easily accessible 
by public and private transport. 


- Provision of open space links radiating from the District Retail / Recreational Centre to the 
surrounding precincts, to the Special Uses Corridor in the west, and along Hinchinbrook, 
Cabramatta and Cowpasture Creeks. 


- Retention of local features such as bushland, creek lines, natural high points and vistas. 


The report identifies the following specific recreation facilities for the Hoxton Park, Carnes Hill and 
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Prestons areas: 


- District park/bushland of which a minimum 10ha is to be provided along Hinchinbrook & 
Cabramatta Creeks and 10ha to be provided along Hinchinbrook Ck within Precinct 3 (Middleton 
Grange). 


- Cycleways providing links throughout 


- Local Sports fields - total 20 playing fields with this number inclusive of the 4 quality fields allocated 
for the district sporting area. 


- Precinct Park - total 8. 


- Children’s playgrounds - total of 10ha. 


The required open space provision is 114.73ha of which 102.5ha local open space plus a proportion of 
district open space of 12.23ha. 


Scope of facilities 


A review of the range of local recreation facilities was undertaken in 2008.  This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  The changes arise in part due to the impact of the M7 on the 
proposed open space, street and drainage networks and the Liverpool City Wide Recreation Strategy 
2020 in 2003. 


Apportionment 


No apportionment is allowed for as there were no excess local recreation facilities in existence at the 
commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


10,540 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
recreation facilities) 


The area from which contributions would be received is shown on Figure 10.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 3 – 5, 7 – 9, 11 – 14, 16 & 17 for the location of each item in Table 
10.2. 


Works and Land Acquisition Schedule  


The range of Works for local community facilities is shown in Table 10.2. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider 
Hunt. 
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Table 10.2 Works and Land Acquisition Schedule  


No. Items  
Works Unit 


Cost 
Land Unit 


Cost 
Area Works Cost Land Cost 


    $ per item $ / sqm ha $ $ 


Major Parks           


1 Peter Miller Park (Cedar Road)   $175  5.6634   $9,910,950  


  Children's Play Area     0.04 $57,426    


  Sportsfield $806,431    3.0000 $2,419,293    


  Consolidated Passive Area $312,830    2.4299 $760,147    


  Existing public street     0.1935     


2 Ash Road Sports Ground   $50  10.2713   $5,135,650  


  Children's Play Area       $57,426    


  Amenities building       $1,100,000    


3 Macleod Park & Harvard Park (Braidwood Dr) $175  13.482   $23,593,500  


  Children's Play Area     0.04 $57,426    


  Sportsfield  $806,431    7.842 $6,324,032    


  Consolidated Passive Area $312,830    5.6 $1,751,851    


4 Schoeffel Park (Basin 11) (Strzlecki Dr)   8.584   
(Dist 


Drainage) 


  Children's Play Area     0.04 $57,426    


  Sportsfield  $806,431    1.81 $1,459,640    


  Consolidated Passive Area $312,830    6.734 $2,106,600    


5 Edmund Barton Park           


6 Basin 10     13.27   
(Dist 


Drainage) 


  Children's Play Area     0.04 $57,426    


  Sportsfield  $2,426,751      $4,853,503    


7 Brownes Farm Reserve (First Ave)   $50  9.447   $4,723,500  


  Children's Play Area     0.04 $57,426    


  Sportsfield  $806,431    3.75 $3,024,116    


  Consolidated Passive Area $312,830    2.1 $656,944    


  Bushland / Natural Areas $175,065    3.017 $528,170    


  Community Facilities     0.54     


8 Cabramatta Creek Corridor   $17 0.157   $27,268  


      $50  7.647   $3,823,500  


  Bushland / Natural Areas $175,065      $1,338,719    


9 Hinchinbrook Creek Corridor   $17  2.225   $386,447  


  Bushland / Natural Areas $175,065      $389,519    


10 Bears Creek Corridor   $17  1.5   $260,526  


      $25  0.7   $175,000  


      $50  1.422   $711,000  


  Bushland / Natural Areas $175,065      $248,942    


11 Bushland (Adjacent Maxwell's Creek) $50  2.144   $1,072,000  


  Bushland / Natural Areas $175,065      $375,339    


12 Bert Burrows Park (Warialda Way)   $175  0.6411   $1,121,925  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $200,556    


13 Wendy Paramor Park (12th and  Mannow Ave) $175  0.8   $1,400,000  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $250,264    


14 Link (Cowpasture / Muller / 2nd Ave) $175  3.767   $6,592,250  


  Linear Passive area  $381,239      $1,436,129    
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No. Items  
Works Unit 


Cost 
Land Unit 


Cost 
Area Works Cost Land Cost 


    $ per item $ / sqm ha $ $ 


15 Link (Basin 10 - Special Uses Corridor)  $17  1.32   $229,263  


  Linear Passive area  $381,239      $503,236    


16 Knoll (west Cowpasture Road)   $175  1.4469   $2,532,075  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $452,634    


17 Precinct Park (adjacent Horningsea Park) $175  0.416   $728,000  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $130,137    


18 Precinct Park (within District Retail Centre) $175  0.2   $350,000  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


19 Precinct Park (Bumbera Road)   $175  0.7859   $1,375,325  


  Bushland / Natural Areas $175,065      $137,583    


20 Link (across Kookaburra Road)   $175  1.724   $3,017,000  


  Linear Passive area  $381,239      $657,257    


21 Rettalack Park (adj. Prestons Shops)  $175  0.487   $852,250  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830    0.307 $96,039    


  Community Facilities     0.18     


22 Dalmeny Reserve (east of Bernera Road ) $175  1   $1,750,000  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $312,830    


23 Precinct Park (Maple Road )   $175  0.49   $857,500  


  Children's Play Area       $57,426    


  Consolidated Passive Area $312,830      $153,287    


26 Link (Maxwells Creek - Kurrajong Rd)  $175  0.2   $350,000  


  Linear Passive area  $381,239      $76,248    


27 
Land at junction of Hinchinbrook / Cabramatta 
Creeks $50  1.677   $838,500  


              


Sub Totals   90.7676 $32,609,542  $71,813,430  


       


Playground Parks           


PP1 Pavo Park   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP2  Aston Reserve   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP3 Joe D'quino Park (Pacific Palms Cct)   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP4 Alex Grimson Reserve   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP5 A E Reay Park   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP6 Off Pacific Palms Circuit   $175  0.2   $350,000  
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No. Items  
Works Unit 


Cost 
Land Unit 


Cost 
Area Works Cost Land Cost 


    $ per item $ / sqm ha $ $ 


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP7 Off Coffs Harbour Ave   $50  0.4   $200,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $125,132    


PP8 Walter Baldery Park   $175  0.6   $1,050,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $107,570    


PP9 Glendevie Park   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP10 Gatto Place   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP11 Ayshford Reserve   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP12 Riddell Park   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP13 Dryander Ave   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP14 Prout St/Cobble Circuit   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP15 Wingate Ave   $175  0.2   $350,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP16 Solander Ave   $175  0.4   $700,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $71,714    


PP17 Watling Ave   $175  0.4   $700,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $71,714    


PP19 Yalwal Court   $150  0.2   $300,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $62,566    


PP20 Trash & Treasure   $150  0.8   $1,200,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $250,264    


PP21 Abbeville Cl   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP22 Taralga Street   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP23 Fortunato Park   $175  0.2   $350,000  
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No. Items  
Works Unit 


Cost 
Land Unit 


Cost 
Area Works Cost Land Cost 


    $ per item $ / sqm ha $ $ 


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP24 Linkage between Dalmeny Drive & Ash Road $175  0.5   $875,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $156,415    


PP25 Sid Neville Reserve   $175  0.4   $700,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $71,714    


PP26  Henry Kitchen Park (Barcelona Dr)   $175  0.6   $1,050,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $107,570    


PP27 Pavisi Park (Corner Calabria & Venezia Streets) $175  0.4   $700,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $71,714    


PP29 Morris Park at Thirroul Circuit   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


PP30 Fintray Park   $175  0.4   $700,000  


  Children 's Play Area       $57,426    


  Consolidated Passive Area $312,830      $125,132    


PP31 East of Dalmeny Drive   $175  0.4   $700,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $71,714    


PP32 Varley Park at Corfield Rd   $175  0.2   $350,000  


  Children 's Play Area       $36,744    


  Consolidated Passive Area $179,284      $35,857    


Sub Totals     9.1 $3,523,489  $15,175,000  


              


Cycleways           


Cycleways through open space linkages and along creeks     $2,439,877    


              


Sub Total       $38,572,908    


              


Project Management 10%       $3,857,291    


Contingency 10%       $3,857,291    


Totals       99.9 $46,287,490  $86,988,430  
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Figure 10.2 Catchment Area 


10.4 Transport Facilities 


Nexus 


Collector Streets 


In the Hoxton Park, Carnes Hill and Prestons Residential Release Areas, the Local Access Street was 
adopted as the benchmark to assess developer contributions.  Council has adopted the philosophy 
that within each neighbourhood, all streets of higher standard than collector streets are necessary to 
provide access for everyone in that neighbourhood.  Therefore there is a contribution toward the 
difference in cost between a local access street and each street of higher standard.  This applies to the 
additional width, pavement depth and land value (in excess of 18m width).   


Within the Council's road hierarchy are the following: 


- Access places and cul-de-sac: cater for up to 300 vehicles per day (vpd) and not more than 100m 
long 


- Local access streets: cater for up to 1,000 vpd with provision for up to 2000vpd with wider 
pavements 


- Collector streets: cater for up to 3,000vpd 


- Trunk collector streets: cater for up to 6,000 vpd and usually provide a link between the internal 
collector road system of a residential precinct and the major road system 


- Sub arterial roads: cater for up to 15,000 vpd and are the principal traffic carriers within an urban 
neighbourhood 
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Streets adjacent to public schools, open space and drainage corridors  


Streets which front public facilities such as public schools, open space and drainage corridors are not 
directly the responsibility of any one developer and are, therefore, levied for under this Plan.  For 
any street which a developer has one frontage to and the other side of the road is fronted by a 
public facility such as public schools, open space and drainage corridors, the developer is required to 
provide the following: 


- 9 m street reserve or half street reserve, which ever is greater 


- The cost of constructing half of a street with a minimum 5.5m street pavement width, or half the 
designated street width, whichever is greater 


The remainder of the full width street dedication and construction is funded by contributions. 


Upgrading existing public roads 


Where an existing road is identified within the contributions plan as requiring an upgrade, Council has 
made an assessment of the remaining life of the pavement and deducted this from the cost of 
construction of a new pavement.  Where the road is identified as access denied on the relevant 
chapter of Liverpool DCP 2008, the work is costed for the construction of full width pavement.  If future 
residential lots have access directly to the road, the contributions plan funds central pavement only. 


Roundabouts  


Roundabouts serve the whole street system within each neighbourhood and consequently serve each 
property.  The cost is determined by the difference in cost between an intersection with a roundabout 
and a normal intersection. 


Other Traffic Facilities 


The other facilities include: 


- Trunk Collector Streets 


- Local Streets fronting open space, drainage, schools etc and within heritage precinct 


- Roundabouts 


- School Bus Bays 


- Structural upgrading and overlay of pavements on existing streets 


- Bus shelters 


- Wombat crossings 


- Closure of some existing streets 


- Miscellaneous works 


Scope of facilities 


A review of the range of local transport facilities was undertaken in 2008.  This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  The changes arise in part due to the impact of the M7, the 
addition of land north of Hoxton Park Rd, changes to the land use adjacent to the Carnes Hill Centre 
on the proposed open space, street and drainage networks. 


Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at the 
commencement of the development of the area. 
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Composition of the works and land component 


The composition of the works and land component for streets fronting a public facility identified in 
the following tables is as follows:  


Table 10.3 Composition of works and land component 


Item Land component Works component 


Collector street frontage to school (18 - 9) = 9.0m (7.5 - 5.5) = 2.0m 


Local Street frontage to school (14.5 - 9) = 5.5m (6.5 - 5.5) = 1.0m 


Local street fronting open space or drainage res (14.5 - 9) = 5.5m (6.5 - 5.5) = 1.0m 


Collector Street fronting Open Space or Drainage Res (18 - 9) = 9.0m (7.5 - 5.5) = 2.0m 


Collector Street through Open Space or Drainage Res 18m 7.5m 


Local Street fronting Cabramatta Creek / Drain (10.5 - 9) = 1.5m (6.5 - 5.5) = 1.0m 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


There are several local transport sub catchments within the Hoxton Park, Carnes Hill and Prestons 
Release Areas.  These are shown on Figure 10.3.   


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Council. 


 


Figure 10.3 Catchment Area 
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East of Bernera Road Sub Catchment 


Contributing Development 


2,250 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 13, 14, 16 & 17 for the location of each item in Table 10.4. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.4. 


Table 10.4 Works and Land Acquisition Schedule 


No. Items 
Length 
/ No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land 
Total 


Works 


    m m m $ / sqm $ / m $ $ 


  Minor Roundabout               


1.1 Pine Rd & Maple Rd             $44,118  


1.2 Pine Rd & Cedar Rd             $44,118  


1.4 Myall, Box, & un-named Roads         $44,118  


1.5 Bottlebrush Av & Maple Rd           $44,118  


1.6 
Wattle Rd & Cedar 
Rd             $44,118  


1.8 San Marino Dr/Sicillian Av/Venega Av         $44,118  


1.9 Dalmeny Dr & Bombaderry Rd           $44,118  


1.10 San Marino Dr & Dalmeny Dr           $44,118  


1.11 Ash Rd & Dalmeny Dr 120m north of Camden Valley Way       $44,118  


1.12 Cedar Rd/Acacia Av/Barcelona Rd       $44,118  


1.15 
Dalmeny Dr & 
Venezia St             $44,118  


  Collector Street Frontage to School site           


2 Dalmeny Dr 225   9 $175  $372  $354,375  $83,620  


  
Local Street Frontage to School 
site             


3 Umbria St 30   5.5 $175  $292  $28,875  $8,751  


4 School Bus Bay 1       $51,471    $51,471  


  Local Street Fronting Open Space or Drainage Res         


5.1 Maple Rd 145   Pre-existing street     $150,000  


5.2 Paperbark Cct 70   5.5 $175  $266  $67,375  $18,632  


5.3 Geraldton St 60   5.5 $175  $266  $57,750  $15,971  


5.4 Strathyre Dr 100   5.5 $175  $266  $96,250  $26,618  


5.7 Toscana St 220   5.5 $175  $266  $211,750  $58,559  


5.8 Flametree St 105   5.5 $175  $266  $101,063  $27,949  


5.9 Off Ash Rd 150   5.5 $150  $266  $123,750  $39,926  


5.10 Stansmore Av 80   5.5 $175  $266  $77,000  $21,294  


5.11 
William Mahoney 
St 80   5.5 $175  $266  $77,000  $21,294  


5.12 Rowan Pl  80   5.5 $175  $266  $77,000  $21,294  


5.13 Ash Rd 150   Pre-existing street $266    $39,926  


5.14 Dee Cl 25   5.5 $175  $266  $24,063  $6,654  


5.15 Witchhazel Pl 20   5.5 $175  $266  $19,250  $5,324  
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No. Items 
Length 
/ No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land 
Total 


Works 


    m m m $ / sqm $ / m $ $ 


5.16 
extension of 
Barcelona Dr 80   5.5 $175  $266  $77,000  $21,294  


  Local Street through Open Space or Drainage Res          


6 Stansmore Av 60             


  Collector Street fronting Open Space or Drainage Res         


7.1 
Dalmeny Dr at 
Bomaderry Dr 110   9 $175  $390  $173,250  $42,868  


7.2 
Dalmeny Dr at 
Stansmore Av 80   9 $175  $390  $126,000  $31,176  


7.3 Ash Rd 450   Pre-existing street $390    $175,368  


7.4 Ash Rd 95   Pre-existing street $390    $37,022  


7.5 Ash Rd 90   Pre-existing street $390    $35,074  


7.6 Barcelona Dr 100   9 $175  $390  $157,500  $38,971  


  Trunk Collector Street               


8.1 Bomaderry Dr 180   20 $175  $1,637  $630,000  $294,596  


8.2 San Marino Dr 255   20 $175  $1,637  $892,500  $417,345  


8.3 Ash Rd 120    Pre-existing street $1,637    $196,398  


8.4 Barcelona Dr 190   20 $175  $1,637  $665,000  $310,963  


  Collector Street through Open Space or Drainage Res          


9.1 
Dalmeny Dr at 
Bomaderry Dr 30   18 $175  $1,028  $94,500  $30,840  


9.2 
Dalmeny Dr at 
Stansmore Av 25   18 $158  $1,028  $71,100  $25,700  


9.3 Ash Rd 35   Pre-existing street $1,028    $35,980  


  Culvert on Ash Rd 25   14.5   $1,027    $372,137  


9.4 Ash Rd 165   Pre-existing street $1,028    $169,618  


  Culvert on Ash Rd 20   14.5   $1,027    $297,710  


  
Collector Street 
upgrade               


10 Pine Rd (south side) 200   Pre-existing street     $250,000  


11 Wombat Crossings 2       $11,765    $23,529  


12 Bus Shelters 12       $8,824    $105,882  


13 Road Closures               


  Beech 1       $14,706    $14,706  


  Cedar 1       $14,706    $14,706  


Sub Total             $4,024,458  


15% Contingency for Works             $603,669  


Total             $4,202,350  $4,628,127  
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West of Bernera Road Sub Catchment 


Contributing Development 


2,140 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 12 & 13 for the location of each item in Table 10.5. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.5. 


Table 10.5 Works and Land Acquisition Schedule 


No. Items 
Length 
/ No of 
items 


Pavement 
width 


Land 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land Total Works 


    m m m $ / sqm $ / m $ $ 


1 Minor Roundabout     


1.1 Wroxham St/Minnamurra Cct/Braidwood Dr.   $44,118  


1.2 Minnamurra Cct/Kydra Cl/Yerona Cl   $44,118  


1.4 Minnamurra Cct and Braidwood Dr.   $44,118  


1.5 Braidwood Dr and Corfield  Rd   $44,118  


1.6 Braidwood Dr and Bumbera St   $44,118  


1.7 Braidwood Dr and Bugong St   $44,118  


1.8 Bugong St / Yalwal Ct/  Berry Rd   $44,118  


1.9 Bugong St / Milton Ct / Taralga St   $44,118  


1.10 Bugong St and Kookaburra Rd   $44,118  


1.11 Braidwood Dr/Abbeville Cl/Batehaven Cl    $44,118  


1.12 Braidwood Dr and Mowbray St   $44,118  


1.13 Braidwood Dr/ Michelago Cct/Ulladulla St   $44,118  


1.3 Michelago Cct/Mollymook St/ Culburra St   $44,118  


  Trunk Collector Street     


4.1 Mowbray St 200 10 20 $175  $1,637  $700,000  $327,329  


4.2 Wroxham St  200 10 20 $175  $1,637  $700,000  $327,329  


4.3 Corifield Rd 220   Pre-existing street $1,637    $360,062  


5 Local Street fronting Open Space or Drainage Res     


5.1 
Kiora / Yalwal 
Ct 40 1 5.5 $175  $266  $38,500  $10,647  


5.2 
Galba Cl / 
Bombo Cl 40 1 5.5 $175  $266  $38,500  $10,647  


5.3 Quaama Cl 80 1 5.5 $175  $266  $77,000  $21,294  


5.4 Richlands Pl 25 1 5.5 $175  $266  $24,063  $6,654  


5.5 Thirroul Ct 80 1 5.5 $175  $266  $77,000  $21,294  


5.6 Fortunato St 210 1 5.5 $175  $266  $202,125  $55,897  


5.7 
South of 
Bumbera St 180 1 5.5 $175  $266  $173,250  $47,912  


5.8 Bundanoon Rd 50 1 5.5 $175  $266  $48,125  $13,309  


5.9 
Gerroa Cl / 
future st 50 1 5.5 $175  $266  $48,125  $13,309  


5.10 
Dapto / 
Greenwell 50 1 5.5 $175  $266  $48,125  $13,309  


5.11 Ulladulla Dr 140 1 5.5 $175  $266  $134,750  $37,265  


5.12 Tulich Av 25 1 5.5 $175  $266  $24,063  $6,654  


5.13 Abbeville Cl 25 1 Pre-existing street $266    $6,654  
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No. Items 
Length 
/ No of 
items 


Pavement 
width 


Land 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land Total Works 


    m m m $ / sqm $ / m $ $ 


5.14 Bumbera St 180 1 Pre-existing street $266    $47,912  


5.15 Minnamurra Ct 35 1 5.5 $175  $266  $33,688  $9,316  


6 Collector Street fronting Open Space or Drainage Res     


6.1 
Braidwood Dr 
at Minerva   180 2 9 $175  $372  $283,500  $66,896  


6.2 
Braidwood Dr 
at Ulladulla       320 2 9 $175  $372  $504,000  $118,927  


6.3 
Braidwood Dr 
at Bumbera St 40 2 9 $175  $372  $63,000  $14,866  


6.4 
Braidwood Dr 
at Minnamurra  160 2 9 $175  $372  $252,000  $59,463  


6.5 
Braidwood Dr 
at Minnamurra  80 2 9 $175  $372  $126,000  $29,732  


7 Collector Street through Open Space or Drainage Res     


  Braidwood Dr    50 7.5 18 $175  $1,028  $157,500  $51,399  


8 Local Street fronting Cabramatta Creek / Drain     


8.1 Marulan Wy 205 1 1.5 $175  $266  $53,813  $54,566  


8.2 Nerriga Ct 80 1 1.5 $175  $266  $21,000  $21,294  


8.3 Taralga St 30 1 1.5 $175  $266  $7,875  $7,985  


8.4 Bateman Cl 190 1 1.5 $175  $266  $49,875  $50,574  


8.5 
Wagga Wagga 
St 340 1 1.5 $175  $266  $89,250  $90,500  


8.6 Bugong St 75 1 1.5 $175  $266  $19,688  $19,963  


10 Overlay existing Central Pavement (sqm)     


  Bumberra Road open space frontage     


  
560 x 6.3 (exist 
width) 1,008       $70    $70,683  


11 
Wombat 
Crossings 1       $11,765    $11,765  


12 Bus Shelters 10       $8,824    $88,235  


Sub Total             $2,667,172  


15% Contingency for Works             $400,076  


Total             $3,994,813  $3,067,248  
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East of Cowpasture Road Sub Catchment 


Contributing Development 


2,720 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 7, 8, 11 & 12 for the location of each item in Table 10.6. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.6. 


Table 10.6 Works and Land Acquisition Schedule 


No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works Unit 
Cost 


Total Land Total Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


  Minor Roundabout      


1.1 Joshua Moore Dr /Horningsea Park Dr /Brindabella Dr   $44,118  


1.2 Horningsea Park Dr /Bunya Way / Gungarlin Dr   $44,118  


1.3 Horningsea Park Dr and Strzlecki Dr   $44,118  


1.4 Horningsea Park Dr & Joshua Moore Dr (east)   $44,118  


1.5 Joshua Moore Dr / Bimberi St / Wellumba St   $44,118  


1.6 Joshua Moore Dr /Kearns Place /Sarah Hollands Dr   $44,118  


1.7 Sarah Hollands Dr & Packard Pl   $44,118  


1.8 Brindella Dr & Carruthers Dr   $44,118  


1.9 Street along west side of Cabramatta Ck   $44,118  


1.10 Street extension of Wingham Rd south of Kurrajong Rd   $44,118  


2 Collector Street Frontage to School site     


  
Horningsea 
Park Dr 350 2 9 $175  $390  $551,250  $136,397  


3 Local Street Frontage to School site     


  Toolong Pl 105 1 5.5 $175  $266  $101,063  $27,949  


4 School Bus Bay         $51,471    $51,471  


  Trunk Collector Street     


5.1 
Horningsea 
Park Dr 75 10 20 $175  $1,637  $262,500  $122,748  


5.2 
Joshua Moore 
Dr 180 10 20 $175  $1,637  $630,000  $294,596  


5.3 
Sarah Hollands 
Dr 170 10 20 $175  $1,637  $595,000  $278,230  


5.4 
south off 
Kurrajong Rd 100 10 20 $175  $1,637  $350,000  $163,665  


  Local Street fronting open space or drainage Res     


6.1 Wheat Pl 200 1 5.5 $175  $266  $192,500  $53,235  


6.2 


North side of 
creek and 
Cabramatta Ck 950 1 5.5 $175  $266  $914,375  $252,868  


  Collector Street Fronting Open Space or Drainage Res     


7.1 
Sarah Hollands 
Dr 750 2 9.0 $175  $372  $1,181,250  $278,735  


7.2 Strezlecki  Dr 380 2 9.0 $175  $372  $598,500  $141,226  


7.3 Strezlecki  Dr 170 2 9.0 $175  $372  $267,750  $63,180  


  Collector Street Through Open Space or Drainage Res     
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No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works Unit 
Cost 


Total Land Total Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


8.1 
Extension of 
Bumbera St 110             


8.2 Strezlecki  Dr 30 7.5 18 $158  $1,028  $85,320  $30,840  


  Culverts 25   14.5   $1,027    $372,137  


14 
Wombat 
Crossings 1       $11,765    $11,765  


15 Bus Shelters 10       $8,824    $88,235  


Sub Total             $2,808,452  


15% Contingency for Works             $421,268  


Total             $5,729,508  $3,229,720  


West of Cowpasture Road Sub Catchment 


Contributing Development 


2,370 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 3, 4, 7, 8 & 11 for the location of each item in Table 10.7. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.7. 


Table 10.7 Works and Land Acquisition Schedule 


No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works Unit 
Cost 


Total Land Total Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


1 Minor Roundabout     


1.1 Mannow Ave and Mathinna Cct (west)   $44,118  


1.2 Twelfth Ave / Hoskins Ave / Gatto Pl   $44,118  


1.3 Carmichael Dr / Latrobe Rd   $44,118  


1.4 Greenway Dr and Wyattville Dr. (north)   $44,118  


1.5 Greenway Dr and Carmichael Dr   $44,118  


1.6 Greenway Dr /Wingate Ave /Mitchell Dr.   $44,118  


1.7 Greenway Dr / Hume Dr /Mitchell Dr   $44,118  


1.8 Greenway Dr / Addison Wy / Wyattville Dr   $44,118  


1.9 Muller Ave/Scottsdale Cct/Beaconsfield Cct   $44,118  


1.10 Muller Ave/Scottsdale Cct/Ringarooma Cct   $44,118  


1.11 Mannow Ave and Carmichael Dr   $44,118  


1.13 Carmichael Dr and Riddell St   $44,118  


1.14 Second Ave and Dunally St.   $44,118  


1.15 Wyattville Dr and Chapman St   $44,118  


1.16 Poole St and Chapman St   $44,118  


2 Collector Street frontage to School      


  Wyattville Dr  200 2 9 $175  $372  $315,000  $74,329  


3 School Bus Bay 1       $51,471    $51,471  
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No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works Unit 
Cost 


Total Land Total Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


4 Trunk Collector Street     


4.1 
Greenway Dr 
South  160 10 20.0 $175  $1,637  $560,000  $261,863  


4.2 Chapman St 135 10 20.0 $175  $1,637  $472,500  $220,947  


4.3 
Greenway Dr 
North 360 10 20.0 $175  $1,637  $1,260,000  $589,193  


4.4 Latrobe Rd 80 10 20.0 $175  $1,637  $280,000  $130,932  


4.5 Second Av 300 10 Pre-existing street $1,637    $490,994  


4.6 Mannow Av 120 10 Pre-existing street $1,637    $196,398  


5 Local Street fronting open space or drainage Res     


5.1 Lennox Pl 20 1 5.5 $175  $266  $19,250  $5,324  


5.2 Poole St 180 1 5.5 $175  $266  $173,250  $47,912  


5.3 Woodside Av 180 1 5.5 $175  $266  $173,250  $47,912  


5.4 Cranbrook Cl 120 1 5.5 $175  $266  $115,500  $31,941  


5.5 
Riddel & 
Gladstone 110 1 5.5 $175  $266  $105,875  $29,279  


5.6 St Helens Cl 115 1 5.5 $175  $266  $110,688  $30,610  


5.7 Bridport Cl 20 1 5.5 $175  $266  $19,250  $5,324  


5.8 Winnaleah St 80 1 5.5 $175  $266  $77,000  $21,294  


5.9 Tunnack St 120 1 5.5 $175  $266  $115,500  $31,941  


5.10 Glendevie St 95 1 5.5 $175  $266  $91,438  $25,287  


5.11 Ringarooma Ct 75 1 5.5 $175  $266  $72,188  $19,963  


5.12 Meander Cl 150 1 5.5 $175  $266  $144,375  $39,926  


5.13 Mathina Ct 160 1 5.5 $175  $266  $154,000  $42,588  


5.14 
Watling Av / 
Hallen Pl 50 1 5.5 $175  $266  $48,125  $13,309  


5.15 
Erith Cl / 
Gretna Cl 50 1 5.5 $175  $266  $48,125  $13,309  


5.16 Bicheno Cl 105 1 5.5 $175  $266  $101,063  $27,949  


5.17 Swansea Pl 240 1 5.5 $175  $266  $231,000  $63,882  


5.18 Bellerive Cl 25 1 5.5 $175  $266  $24,063  $6,654  


5.19 Larmar Pl 80 1 5.5 $175  $266  $77,000  $21,294  


5.20 
Scottsdale / 
Cascades 200 1 5.5 $175  $266  $192,500  $53,235  


5.21 Second Av 220 1 5.5 $175  $266  $211,750  $58,559  


5.22 Gerraro Cr 75 1 5.5 $175  $266  $72,188  $19,963  


5.23 Forcett Cl 45 1 5.5 $175  $266  $43,313  $11,978  


6 Collector Street Fronting Open Space or Drainage Res     


6.1 Carmichael Dr 140 2 9.0 $175  $372  $220,500  $52,030  


6.2 Greenway Dr  140 2 9.0 $175  $372  $220,500  $52,030  


6.3 Carmichael Dr 60 2 9.0 $175  $372  $94,500  $22,299  


6.4 Carmichael Dr 60 2 9.0 $175  $372  $94,500  $22,299  


6.5   75 2 9.0 $175  $372  $118,125  $27,873  


6.6   60 2 9.0 $175  $372  $94,500  $22,299  


6.7   30 2 9.0 $175  $372  $47,250  $11,149  


6.8   95 2 Pre-existing street $372    $35,306  


6.9   170 2 Pre-existing street $372    $63,180  


6.10   135 2 Pre-existing street $372    $50,172  
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No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works Unit 
Cost 


Total Land Total Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


7 Local Street Through Open Space or Drainage Res     


  Haraden Dr 40 6.5 14.5 $175  $767    $30,685  


  Meander Cl 50 6.5 14.5 $175  $767    $38,357  


8 Collector Street Through Open Space or Drainage Res     


8.1 
Carmichael Dr 
North 20 7.5 Pre-existing street $1,028    $170,817  


  Culverts 20   14.5   $1,027    $297,710  


8.2 Second Av 20 7.5 Pre-existing street $1,028   $170,817  


  Culverts 20   14.5   $1,027    $297,710  


8.3 
Carmichael Dr 
South 25 7.5 18 $50  $1,028  $22,500  $170,817  


  Culverts 25   14.5   $1,027    $372,137  


9 
Wombat 
Crossings 1       $11,765    $11,765  


10 Bus Shelters 10       $8,824    $88,235  


11 Road Closures               


  Second Ave 1       $14,024    $14,024  


Sub Total             $5,369,038  


15% Contingency for Civil Works           $805,356  


Total             $6,220,563  $6,174,394  


Nineteenth Avenue Sub Catchment 


Contributing Development 


1,890 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 4, 5 & 8 for the location of each item in Table 10.8. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.8. 


Table 10.8 Works and Land Acquisition Schedule 


No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land 
Total 


Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


1 Minor Roundabout     


1.1 Government Rd & Collarenebri Rd       $44,118  


1.2 Glen Innes Rd / Pacific Palms Cct /  Byron Bay Cl.       $44,118  


1.3 Nineteenth Ave (east)  &  Pacific Palms Cct       $44,118  


1.4 Nineteenth Ave (west)  &  Pacific Palms Cct       $44,118  


1.5 Tibooburra Rd & Pacific Palms Cct.          $44,118  


1.6 First Ave & Twentieth Ave       $44,118  


1.7 Pacific Palms Cct & Wingham St       $44,118  


1.9 Pacific Palms Cct. 150 m east of School       $44,118  
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No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land 
Total 


Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


1.10 Wingham Rd, south of Pacific Palms Crt       $44,118  


2 Collector Street frontage to School     


    120 2 9 $175  $372  $189,000  $44,598  


3 Local street frontage to School      


    210 1 5.5 $175  $292  $202,125  $61,259  


4 School Bus Bay 1       $51,303    $51,303  


5 Trunk Collector Street     


5.1   100 10 20.0 $175  1,637 $350,000  $163,665  


5.2   100 10 20.0 $175  1,637 $350,000  $163,665  


7 Local Street fronting Open Space or Drainage Res     


7.1 Belata Pl 100 1 5.5 $175 $266  $96,250  $26,618  


7.2 Walgett Cl 180 1 5.5 $158 $266  $156,420  $47,912  


7.3 Warialda Wy 460 1 5.5 $158 $266  $399,740  $122,441  


7.4 Armidale Av 40 1 5.5 $175  $266  $38,500  $10,647  


7.5 Merriwa Av 25 1 5.5 $175  $266  $24,063  $6,654  


7.6 Wilcannia Wy 90 1 5.5 $175  $266  $86,625  $23,956  


7.7 Baradine Wy 140 1 5.5 $175  $266  $134,750  $37,265  


7.8 


street along 
creek north of 
Pacific Palms 
Cct 185 1 5.5 $175  $266  $178,063  $49,243  


7.9 
Nymboida / 
Woolgoolga Av 25 1 5.5 $175  $266  $24,063  $6,654  


7.10 
Baradine Wy / 
Merriwa Av 100 1 5.5 $175  $266  $96,250  $26,618  


7.11 Wollombi Wy 215 1 5.5 $175  $266  $206,938  $57,228  


7.12 Bay Cl 20 1 5.5 $175  $266  $19,250  $5,324  


7.13 Dorrigo Av 25 1 5.5 $175  $266  $24,063  $6,654  


7.14 
Coonabarabran 
Cr 80 1 5.5 $175  $266  $77,000  $21,294  


7.15 
Coffs Harbour 
Av 220 1 5.5 $158 $266  $191,180  $58,559  


7.16 Bellingen Wy 190 1 5.5 $175  $266  $182,875  $50,574  


7.17 
street north 
side of channel 220 1 5.5 $174  $266  $210,540  $58,559  


7.18 
Warialda Wy 
extension 190 1 1.5 $174  $266  $49,590  $50,574  


7.19 


adjacent to 
park off 
Inverell Av 130 1 5.5 $174  $266  $124,410  $34,603  


                  


8 Collector Street fronting Open Space or Drainage Res     


8.1 
Pacific Palms 
Cct 60 2 9.0 $175  $372  $94,500  $22,299  


8.2 


Link from 
Kurrajong Rd to 
Pacific Palms 
Cct 200 2 9.0 $175  $372  $315,000  $74,329  


8.3 


Link fro 
Kurrajong Rd to 
Pacific Palms 
Cct 240 2 9.0 $175  $372  $378,000  $89,195  


8.4 
Pacific Palms 
Cct 40 2 9.0 $175  $372  $63,000  $14,866  
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No. Items 
Length / 


No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works 
Unit Cost 


Total Land 
Total 


Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


9 Collector Street through Open Space or Drainage Res     


9.1 
Pacific Palms 
Cct at creek 40   18   $1,028    $41,120  


  Culvert 30   14.5   $1,027    $446,565  


9.2 
Pacific Palms 
Cct at creek 45   18 $175  $1,028  $141,750  $46,259  


  Culvert 30   14.5   $1,027    $446,565  


9.3 


Pacific Palms 
Cct at 
Tibooburra Rd 40   18 $175  $1,028  $126,000  $41,120  


9.4 
Pacific Palms 
Cct at school 200   18 $175  $1,028  $630,000  $205,598  


9.5 


Link from 
Kurrajong Rd to 
Pacific Palms 
Cct 60   18 $175  $1,028    $61,679  


9.6 Wingham Rd    60   18 $175  $1,028  $189,000  $61,679  


10 Local Street fronting Cabramatta Ck     


    975 1 1.5 $158  $266  $231,075  $259,522  


11 Overlay existing Central Pavement (sqm)     


  Nineteenth Av (open space frontage)         


  
 570m x 5.3m 
(exist width) 212       $52    $11,001  


  First Avenue (open space frontage)         


  
460m x 4.7m 
(exist width) 188       $52    $9,755  


12 
Wombat 
Crossings 1       $11,765    $11,765  


13 Bus Shelters 8       $8,824    $70,588  


14 Road Closures               


  Nineteenth Ave at Cowpasture Ck & restore $140,244    $140,244  


  Nineteenth Ave at Cowpasture Rd $14,024    $14,024  


15 Culvert Upgrading in First Ave     $200,000  


16 Culvert across channel south of Government Rd   $250,000  


                  


Sub Total       $4,101,094  


15% Contingency for Works       $615,164  


Total             $5,580,018  $4,716,258  


Whitford Road South Sub Catchment 


Contributing Development 


550 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 5 for the location of each item in Table 10.10. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.10. 
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Table 10.10 Works and Land Acquisition Schedule 


No. Items 
Length 
/ No of 
items 


Street / 
Pavement 


width 


Frontage 
width 


Land 
Unit 
Cost 


Works 
Unit 
Cost 


Total Land 
Total 


Works 


    m m m 
$ / 


sqm 
$ / m $ $ 


  Four Major Roundabouts (costs include $10,000 for landscaping)     


1.1 Topnot Ave/Wilson Rd/Rossini Dr   $44,118  


1.2 Topnot Ave/Whitford Rd/Draco Rd   $44,118  


1.3 Whitford Rd/Centaurus Dr/Frigate Bird Av   $44,118  


1.4 Wilson Rd & Frigate Bird Av   $44,118  


2 Collector street fronting open space     


    375   5.5 $175 $371  $360,938  $0  


3 90 degree parking bay     


    200       $227   $45,400  


4 Minor road frontage to open space     


    40 4.5   $175 $265  $31,500  $10,602  


5 Local street frontage to floodplain Hinchinbrook Creek     


    350 2   $158 $265  $110,600  $92,771  


7 Minor Road frontage to High School     


    150 9   $175 $458 $236,250  $68,700  


8 Sub-arterial with Median     


    500 4   $175 $576  $350,000  $287,851  


Sub Total   $681,795  


15% Contingency for Works   $102,269  


Total             $1,089,288  $784,064  


10.5 Drainage  


Drainage Easements  


In order to achieve an economical local drainage system it was required to drain stormwater runoff 
through the lowest possible path.  This path was in some cases required to traverse privately owned 
properties, which creates the need for drainage easements or drainage reserve. 


A drainage easement is the area of land dedicated to construct and maintain an enclosed drainage 
conduit (usually a pipe or box culvert). 


The drainage easement can serve a number of privately owned properties in which case it is described 
to be an “inter-allotment drainage easement”.  The width of an inter-allotment drainage easement 
will be indicated by the formula given below.  This will be not less than 1.2m for residential lots or 2.5 
m for industrial lots. 


Easement Width = (1.5 x depth of trench) + Pipe Diameter (or Culvert Width)  


The area of land required for inter-allotment drainage easement shall be dedicated for that purpose 
and shall belong to those properties benefiting from the drainage system within the easement.  The 
owners the properties will be responsible for the maintenance and functioning of the drainage system. 


Drainage Reserves 


A drainage reserve is known as the area of land dedicated to open drainage.  The drainage reserve can 
serve a number of privately owned properties, public land (such as road drainage, parks, etc.) or a 
combination of these.  The area of land required for drainage reserve shall be dedicated to Council for 
that purpose and Council shall be responsible for the maintenance and functioning of the drainage 
system. The area of land dedicated to drainage reserve has been included in the contribution rate as 
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“cost of land acquisition” for each local drainage catchment. 


Minimum size pipes 


The Local Trunk Drainage is costed on the basis of drainage infrastructure requirements of the local 
catchment. Each of the local catchments is costed down to 900mm diameter pipe only.  The individual 
developers are required to directly bear the cost of all pipelines up to 825mm diameter within or past 
their own land.  The cost difference between any larger pipe size and open drainage is funded by 
Developer contributions. 


Where it is anticipated that the developer will carry out the works as part of a development, the cost 
of supply, lay and backfilling of 825mm diameter is deducted from the cost of works to get the 
contribution.  These works, when carried out by the developer, means that the developer will receive 
the credits of the difference between the total cost of works and the cost of 825mm diameter pipe (to 
be borne by the developer).  Should the developer default from undertaking the works identified in 
this plan as the developer’s responsibility, then the developer shall pay for the cost of 825mm 
diameter pipe for the reach of drainage works for which they are responsible to provide as part of 
their development. 


Where the work is costed in full without deducting the cost of 825mm diameter, it is anticipated that 
Council will undertake these works from contributions.  Where a developer undertakes these works 
as part of their development, they shall receive full credits for the work as shown in this plan. 


Gross pollutant traps 


Gross pollutant traps have also been costed as source control for litter at the end of each network. 


Scope of facilities 


A review of the range of local transport facilities was undertaken in 2008.    This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  The changes arise in part due to the impact of the M7, the 
addition of land north of Hoxton Park Rd, changes to the land use adjacent to the Carnes Hill Centre 
on the proposed open space, street and drainage networks. 


Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at the 
commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


There are several local transport sub catchments within the Hoxton Park, Carnes Hill and Prestons 
Release Areas.  These are shown on Figure 10.3.   
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Figure 10.4 


Prestons East Sub Catchment 


Contributing Development 


2,960 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.4. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 13, 14, 16 & 17 for the location of each item in Table 10.11.  The 
location of drainage lines as shown on the maps are in the original “in principle” locations and may be 
constructed in a slightly different locations to match the eventual street layout. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.11. 


Table 10.11 Works and Land Acquisition Schedule 


Works 


From To 
Pipe 
Dia 


Length 
Unit 
Cost 


Cost of 
Works 


Cost of 825 
dia Pipe 


Total 
Works Cost 


after 
Credits 


    mm m $ / m $ $ $ 


109.04 109.03 900 35 $582  $20,370  $12,250  $8,120  


109.02 109.01 1,050 120 $722  $86,671  $42,000  $44,671  


109.01 101.1 1,200 44 $826  $36,346  $15,400  $20,946  


                


103.04 103.03 900 20 $582  $11,640  $7,000  $4,640  


103.03 103.02 1,050 90 $722  $65,003  $31,500  $33,503  
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From To 
Pipe 
Dia 


Length 
Unit 
Cost 


Cost of 
Works 


Cost of 825 
dia Pipe 


Total 
Works Cost 


after 
Credits 


    mm m $ / m $ $ $ 


103.02 103.01 1,200 175 $826  $144,556  $61,250  $83,306  


103.01 102.03 1,200 125 $826  $103,255  $43,750  $59,505  


                


102.03 102.02 1,500 125 $1,248  $156,021  $43,750  $112,271  


102.02 102.01 1,500 85 $1,248  $106,095  $29,750  $76,345  


102.01 101.04 1,650 115 $1,445  $166,119  $40,250  $125,869  


                


101.1 101.09   90   $31,500  $31,500    


116.01 73       $158,365    $97,168  


                


                


95.05 95.04 900 110 $582  $64,021  $38,500  $25,521  


95.04 95.03 1,050 90 $722  $65,003  $31,500  $33,503  


95.03 95.02 1,350 220 $1,052  $231,402  $77,000  $154,402  


         


77.01 73.06 900 20 $582  $11,640  $7,000  $4,640  


                


75.02 75.01 1,050 100 $722  $72,226  $35,000  $37,226  


75.01 73.04 1,200 60 $826  $49,562  $21,000  $28,562  


                


73.07 73.06 900 70 $582  $40,741  $24,500  $16,241  


73.06 73 1,500 50 $1,248  $62,409  $17,500  $44,909  


Swale (Maxwells Creek east to South Western Freeway)     


73 73.05   170   $120,039  $59,500  $60,539  


73.05 73.04   125   $138,342  $43,750  $94,592  


73.04 73.03   140   $147,375  $49,000  $98,375  


                


68.01 63.07 1,050 130 $722  $93,893  $45,500  $48,393  


                


          


65.01 63.04 1,050 110 $722  $79,448  $38,500  $40,948  


                


63.15 63.14 1,050 60 $722  $43,335    $43,335  


63.14 63.13 1,200 20 $826  $16,521    $16,521  


63.13 63.12 1,200 70 $826  $57,823    $57,823  


63.12 63.11 1,350 60 $1,052  $63,110    $63,110  


63.11 63.1 1,500 100 $1,248  $124,817    $124,817  


63.1 63.09 1,500 100 $1,248  $124,817    $124,817  


63.09 63.08 1,500 100 $1,248  $124,817    $124,817  


63.08 63.07 1,650 120 $1,445  $173,341    $173,341  


                


Swale (Maxwells Creek east to Beech Road)     


63.07 63.06       $16,187    $16,187  


63.06 63.05       $53,958    $53,958  


63.05 63.04       $64,750    $64,750  


63.04 63.03       $70,146    $70,146  
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From To 
Pipe 
Dia 


Length 
Unit 
Cost 


Cost of 
Works 


Cost of 825 
dia Pipe 


Total 
Works Cost 


after 
Credits 


    mm m $ / m $ $ $ 


47.02 47.01 1,050 205 $722  $148,063  $71,750  $76,313  


47.01 23.02 1,200 25 $826  $20,651  $8,750  $11,901  


                


37.03 37.02 1,200 150 $826  $123,905  $52,500  $71,405  


37.02 37.01 1,200 80 $826  $66,083  $28,000  $38,083  


37.01 19.14 1,200 80 $826  $66,083  $28,000  $38,083  


                


31.03 31.02 900 120 $582  $69,841  $42,000  $27,841  


31.02 31.01 1,050 140 $722  $101,116  $49,000  $52,116  


31.01 19.09 1,050 20 $722  $14,445  $7,000  $7,445  


                


Swale (Maxwells Creek south west to Camden Valley Way)     


23.09 23.08   295   $241,573  $103,250  $138,323  


23.08 23.07   50   $40,553  $17,500  $23,053  


23.07 23.06   150   $110,135  $52,500  $57,635  


23.06 23.05   80   $69,497  $28,000  $41,497  


23.05 23.04   155   $139,549  $54,250  $85,299  


23.04 23.03   135   $91,052  $47,250  $43,802  


23.03 23.02   105   $75,943  $36,750  $39,193  


23.02 23.01   55   $83,800  $19,250  $64,550  


          


19.18 19.17 900 70 $582  $40,741  $24,500  $16,241  


19.17 19.16 1,050 30 $722  $21,668  $10,500  $11,168  


19.16 19.15 1,350 120 $1,052  $126,220  $42,000  $84,220  


19.15 19.14 1,500 45 $1,248  $56,168  $15,750  $40,418  


                


Swale (Maxwells Creek west to Bernera Road)     


19.14 19.13   60   $67,959  $21,000  $46,959  


19.13 19.12   25   $40,055  $8,750  $31,305  


19.12 19.11   65   $95,796  $22,750  $73,046  


19.11 19.1   60   $109,700  $21,000  $88,700  


19.1 19.09   95   $111,515  $33,250  $78,265  


19.09 19.08   30   $104,417  $10,500  $93,917  


19.08 19.07   100   $139,351  $35,000  $104,351  


19.07 19.06   80   $111,482  $28,000  $83,482  


19.06 19.05   125   $127,232  $43,750  $83,482  


19.05 19.04   85   $81,926  $29,750  $52,176  


19.04 19.03   190   $228,246  $66,500  $161,746  


                


13.02 13.01 1,050 150 $722  $108,338  $52,500  $55,838  


13.01 12.03 1,200 20 $826  $16,521  $7,000  $9,521  


                


12.04 12.03 1,050 75 $722  $54,169  $26,250  $27,919  


12.03 12.02 1,500 130 $1,248  $162,262  $45,500  $116,762  


12.02 12.01 1,500 25 $1,557  $38,918  $8,750  $30,168  


                


4.12 4.11 1,050 30 $722  $21,668  $10,500  $11,168  
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From To 
Pipe 
Dia 


Length 
Unit 
Cost 


Cost of 
Works 


Cost of 825 
dia Pipe 


Total 
Works Cost 


after 
Credits 


    mm m $ / m $ $ $ 


4.11 4.1 1,050 60 $722  $43,335  $21,000  $22,335  


4.1 4.09 1,050 120 $722  $86,671  $42,000  $44,671  


4.09 4.08 1,200 50 $826  $41,302  $17,500  $23,802  


4.08 4.07 1,200 120 $826  $99,124  $42,000  $57,124  


4.07 4.06 1,350 120 $1,052  $126,220  $42,000  $84,220  


4.06 4.05 1,650 70 $1,445  $101,116  $24,500  $76,616  


4.05 4.04 1,650 25 $1,445  $36,113  $8,750  $27,363  


4.04 4.03 1,650 90 $1,445  $130,006  $31,500  $98,506  


4.03 4.02 1,650 40 $1,445  $57,780  $14,000  $43,780  


          


3.02 3.01 900 45 $582  $26,191  $15,750  $10,441  


3.01 1.04 900 20 $582  $11,640  $7,000  $4,640  


                


Sub Total       $7,281,802    $4,898,705  


Add 15% Contingencies   $734,806  


Total             $5,633,511  


Item 
No Items    Land 


Land Unit 
Cost 


Total Land 
Cost 


     sqm $ / sqm $ 


PED 1 
Swale (Maxwells Creek east to South 
Western Freeway) 13,715 $50  $685,750  


PED 2 
Swale (Maxwells Creek east to Beech 
Road) 4,150 $50  $207,500  


PED 3 
Dudley Creek (Maxwells Creek south 
west to Camden Valley Way) 13,350 $50  $667,500  


PED 4 
Swale (Maxwells Creek west to Bernera 
Road) 11,410 $50  $570,500  


PED 5 Maxwells Creek 26,421 $50  $1,321,050  


              $3,452,300  


Prestons West Sub Catchment 


Contributing Development 


1,200 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.4. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 12, 13 & 16 for the location of each item in Table 10.12.  The location 
of drainage lines as shown on the maps are in the original “in principle” locations and may be 
constructed in a slightly different locations to match the eventual street layout. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.12. 


Table 10.12 Works and Land Acquisition Schedule 
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Works 


From To Pipe Dia Length Rate 
Cost of 
Works 


Cost of 825 
dia Pipe 


Total 
Works Cost 


after 
Credits 


    mm m $ / m $ $ $ 


M5 M4 1,200 90 $826  $74,343  $31,500  $42,843  


M4 M3 1,200 130 $826  $107,385  $45,500  $61,885  


M3 M2 1,650 65 $1,445  $93,893  $22,750  $71,143  


M2 M1 2X1200 150 $1,625  $243,814  $52,500  $191,314  


M1.7 M1.6 900 90 $582  $52,381  $31,500  $20,881  


M1.6 M1.5 1,050 90 $722  $65,003  $31,500  $33,503  


M1.5 M1.4 1,050 70 $722  $50,558  $24,500  $26,058  


M1.4 M1.3 1,050 70 $722  $50,558  $24,500  $26,058  


M1.3 M1.2 1,200 80 $826  $66,083  $28,000  $38,083  


M1.2 M1.1 1,200 70 $826  $57,823  $24,500  $33,323  


M1.1 M1 1,200 80 $826  $66,083  $28,000  $38,083  


M1 M0 2X1650 110 $2,791  $306,994  $38,500  $268,494  


                


N6 N5 1,050 110 $722  $79,448  $38,500  $40,948  


N5.11 N5 1,050 230 $722  $166,119  $80,500  $85,619  


N5 N4 1,500 90 $1,248  $112,335  $31,500  $80,835  


N4 N3 1,500 70 $1,248  $87,372  $24,500  $62,872  


N3 N2 1,800 50 $1,697  $84,848  $17,500  $67,348  


N2 N1 2X1500 80 $2,314  $185,122  $28,000  $157,122  


N1 N0 
2 x 1.8 x 0.9 


BC 160 $3,035  $485,524    $485,524  


Structures         $84,146    $84,146  


                


Sub Total         $2,519,832    $1,916,082  


Add 15% Contingencies   $287,412  


Total             $2,203,495  


Item No Items       Land 
Land Unit 


Cost 
Total Land 


Cost 


          sqm $ / sqm $ 


CCD 
Cabramatta Creek (from Kurrajong Road to Camden 
Valley Way) 17,000 $50  $850,000  


Total             $850,000  


West of Cabramatta Creek Sub Catchment 


Contributing Development 


5,680 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.4. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 3 - 5, 7 - 9, 11 & 12 for the location of each item in Table 10.13. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.13.  The 
location of drainage lines as shown on the maps are in the original “in principle” locations and may be 
constructed in a slightly different locations to match the eventual street layout. 
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Table 10.13 Works and Land Acquisition Schedule 


Works 


From To Pipe Dia Length Rate 
Cost of 
Works 


Cost of 825 
dia Pipe 


Total Works 
Cost after 


Credits 


    mm m $ / m $ $ $ 


CW 1.1 CW 1.0 900 60 $582  $34,921  $21,000  $13,921  


CW 1.2 CW 1.1 900 60 $582  $34,921  $21,000  $13,921  


Structures         $4,000    $4,000  


               


CW 2.1 CW 2.0 1,050 100 $722  $72,226  $35,000  $37,226  


Structures         $4,000    $4,000  


                


CW 3.1 CW 3.0 1,050 70 $722  $50,558  $24,500  $26,058  


CW 3.2 CW 3.1 900 70 $582  $40,741  $24,500  $16,241  


Structures         $7,012    $7,012  


Swale (Basin 10 to Open Space Corridor)       


Excavation $277,683    $277,683  


Surface Treatment $385,671    $385,671  


Secondary (Northern) Channel       


Excavation $36,463    $36,463  


Surface Treatment $134,634   $134,634  


F6 F5 1,050 100 $722  $72,226  $35,000  $37,226  


F5 F4 1,050 110 $722  $79,448  $38,500  $40,948  


F4 F3 1,050 40 $722  $28,890  $14,000  $14,890  


F3.1 F3 900 130 $582  $75,662  $45,500  $30,162  


F3 F2 1,650 30 $1,445  $43,335  $10,500  $32,835  


F2 F1 1,650 60 $1,445  $86,671  $21,000  $65,671  


F1 F0 1,800 190 $1,662  $315,759  $66,500  $249,259  


Structures         $22,439    $22,439  


                


K10 K9 1,200 140 $826  $115,645  $49,000  $66,645  


K9 K8 1,350 50 $1,052  $52,591  $17,500  $35,091  


K8 K7 1,650 100 $1,445  $144,451  $35,000  $109,451  


K7 K6 1,800 60 $1,662  $99,713  $21,000  $78,713  


K6 K5 1,800 80 $1,662  $132,951  $28,000  $104,951  


K5 K4 1,800 50 $1,662  $83,095  $17,500  $65,595  


K4 K3 2X1350 135 $2,034  $274,527  $47,250  $227,277  


K3 K2 2X1350 60 $2,034  $122,012  $21,000  $101,012  


K2 K1 2X1350 60 $2,034  $122,012  $21,000  $101,012  


K1 K0 2X1350 130 $2,034  $264,360  $45,500  $218,860  


Structures         $70,122    $70,122  


                


Flood Channel WCD4       


Excavation $267,866    $267,866  


Surface Treatment $478,232    $478,232  


                


H4 H3 900 200 $582  $116,402  70000 $46,402  


H3 H2 1,200 170 $826  $140,426  $59,500  $80,926  


H2 H1 1,500 260 $1,248  $324,524  $91,000  $233,524  


H1 H0   130 Swale $133,933    $133,933  
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From To Pipe Dia Length Rate 
Cost of 
Works 


Cost of 825 
dia Pipe 


Total Works 
Cost after 


Credits 


    mm m $ / m $ $ $ 


Structures         $9,817    $9,817  


                


J7 J6 900 80 $582  $46,561  $28,000  $18,561  


J6 J5 1,050 140 $722  $101,116  $49,000  $52,116  


J5 J4 1,050 60 $722  $43,335  $21,000  $22,335  


J4 J3 1,200 100 $826  $82,604  $35,000  $47,604  


J3 J2 1,350 70 $1,052  $73,628  $24,500  $49,128  


J2 J1 1,500 70 $1,248  $87,372  $24,500  $62,872  


J1 J0 1,500 60 $1,248  $74,890  $21,000  $53,890  


Structures         $16,829    $16,829  


Cabramatta Creek (Kiora Ct to Camden Valley Way)     


G9 G8 900 110 $582  $64,021  $38,500  $25,521  


G8 G7 1050 80 $722  $57,780  $28,000  $29,780  


G7 G6 1050 40 $722  $28,890  $14,000  $14,890  


G6 G5 1200 60 $826  $49,562  $21,000  $28,562  


G5 G4 2x900 90 $1,136  $102,238  $31,500  $70,738  


G4 G3 2x1050 80 $1,416  $113,317  $28,000  $85,317  


G3 G2 
2.4x0.9 
RCBC 70 $2,030  $142,102  $24,500  $117,602  


G2 G1 
3.3x0.9 
RCBC 90 $2,577  $231,928    $231,928  


G1 G0 
3.3x0.9 
RCBC 55 $2,577  $141,734    $141,734  


Pits and Headwalls $35,061    $35,061  


L6 L5 900 170 $582  $98,942  $59,500  $39,442  


L5 L4 1,050 150 $722  $108,338  $52,500  $55,838  


L4 L3 1,200 80 $826  $66,083  $28,000  $38,083  


L3 L2 1,500 80 $1,248  $99,854  $28,000  $71,854  


L2 L0 1,650 290 $1,445  $418,909  $101,500  $317,409  


Pits and Headwalls $28,049    $28,049  


Minor GPT $142,348    $142,348  


Cabramatta Creek (Kiora Ct to Lot 53 DP 2475)     


                


                


E6 E5 1,050 120 $722  $86,671  $42,000  $44,671  


E5 E4 1,050 60 $722  $43,335  $21,000  $22,335  


E4.2 E4.1 900 80 $582  $46,561  $28,000  $18,561  


E4.1 E4 1,050 100 $722  $72,226  $35,000  $37,226  


E4 E3 2x1200 90 $1,625  $146,288  $31,500  $114,788  


E3 E2 2x1200 100 $1,625  $162,543  $35,000  $127,543  


E2 E1 3x1050 80 $2,104  $168,293  $28,000  $140,293  


E1 E0 3x1050 30 $2,104  $63,110  $10,500  $52,610  


                


Pits & Headwall $36,463    $36,463  


8 Minor Gross Pollutant Traps $113,878    $113,878  


2 Bridges / Culverts 14m long 18m wide on Pacific Palms Ct   $846,170  


A1 A0 900 70 $582  $29,050  $24,500  $4,550  


               


Channel - Second Ave to Cowpasture Road $554,644    $554,644  
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From To Pipe Dia Length Rate 
Cost of 
Works 


Cost of 825 
dia Pipe 


Total Works 
Cost after 


Credits 


    mm m $ / m $ $ $ 


                


Channel - Cowpasture Road to Hinchinbrook Ck $493,946    $493,946  


              


        Area Depth Unit Cost   


        sqm m $ / m3   


Drainage compensatory works 3,000 2 $50  $300,000  


Drainage compensatory works 1,650 2 $50  $165,000  


                


Sub Total             $8,749,859  


                


Add 15% Contingencies   $1,312,479  


Totals             $10,062,338  


Item No Items       Land 
Land Unit 


Cost 
Total Land 


Cost 


          sqm $ / sqm $ 


WCD 1 Swale (Basin 10 to Open Space Corridor) 30,800 $50  $1,540,000  


WCD 2 Swale (Cabramatta Creek to Cowpasture Rd) 15,280 $50  $764,000  


    10,800 $25  $270,000  


    16,600 $17  $288,316  


WCD 3 Swale (Cabramatta Creek to Horningsea Pk) 3,200 $50  $160,000  


CCD 
Cabramatta Creek (Kiora Ct to Camden Valley 
Way) 7,000 $50  $350,000  


CCD Cabramatta Creek (Kiora Ct to Lot 53 DP 2475) 2,000 $50  $100,000  


WCD 4 
Swale (Cowpasture Road to Cabramatta 
Creek) 5,600 $50  $280,000  


    11,000 $17  $191,053  


CCD 
Cabramatta Creek ( Lot 53 DP 2475 to 
Twentieth Ave) 4,000 $50  $200,000  


WCD 5 
Hopkins Creek (Second Ave and Cowpasture 
Rd) 18,100 $17  $314,368  


WCD 6 
Hopkins Creek (down stream from 
Cowpasture Road) 19,600 $17  $340,421  


WCD 7 Hinchinbrook Creek (M7 to Hoxton Park Rd) 2,400 $50  $120,000  


WCD 8 Drainage compensatory works 3,000 $50 $150,000 


WCD 9 Drainage compensatory works 1,650 $50 $82,500 


WCD 10 Swale (Pentecost St to Hinchinbrook Ck) 4,230 $50 $211,500 


              $5,362,158  


 


10.6 Streetscape 


Nexus 


Council is committed to ensuring that the urban release areas are developed to the best standard 
possible.  Part of this involves ensuring an attractive landscape setting.  This involves not only the 
establishment of parkland but also development of the streetscape. The major roads around and 
within residential areas are the most visually prominent in that most residents and visitors travel them 
each day either as drivers, passengers or pedestrians. 


Landscaping will be carried out adjacent to the arterial roads on land to be dedicated to Council for 
landscaping, not on the public road but as part of the visual road reserve.  The responsibility for the 
construction of arterial roads rests with the Roads and Traffic Authority. 
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Landscaping will similarly be carried out on along sub-arterial roads controlled by the Council. 
Landscaping on other streets will be carried out in conjunction with the construction of the streets.  
Much of the landscaping will be carried out in conjunction with traffic facilities within the roadway 
designed to regulate traffic speed. 


Scope of facilities 


A review of the range of streetscape facilities was undertaken in 2008.  This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  The changes arise in part due to the impact of the M7, the 
works undertaken on arterial roads by the Roads and Traffic Authority and the changes to the land 
use adjacent to the Carnes Hill Centre on the proposed open space, street and drainage networks. 


Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at the 
commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


Contributing Development 


10,540 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 10.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 3 – 5, 7 – 9, 11 – 14, 16 & 17 for the location of each item in Table 
10.14.  The location of drainage lines as shown on the maps are in the original “in principle” locations 
and may be constructed in a slightly different locations to match the eventual street layout. 


Works and Land Acquisition Schedule  


The range of Works and land acquisition for local transport facilities is shown in Table 10.14. 


Table 9.14 Works and Land Acquisition Schedule 


Mulched Garden Beds on Trunk Collector Streets 


No Length Width Area 
Land 


Unit Cost 
Works 


Unit Cost 
Total Land Cost 


Total 
Works Cost 


  m m sqm $ / sqm $ / sqm $ $ 


S14.1 120 3 360   $47    $16,970  


S15.1 320 3 960 $175  $47  $168,000 $45,253  


S15.2 260 3 780 $175  $47  $136,500 $36,768  


S15.3 260 3 780 $175  $47  $136,500 $36,768  


S15.4 80 3 240 $175  $47  $42,000 $11,313  


S15.5 200 3 600   $47    $28,283  


S15.6 420 3 1,260 $175  $47  $220,500 $59,394  


S16.1 340 3 1,020 $175  $47  $178,500 $48,081  


S16.2 400 3 1,200 $175  $47  $210,000 $56,566  


S16.3 140 3 420 $175  $47  $73,500 $19,798  


S16.4 320 3 960 $175  $47  $168,000 $45,253  


S16.5 180 3 540 $175  $47  $94,500 $25,455  


S16.6 100 3 300 $175  $47  $52,500 $14,141  


S17.1 400 3 1,200 $175  $47  $210,000 $56,566  


S17.2 380 3 1,140 $175  $47  $199,500 $53,737  


S17.3 200 3 600 $175  $47  $105,000 $28,283  


S17.4 420 3 1,260 $175  $47  $220,500 $59,394  
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S17.5 200 3 600 $175  $47  $105,000 $28,283  


S17.6 400 3 1,200 $175  $47  $210,000 $56,566  


S17.7 200 3 600 $175  $47  $105,000 $28,283  


Sub Total             $755,153  


Plus 5% contingency sum   $37,758  


Sub Total             $792,910  


Street trees at 20 m intervals on Sub Arterial Roads and Trunk Collector Streets   


      Length 
No of 
trees 


$ per 
tree     


Sub-arterial roads 9,040 452 $420    $190,030  


Trunk collector streets 10,680 534 $420    $224,505  


Sub Total         $414,535  


Plus 5% contingency sum         $20,727  


Sub Total         $435,262  


Totals           $2,635,500  $1,228,172  


10.7 Professional Fees 


Nexus 


The cost of independent land valuations and legal documents are clearly part of the costs of 
administering this plan.  In relation to land acquisition, Council will be required to acquire land for car 
parking and roads and incur the associated conveyancing costs. 


It is recognised that the costs associated with land acquisition could be added to the cost of individual 
facilities. However the cost of professional fees attributable to any one facility is completely 
unpredictable.  It is therefore more appropriate that a pool of contribution funds is available to meet 
these costs as they arise.   


The contribution rate is based on the following costs. 


- The cost of independent valuations is anticipated to vary from $500 - $2,000 depending on 
individual sites and whether the valuation is general or specific; 


- Valuations will be required at least annually for reviewing this contribution plan, and more 
frequently depending on movements in the property market; 


- Stamp duty and estimated costs of vendor's solicitor in land acquisition. 


10.8 Administration Costs 


Nexus 


There are significant costs associated with administering funds of this magnitude.  Both the plan 
preparation / review and implementation aspects of Developer contributions are administered staff 
within Council.  A core team of employees are engaged to provide support in co-ordinating such a 
process, as well as prepare status reports, review and relevant data, liaise with Council staff and 
external agencies.  


In accordance with the directive of the Department of Planning, the administration costs are 
comprised of those expenses relative only to those personnel directly responsible for the formulation 
and / or administration of a Contributions Plan.  The cost per lot per year has been averaged across all 
of the Contribution Plan areas. 
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10.9 Contribution Formulae  


Community and Recreation Facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing and Residential Flat Buildings 


Contribution by cash 


Contribution Rate = C  x O R 
(per dwelling / lot) N  3.7 


where C = Cost of capital works or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Contribution by land dedication 


Area of land to be dedicated = A  x O R 
(per dwelling / lot) N  3.7 


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


For Occupancy Rate refer to Table43.3 


Aged and Disabled Persons Housing 


Contribution for total development = Conventional Lot Contribution x R  
                           3.7 


where 3.7 = Estimated occupancy rate for a conventional lot 


 R = Number of residents 


Transport facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing and Residential Flat Buildings 


Contribution by cash 


Contribution Rate  = C x V 
 


(per dwelling / lot )  N  6.7  


where C = Cost of capital works and land identified for the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type  


Contribution by land dedication 


Area of land to be dedicated = A x V 
 


(per dwelling / lot / non residential development)  N  6.7  


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type (refer to Table  


Table 9.15    Vehicle Trips per day per dwelling 
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Dwelling Type or Lot Size Vehicle Trips per day 


Residential Subdivision Lots 450 sqm or larger 6.7 


Residential Subdivision Lots smaller than 450 sqm 6.0 


Semi-detached dwellings, Multi dwelling housing & Residential Flat Buildings (where 
permitted) 


 


3 or more bedrooms 6.0 


2 bedrooms 4.0 


1 bedroom 3.3 


Aged and Disabled Persons Housing (total development) Total vehicle trips per day 


Drainage Facilities 


Conventional Lot Residential Subdivision 


Contribution by cash 


Contribution Rate  = C      
(per sqm of lots)  N x 450 


where C = Cost of capital works or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


Contribution by land dedication 


Area of land to be dedicated = A 
(per conventional lot)  N 


where A = Total area to be acquired 


 N = Number of equivalent lots / dwellings in the catchment area 


Small Lot Subdivision, Semi-detached dwellings, Multi dwelling housing, Residential Flat Buildings, Aged and 
Disabled Persons Housing and Non Residential Development 


Contribution by cash 


Contribution = Conventional Lot Contribution x CR x Site Area  
(total development) 0.65  


Where C R = Runoff coefficient for the specific development type as specified in the Table 9.  


Contribution by land dedication 


Area of land to be dedicated = A x C R  x Site Area  
(total development) N  0.65  450  


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 C R = Runoff coefficient for the specific development type as specified in Table 9.16   


The relative impacts of different types of land development on any drainage system can be estimated 
by comparing the peak discharge rates of runoff that the different types of development would 
produce.  The rational formula estimates the peak discharge rates by use of runoff coefficients that 
are directly related to the proportion of a site that is impervious to rainfall infiltration. The following 
table gives the relative impacts of alternate types of land development on runoff generation. 


Table 9.16 Co efficient of Runoff for development types 


Development Type Co efficient of Runoff 
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Conventional residential lots and schools 0.65 


Semi-detached dwellings, villa houses, small lot subdivision and Aged and Disabled Persons 
Housing 


0.75 


Town houses 0.80 


Shopping Centre & other non-residential 0.95 


Streetscape 


The following formulae are use to calculate contributions. 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing and Residential Flat Buildings 


Contribution by cash 


Contribution Rate = C x O R 
(per dwelling / lot) N  3.7 


where C = Cost of capital works and / or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


For Occupancy Rate refer to Table 4.3 


Aged and Disabled Persons Housing 


Contribution for total development = Conventional Lot Contribution x R 
3.7 


 


where 3.7 = Estimated occupancy rate for a conventional lot 


 R = Number of residents 


Other Development 


Contribution for total development = Conventional Lot Contribution x C 
450 


                            


where C = Area of site area of development 


 450 = Minimum area of standard lot 


Contribution by land dedication 


Area of land to be dedicated = A  x O R 
(per dwelling / lot) N  3.7 


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Professional Fees 


Residential Development 


Contribution Rate = PF 
(per dwelling/ lot) N 


Where  PF =  total estimated cost of professional fees 


 N =  Number of equivalent lots / dwellings in the catchment area 
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All other development 


Contribution Rate = Residential Contribution x A 
 450 


Where  A =  Site area 


 450 =  area of conventional lot 


Administration Fees 


All Development 


The cost of administering contributions plans over the coming years has been estimated at 1.2% of 
the value of contributions.   


10.10 Staging of Facilities 


Council will build most Community Facilities, as the population threshold for their construction is 
usually much larger than individual developments.  These will be provided as funds become available 
and as land can be acquired from existing owners. 


Some small parks and recreation facilities are likely to be provided as works in kind by developers and 
as such are provided at the beginning of a development.  Council will build larger recreation facilities 
such as playing fields as the population threshold for their construction is usually much larger than 
individual developments.  These will be provided as funds become available and as land can be 
acquired from existing owners. 
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11. Prestons Industrial Release Area  


11.1 Background 


A substantial part of the Prestons Industrial Area was rezoned in the early 1990’s.  Development has 
subsequently taken place over a substantial portion of this area.  Since this time the M7 has been 
constructed which cut through this area resulting in some changes to the drainage and road network. 
Hoxton Park Road was also upgraded by the Roads and Traffic Authority with the provision of a service 
road along the southern side of Hoxton Park Road.  This included drainage works in conjunction with 
road works. 


Subsequently the area west of the Prestons Industrial Area was rezoned for industrial development.  
This took place after the M7 was constructed.  This has necessitated changes to the range of 
infrastructure in the portion of the Prestons Industrial Area rezoned in the early 1990’s.  The planning 
of infrastructure in the area to the west of the M7 has taken into account the presence of the M7 and 
the works carried out in its construction.  


11.2 Transport 


Nexus 


The development of the Prestons area for industrial purposes will generate a significant volume of 
heavy traffic.  The impact of this traffic generation may be considered in terms of road network traffic 
capacity and road pavement bearing capacity.  With regard to the first consideration, the required 
contribution towards the District Transport Facilities provides for the appropriate contribution from a 
traffic management point of view. 


There are, however, a number of existing local roads that will be subjected to heavy traffic loading 
that they were never designed to bear.  The central pavement of these roads will require 
reconstruction to a standard suitable to accommodate the increased volume of heavy vehicular traffic. 
Consequently a contribution for the upgrade of the central pavement of these existing sub-standard 
pavements is considered appropriate. 


It may not always be appropriate for Council to require the developer to wholly reconstruct the central 
pavement of the roads adjoining the subject property at the time of development.  It is a component 
only, representing the difference between a normal standard road and the upgrading required for 
industrial usage, for which Council levies developer contributions.  


Council considers that the most efficient and equitable way of providing for Local Transport Facilities 
in an area characterised by fragmented ownership is via developer contributions. This approach does 
not preclude Council considering a proposal for works-in-kind by a group of developers or owners. 


The areas west of the M7 were rural roads prior to any industrial development taking place.  Any new 
development of land in this area will be required as a condition of consent to reconstruct the half of 
the road that immediately fronts the land.  This work will not be funded by developer contributions.   


To allow several sites to be developed in the Prestons Industrial Release Area, several new roads will 
be constructed.  


To adequately handle the increased traffic on the site the intersection of Bernera Road / Yarrunga 
Street will be upgraded. This upgrade will include the installation of traffic signals. The cost of these 
works will be proportioned across the West of M7 Catchment. 


Scope of facilities 


A review of the range of local transport facilities was undertaken in 2008.  This was undertaken in 
conjunction with the rezoning of land west and south of the area rezoned in the early 1990s.   
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Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at 
the commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Areas 


There are several local transport catchments within the Prestons Industrial Release Area.  These are 
shown on Figure 11.1.   


 


Figure 11.1 Catchment Areas 


East of M7 Catchment Area 


This is largely the area that was rezoned in the early 1990’s.  The scope of facilities and the developable 
area has changed following the construction of the M7. 


Contributing Development 


123ha (area of land that is expected to contribute to local transport facilities) 


The area from which contributions would be received is shown on Figure11.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 5, 6, 8, 9 & 13 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.1. 
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Table 11.1 Works and Land Acquisition Schedule 


No Item 
Unit 
Cost 


Length Works 


    $/m m $ 


R1 Ash Rd - half central pavement 3m width $402  700 $281,357  


R2 Jedda Rd - half central pavement 3m (from Ash Rd to Wonga Rd) $402  800 $321,551  


R3 Jedda Rd - central pavement 6m width (from Bernera Rd to Ash Rd) $710  810 $575,485  


Total       $1,178,394  


West of M7 Catchment Area 


New industrial development in this area will generate the need for the provision of traffic signals at 
Yarrunga Street and Bernera Road.   


Some of the area east of Bernera Road was rezoned along with the area east of the M7 in the early 
1990’s.  It would have had frontage to Ash Road and have been required to reconstruct the half road 
frontage to Ash Road as well as contribute to local transport facilities.  This area was cut off from Ash 
Road when the M7 was constructed.  It was left land locked with no viable alternate road access.  
There is a need to provide access to Bernera Road by acquiring private land and constructing a road.   


Some lots which have frontage to Kurrajong Road are required under the provisions of Liverpool DCP 
2008 to provide access other than to Kurrajong Road for industrial traffic.  This is provided by new 
road construction off Bernera and Kookaburra Roads.  There is also a need to provide pedestrian links 
across Cabramatta Creek to Hoxton Park 


Contributing Development 


137.5ha (area of land that is expected to contribute to local transport facilities) 


The area from which contributions would be received is shown on Figure 11.2. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 6, 9, 10 & 14 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.2. 


Table 11.2 Works and Land Acquisition Schedule 
No Item Unit Cost Length Width Area Land  Works 


    $/sqm m m sqm $ $ 


A1 Eastern extension of Yarrunga St $200  295 20 5,900 $1,180,000   


              $587,564 


R4 
Pedestrian paths to creek 
crossings $111  350 2.5 875   $97,004 


R5 Traffic Signals at Bernera Rd & Yarrunga St   $221,722 


R6 Pedestrian crossing of Cabramatta Ck at Yarrawa Rd   $33,258 


R7 Pedestrian crossing of Cabramatta Ck at Illaroo Rd   $33,258 


R8 Pedestrian crossing of Hinchinbrook Ck at Twentieth Av   $33,258 


Totals           $1,180,000 $1,006,065 


Road A2 East of Bernera Road Catchment Area (additional to West of M7)  


This area was rezoned along with the area east of the M7 in the early 1990’s.  It would have had 
frontage to Ash Road and have been required to reconstruct the half road frontage to Ash Road as 
well as contribute to local transport facilities.  This area was cut off from Ash Road when the M7 was 
constructed.  It was left land locked with no viable alternate road access.  There is a need to provide 
access to Bernera Road by acquiring private land and constructing a road.  The cost of Road A2 is fully 
attributable to the catchment. 
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Contributing Development 


10.57ha (area of land that is expected to contribute to local transport facilities) 


The area from which contributions would be received is shown on Figure11.3. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 9 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.3. 


This area also contributes to the other facilities in the “West of M7” catchment. 


Table 11.3 Works and Land Acquisition Schedule 


No Item 
Unit 
Cost 


Length Width Area Land  Works 


    $/sqm m m sqm $ $ 


A2  Road north from A1 $200  141 20 2,820 $564,000   


             $306,812 


Totals           $564,000 $306,812 


Road B East of Bernera Road Catchment Area (additional to West of M7)  


This area having frontage to Kurrajong Road is required under the provisions of Liverpool DCP 2008 to 
provide access other than to Kurrajong Road for industrial traffic.  This is provided by Road B.  There 
is a need to provide access to Bernera Road by acquiring private land and constructing a road.  The 
cost of Road B is fully attributable to the catchment.   


Contributing Development 


17.73ha (area of land that is expected to contribute to local transport facilities) 


The area from which contributions would be received is shown on Figure11.4. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 9 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.4. 


This area also contributes to the other facilities in the “West of M7” catchment. 


Table 11.4 Works and Land Acquisition Schedule 


No Item 
Unit 
Cost 


Length Width Area Land  Works 


    $/sqm m m sqm $ $ 


B Road east from A1 $200  141 20 2,820 $564,000   


             $310,411 


Totals           $564,000 $310,411 
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Road C West of Kookaburra Road Catchment Area (additional to West of M7)  


This area having frontage to Kurrajong Road is required under the provisions of Liverpool DCP 2008 to 
provide access other than to Kurrajong Road for industrial traffic.  This is provided by Road C.  There 
is a need to provide access to Kookaburra Road by acquiring private land and constructing a road.  The 
cost of Road C is fully attributable to the catchment. 


Contributing Development 


2.33ha (area of land that is expected to contribute to local transport facilities) 


The area from which contributions would be received is shown on Figure11.5. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 8 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.5. 


This area also contributes to the other facilities in the “West of M7” catchment. 


If alternate road access is provided in a form acceptable to Council this contribution will not levied.  


Table 11.5 Works and Land Acquisition Schedule 


No Item 
Unit 
Cost 


Length Width Area Land  Works 


    $/sqm m m sqm $ $ 


C Road west from Kookaburra Rd $200 200 20 4,000 $800,000   


             $454,740 


Totals           $800,000 $454,740 


Road D East of Kookaburra Road Catchment Area (additional to West of M7)  


This area having frontage to Kurrajong Road is required under the provisions of Liverpool DCP 2008 to 
provide access other than to Kurrajong Road for industrial traffic.  This is provided by Road D.  There 
is a need to provide access to Kookaburra Road by acquiring private land and constructing a road.  The 
cost of Road D is fully attributable to the catchment. 


Contributing Development 


3.83ha (area of land that is expected to contribute to local transport facilities) 


The area from which contributions would be received is shown on Figure 11.6. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 8 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.6. 


This area also contributes to the other facilities in the “West of M7” catchment. 


If alternate road access is provided in a form acceptable to Council this contribution will not levied.  


Table 11.6 Works and Land Acquisition Schedule 


No Item 
Unit 
Cost 


Length Width Area Land  Works 


    $/sqm m m sqm $ $ 


D  Road east from Kookaburra Rd $200 320 20 6,400 $1,280,000   


             $604,193 


Totals           $1,280,000 $604,193 
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11.3 Drainage 


Nexus 


Drainage Easements  


In order to achieve an economical local drainage system it is necessary to drain stormwater runoff 
through the lowest possible path. This path was in some cases required to traverse privately owned 
properties which creates the need for drainage easements or drainage reserve. 


A drainage easement is known as the area of land dedicated to construct and maintain an enclosed 
drainage conduit (usually a pipe or box culvert).  The drainage easement can serve a number of 
privately owned properties in which case it is described to be an “inter-allotment drainage easement”.  
The area of land required for inter-allotment drainage easement would be dedicated for that purpose 
and would belong to those properties benefiting from the drainage system within the easement. The 
owners the properties will be responsible for the maintenance and functioning of the drainage system. 


In some cases it is proposed to have an easement in favour of Council to drain water from properties 
and streets.  This is where a drainage reserve is not considered to be practical.  The cost of the 
construction of the drainage works will be funded by contributions.  Affected lands will be required as 
a condition of consent to dedicate an easement in favour of Council to drain upstream land. 


Drainage Reserves 


A drainage reserve is the area of land dedicated to construct and maintain an open drainage conduit 
(usually a formed earth or concrete channel).   The drainage reserve can serve a number of privately 
owned properties, public land (such as road drainage, parks, etc.) or a combination of these.  


The area of land required for drainage reserve will be required to be dedicated to Council for that 
purpose and Council will be responsible for the maintenance and functioning of the drainage system. 
The area of land dedicated to drainage reserve has been included in the contribution rate as “cost of 
land acquisition” for each local drainage catchment. 


Minimum size pipes 


The Local Trunk Drainage is costed on the basis of drainage infrastructure requirements of the local 
catchment. Each of the local catchments is costed down to 900mm diameter pipe only.  The individual 
developers are required to directly bear the cost of all pipelines up to 825mm diameter within or past 
their own land.  The cost difference between any larger pipe size or drainage swale/channel is funded 
by Developer contributions. 


Where it is anticipated that the developer will carry out the works as part of a development, the cost 
of supply, lay and backfilling of 825mm diameter is deducted from the cost of works to get the 
contribution.  These works, when carried out by the developer, means that the developer will receive 
the credits of the difference between the total cost of works and the cost of 825mm diameter pipe (to 
be borne by the developer).  Should the developer default from undertaking the works identified in 
this plan as the developer’s responsibility, then the developer shall pay for the cost of 825mm 
diameter pipe for the reach of drainage works for which they are responsible to provide as part of 
their development. 


Where the work is costed in full without deducting the cost of 825mm diameter, it is anticipated that 
Council will undertake these works from contributions.  Where a developer undertakes these works 
as part of their development, they shall receive full credits for the work as shown in this plan. 


Gross pollutant traps 


Gross pollutant traps have also been costed as source control for litter at the end of each network. 
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Scope of facilities 


A review of the range of local transport facilities was undertaken in 2008.  This was undertaken in 
conjunction with the rezoning of land west and south of the area rezoned in the early 1990s.   


Apportionment 


No apportionment is allowed for as there were no existing local drainage facilities in existence at the 
commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule and Catchment Area 


There are several local drainage catchments within the Prestons Industrial Release Area.  These are 
shown on Figure 11.2.   


 


Figure 11.2 Catchment Areas 


East of M7 Catchment Area 


Contributing Development 


88.05ha (area of land that is expected to contribute to local drainage facilities) 


The area from which contributions would be received is shown on Figure 11.7. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 9 & 10 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.7. 







Liverpool Contributions Plan 2009 (April 2020)    


 


132 


Table 11.7 Works and Land Acquisition Schedule 


Works 


From To 
Pipe 


Diameter 
Length Unit Cost Other 


Cost of 
Works 


Cost of 
825 dia 


Pipe 


Contribtn/ 
Credits 


    mm m $/m   $ $ $ 


0.02 0.03 900 48 $582    $27,937  $16,800  $11,137  


0.03 0.06 1,050 82 $722    $59,225  $28,700  $30,525  


0.05 0.06 900 19 $582    $11,058  $6,650  $4,408  


0.06 0.07 1,200 17 $826    $14,043  $5,950  $8,093  


0.07 0.09 1,350 72 $1,052    $75,732  $25,200  $50,532  


0.09 0.11 1.5x1.2 RCBC 99 $1,430    $141,618  $34,650  $106,968  


0.11 0.13 2.1x1.2 RCBC 90 $1,778    $159,983  $31,500  $128,483  


0.13 0.15 2.1x1.2 RCBC 70 $1,778    $124,431  $24,500  $99,931  


0.15 0.17 2.1x1.2 RCBC 80 $1,778    $142,207  $28,000  $114,207  


0.17 0.19 2.4x1.2 RCBC 74 $2,041    $151,001  $25,900  $125,101  


0.19 .24A 2.7x1.2 RCBC 91 $2,304    $209,619  $31,850  $177,769  


0.2 0.21 900 88 $582    $51,217  $30,800  $20,417  


                  


Structures $36,000    $36,000  


                 


1.18 1.17 900 70 $582    $40,741  $24,500  $16,241  


1.17 1.16 1,050 70 $722    $50,558  $24,500  $26,058  


1.16 1.14 1,200 142 $826    $117,297  $49,700  $67,597  


1.14 1.13 1.5x1.2 RCBC 78 $1,430    $111,578  $27,300  $84,278  


1.13 1.10  1.8x1.2 RCBC 140 $1,672    $234,137  $49,000  $185,137  


1.10  1.7 2.1x1.2 RCBC 118 $1,778    $209,756    $209,756  


1.7 1.6 3.0x1.2 RCBC 30 $2,588    $77,625    $77,625  


1.6 1.5 3.6x1.2 RCBC 42 $3,397    $142,691    $142,691  


1.5 1.1 4.2x1.2 RCBC 74 $3,545    $262,305    $262,305  


                  


13.4 13.1 1,050 168 $722    $121,339  $58,800  $62,539  


13.1 1.14 1,200 15 $826    $12,391  $5,250  $7,141  


                  


3.4 3.3 900 78 $582    $45,397  $27,300  $18,097  


3.3 1.5 1,050 110 $722    $79,448  $38,500  $40,948  


Structures $44,000    $44,000  


                  


1.05 1.04 1,200 80 $826    $66,083  $28,000  $38,083  


1.03 1.01 1,350 100 $1,052    $105,183  $35,000  $70,183  


Structures $8,000    $8,000  


                  


14.13 14.11 1,050 110 $722    $79,448  $38,500  $40,948  


14.11 14.9 1,200 128 $826    $105,733  $44,800  $60,933  


14.9 14.8 1.2x1.2 RCBC 66 $1,315    $86,776  $23,100  $63,676  


14.8 14.5 1.5x1.2 RCBC 140 $1,430    $200,268  $49,000  $151,268  


14.5 14.1 1.8x1.2 RCBC 30 $1,672    $50,172  $10,500  $39,672  


14.12 14.11 1,050 30 $722    $21,668  $10,500  $11,168  


15.01 11.09 900 30 $582    $17,460  $10,500  $6,960  


11.09 11.08 1,050 160 $722    $115,561  $56,000  $59,561  


11.08 11.07 1,200 20 $826    $16,521  $7,000  $9,521  
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From To 
Pipe 


Diameter 
Length Unit Cost Other 


Cost of 
Works 


Cost of 
825 dia 


Pipe 


Contribtn/ 
Credits 


    mm m $/m   $ $ $ 


11.07 11.06 1,500 240 $1,248    $299,561  $84,000  $215,561  


11.06 11.05 1,650 40 $1,445    $57,780  $14,000  $43,780  


11.05 11.01   315   Channel $446,817    $446,817  


  11.01       
Energy 


Dissipater $77,134    $77,134  


                  


13.05 13.04 1,500 70 $1,248    $87,372  $24,500    


13.04 13.03 1,650 60 $1,445    $86,671  $21,000  $65,671  


13.03 13.01 1,800 150 $1,697    $254,543  $52,500  $202,043  


21.01 11.05 900 35 $582    $20,370  $12,250    


22.01 13.05 1,050 100 $722    $72,226  $35,000  $37,226  


Structures           $46,000    $46,000  


Jedda Road Culverts    $1,012,192        $1,012,192  


Sub Total      $4,864,381  


Add 15% Contingencies      $729,657  


Total        $5,594,038  


               


Land                  


Item     
Total 
Area Proportion  Area sqm 


Unit 
cost Cost 


Maxwells Creek Channel   23,000 60%   23,000 $100  $1,380,000  


Total               $1,380,000  


West of M7 Catchment Area 


Contributing Development 


137.5ha (area of land that is expected to contribute to local drainage facilities) 


The area from which contributions would be received is shown on Figure 11.8. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 8, 9 & 13 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.8. 


Table 11.8 Works and Land Acquisition Schedule 


Works 


Item From To 
Pipe 


Diameter 
Length 


Unit 
Cost 


Cost of 
Works 


Rate of 
825mm 


Dia 
Conduit 


Cost of 825 
Dia 


Conduit 


Contribution 
Credits 


      mm m $/m $ $ $ $ 


  (1) (2) (3) (4) (5) (6)=(4)x(5) (7) (8)=(3)x(9) (9)=(6)-(8) 


Catchment A                   


Pits           $11,655 $1,217  $0  $11,655  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $34,500 $1,217  $0  $34,500  


Outlet 
Treatment           $44,000 $1,217  $0  $44,000  


Catchment B                   
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Item From To 
Pipe 


Diameter 
Length 


Unit 
Cost 


Cost of 
Works 


Rate of 
825mm 


Dia 
Conduit 


Cost of 825 
Dia 


Conduit 


Contribution 
Credits 


      mm m $/m $ $ $ $ 


Box Section B0 B2 - 190 $2,966  $563,540 $1,217  $231,230  $332,310  


Pipe B2 B3 1,350 130 $1,911  $248,393 $1,217  $158,210  $90,183  


  B8 B2 1,050 40 $1,911  $248,393 $1,217  $48,680  $199,713  


Pipe B3 B4 900 100 $1,408  $140,846 $1,217  $121,700  $19,146  


Pits           $41,625 $1,217  $0  $41,625  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $34,500 $1,217  $0  $34,500  


Outlet 
Treatment           $70,000 $1,217  $0  $70,000  


Catchment C                   


Pipe C0 C1 1,050 65 $1,911  $124,196 $1,217  $79,105  $45,091  


Pits           $9,990 $1,217  $0  $9,990  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $34,500 $1,217  $0  $34,500  


Outlet 
Treatment           $50,000 $1,217  $0  $50,000  


Catchment D                   


Pipe D0 D1 1,050 30 $1,911  $57,321 $1,217  $36,510  $20,811  


Pipe D1 D2 900 152 $1,408  $214,085 $1,217  $184,984  $29,101  


Pits           $11,655 $1,217  $0  $11,655  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $0 $1,217  $0  $0  


Outlet 
Treatment           $59,000 $1,217  $0  $59,000  


Catchment E                   


Pipe E0 E1 1,200 99 $2,018  $199,744 $1,217  $120,483  $79,261  


Pipe E1 E2 1,050 200 $1,911  $382,143 $1,217  $243,400  $138,743  


Pits           $24,975 $1,217  $0  $24,975  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $34,500 $1,217  $0  $34,500  


Outlet 
Treatment           $0 $1,217  $0  $0  


Catchment F                   


Open Channel F0 F1   475 $1,548  $735,356 $1,217  $578,075  $157,281  


Box Section F1 F7 
2.4x1.2 
(2Nos) 425 $8,168  $1,735,765 $1,217  $517,225  $1,218,540  


Box Section F7 F9 3.0x1.2 475 $2,966  $1,408,691 $1,217  $578,075  $830,616  


Pits           $41,625 $1,217  $0  $41,625  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $69,000 $1,217  $0  $69,000  


Outlet 
Treatment           $75,000 $1,217  $0  $75,000  


Catchment G                   


Open Channel G00 G0   408 $1,548  $631,632 $1,217  $496,536  $135,096  


Box Section G0 G1 2.4x1.5 30 $2,600  $1,245,579 $1,217  $36,510  $1,209,069  


  G1 G2 1,500 70 $2,720  $726,340 $1,217  $85,190  $641,150  


Pipe G2 G3 1,350 150 $2,380  $726,340 $1,217  $182,550  $543,790  


Pipe G3 G5 1,200 200 $2,018  $726,340 $1,217  $243,400  $482,940  


Pits           $39,960 $1,217  $0  $39,960  
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Item From To 
Pipe 


Diameter 
Length 


Unit 
Cost 


Cost of 
Works 


Rate of 
825mm 


Dia 
Conduit 


Cost of 825 
Dia 


Conduit 


Contribution 
Credits 


      mm m $/m $ $ $ $ 


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $34,500 $1,217  $0  $34,500  


Outlet 
Treatment           $75,000 $1,217  $0  $75,000  


Catchment H                   


Pipe H00 H0 1,200 176 $2,018  $355,100 $1,217  $214,192  $140,908  


Pipe H00 H1 1,050 95 $1,911  $181,518 $1,217  $115,615  $65,903  


Pipe H1 H2 900 195 $1,408  $274,649 $1,217  $237,315  $37,334  


Pits           $24,975 $1,217  $0  $24,975  


Headwalls           $4,450 $1,217  $0  $4,450  


GPT           $34,500 $1,217  $0  $34,500  


Outlet 
Treatment           $59,000 $1,217  $0  $59,000  


                    


Jedda Road 
Culverts           $1,012,192 40% 


of 
catchment $407,790  


Sub Total                 $7,774,836  


Contingencies 
plus contract 
administration 


    
    8%       $621,987  


Design         4%       $310,993  


Total                 $8,707,816  


          


Land          


Item From   To   Length Width Area Unit Cost Cost 


          m m sqm $/sqm $ 


Cabramatta Ck Kurrajong Rd Hinchinbrook Ck 2,230 10 22,300 $50 $1,115,000 


Cabramatta Ck 
Hinchinbroo
k Ck M7 340 10 3,400 $50 $170,000 


Cabramatta Ck M7 Lot 2 DP 1051510 380 10 3,800 $50 $190,000 


Cabramatta Ck 
Lot 2 DP 
1051510 Hoxton Park Rd 520 10 5,200 $50 $260,000 


      Total Area Proportion        


Maxwells Ck Channel 23,000   40%   9,266 $100 $926,619 


Total                 $2,661,619 


North of M7 


Contributing Development 


2.85ha (area of land that is expected to contribute to local drainage facilities) 


The area from which contributions would be received is shown on Figure 11.9. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 5 & 9 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 11.9. 


Table 11.9 Works and Land Acquisition Schedule 


Item From To Length Width Area 
Unit 
Cost 


Cost 
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Cabramatta Ck Hinchinbrook Ck Hoxton Park Rd 520 10 5,200 $50 $260,000 


Total             $260,000  


11.4 Landscaped Buffer Areas 


Wonga Road Frontage 


The development of the Prestons Industrial Area has the potential for conflict with the adjoining 
residential area over noise generation, air pollution, security lighting, operational hours and traffic 
generation.  Accordingly a 10 m wide landscaped buffer is to be provided along the frontage to Wonga 
Road.   


The buffer area is essential between any industrial area and an adjoining residential area to protect 
the amenity of the residential area without resorting to unreasonable restrictions on business hours 
of operation, noise and lighting in the industrial area. 


The contributing area is the area east of the M7 with an area of 123 ha.  This is on the basis that the 
works border this release area where it adjoins the residential areas.  It does not include the former 


Liverpool Showground, as this will provide its own buffer to the adjoining residential area to the south. 


Contributing Development 


123ha (area of land that is expected to contribute to Landscaped Buffer Areas) 


The area from which contributions would be received is shown on Figure 10.10. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 10 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for Landscaped Buffer Areas is shown in Table 11.10. 


Table 11.10 Works and Land Acquisition Schedule 


No Item   Length Area Cost  
Land 
Unit 
Cost 


Cost of 
Land 


Cost of 
Works 


    m sqm $/m $/sqm $ $ 


  Wonga Road Frontage             


 S1 Landscaping   5,600   $200  $1,120,000    


  Landscaping 560   $250      $92,810  


  Totals         $1,120,000  $92,810  


11.5 Professional Fees 


Nexus 


The cost of independent land valuations and legal documents are clearly part of the costs of 
administering this plan.  In relation to land acquisition, Council will be required to acquire land for car 
parking and roads and incur the associated conveyancing costs. 


It is recognised that the costs associated with land acquisition could be added to the cost of individual 
facilities. However the cost of professional fees attributable to any one facility is completely 
unpredictable. It is therefore more appropriate that a pool of contribution funds is available to meet 
these costs as they arise.   


The contribution rate is based on the following costs. 
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- The cost of independent valuations is anticipated to vary from $500 - $2,000 depending on 
individual sites and whether the valuation is general or specific; 


- Valuations will be required at least annually for reviewing this contribution plan, and more 
frequently depending on movements in the property market; 


- Stamp duty and estimated costs of vendor's solicitor in land acquisition. 


11.6 Administration Costs 


Nexus 


There are significant costs associated with administering funds of this magnitude.  Both the plan 
preparation/review and implementation aspects of Developer contributions are administered staff 
within Council.  A core team of employees are engaged to provide support in co-ordinating such a 
process, as well as prepare status reports, review and relevant data, liaise with Council staff and 
external agencies.  


In accordance with the directive of the Department of Planning, the administration costs are 
comprised of those expenses relative only to those personnel directly responsible for the formulation 
and / or administration of a Contributions Plan.  The cost per lot per year has been averaged across all 
of the Contribution Plan areas and is calculated as follows.  


11.7 Contribution Formulae 


Transport and Drainage Facilities 


Contribution = C   
(per sqm) N  


where C = Cost of capital works and land identified for the catchment area 


 N = Area of land in the catchment area 
 


Area of land to be dedicated = A 
(per sqm)  N 


where A = Total area to be acquired 


 N = Area of land in the catchment area 


Landscaped Buffer Areas 


Contribution = C   
(per sqm) N  


where C = Cost of capital works and land identified for the catchment area 


 N = Area of land in the catchment area 
 


Area of land to be dedicated = A 
(per sqm)  N 


where A = Total area to be acquired 


 N = Area of land in the catchment area 


Professional Fees 


Contribution Rate = Residential Contribution* x A  
(per sqm) 450  
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Where  * Residential Contribution in Hoxton Park, Carnes Hill and Prestons 


 A = Site area 


 450 = area of conventional lot 


Administration Fees 


All Development 


The cost of administering contributions plans over the coming years has been estimated at 1.2% of 
the value of contributions. 


11.8 Staging of Facilities 


The timing of construction of specific facilities depends largely on where and when development 
occurs. It is the intention of Council to provide facilities at the earliest opportunity.  This intention is 
constrained by the funding limitations, which occur due to cash flows directly linked to the rate of 
development. Council must accumulate sufficient contributions to meet the funding commitment to 
any particular facility, which is required.  In this regard, facilities will be constructed as funds received 
allow and in response to the priority needs of the developing community. 
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12. Middleton Grange Release Area  


12.1 Background 


Liverpool City Council adopted on 24 June 2002 a masterplan for the development of Middleton 
Grange Release Area.  The masterplan makes provision for 152ha of mostly residential development 
and forecasts the creation of 2,580 dwellings.  This will result in an additional population of 
approximately 9,000 in the area.  Due to this anticipated development, the current absence of public 
amenities and services available in the area, and the expected characteristics of the new population, 
it will be necessary to undertake works detailed in this Contributions Plan. 


Relationship to other plans 


The masterplan is supported by a set of technical Background Reports and by further background 
information in the draft Master Plan - December 2001.  Council prepared Liverpool DCP No 48 based 
on the masterplan.  This DCP was subsequently incorporated into Liverpool DCP 2008. 


Staging of all facilities and services 


The timing of construction and provision of all facilities and services will depend largely on where and 
when development occurs. It is the intention of Council to provide facilities, services and infrastructure 
at the earliest opportunity in order to provide for the access, amenity and liveability of the residents 
of Middleton Grange. This intention will be constrained by the funding limitations of cash flows directly 
linked to the pace of development and by Council’s ability to acquire land from existing owners.  


Council must accumulate adequate funds through contributions to meet the costs of any facility. 
Therefore construction will occur as funds allow and in response to the priority needs of the 
developing community. It is intended, however that, water management facilities will be constructed 
for each section or water catchment of Middleton Grange as it develops.   


Planning principles 


Council seeks to achieve the following in Middleton Grange. 


- Accessibility – A community that ensures the safe, convenient and appropriate movement of 
people and goods. 


- Social benefits – A balanced community that provides a full and diverse range of social, community 
and recreational resources. 


- Environmental benefits – A community with quality urban design and high environmental 
standards that values and enhances its natural and built environment. 


- Economic benefits – A community that provides a full range of employment and training 
opportunities for its inhabitants. 


The contributions levied by this Plan for infrastructure, facilities and services will be directed at 
achieving outcomes in line with these visionary elements. 


The Middleton Grange originally consisted of 1.2ha rural-residential lots, the majority in separate 
ownership and some with dwellings; a grid of streets consisting of one north-south road and three 
east west roads; a private school; a church and a small club.  The area to the north of the central 
environmental corridor along McIver Avenue is used for low intensity grazing of cattle.  Three small 
waterways traverse the area.  Given its history as a rural residential area, Middleton Grange has no 
facilities for recreation, community services and water cycle management or a road network to 
support a new resident population. 


The area is envisioned to have a high quality public domain of parks, playing fields, streets, footpaths, 
cycle ways and open space.  A network of connected roads will traverse the area and encourage 
walking and cycling, while transport nodes will provide access and links to public transport, both locally 
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and regionally. The neighbourhood centre will be the focus of the new area and include a community 
centre.  Water quality, run-off and drainage will be incorporated into the existing watercourses and 
have high aesthetic appeal.  The principles of ecologically sustainable development will govern the 
provision of all facilities. 


While residential development is to be the main form of development in the Middleton Grange 
Release Area, there will also be some development for commercial uses as well as for church and 
private education purposes. These developments and uses will place demands on the road and water 
management system.  Accordingly, they will be levied for these two forms of infrastructure for the 
stormwater water run-off that they generate. 


Development trends 


The number of additional dwellings/lots is therefore forecast to be 2,580.  For the purposes of this 
plan, dwelling occupancy rates per lot are those adopted for the new release areas, i.e.: 


- Lots 450 sqm or larger = 3.7 persons per dwelling 


- Lots smaller than 450 sqm = 3.3 persons per dwelling. 


Assuming an average of 3.5 persons per dwelling, the future additional resident population of 
Middleton Grange at the full extent of development is estimated to be approximately 9,000 persons. 


Catchment Area 


There is a single catchment for all local facilities in Middleton Grange.  The catchment is shown on 
Figure 12.1. 


 


Figure 12.1 Catchment Area and location of works and land acquisition 
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12.2 Community Facilities 


Background 


The provision of appropriate and useable community facilities is a key requirement for developing 
socially sustainable communities.  In new development areas, residents will demand and require 
community facilities such as multi-purpose community centres, children’s facilities, libraries and 
cultural facilities to meet their needs. 


Middleton Grange is expected to accommodate an estimated 9,000 residents based on the 
development of 2,580 dwellings.  As the release area will allow for both multi unit housing and 
separate detached dwellings, anticipated occupancy rates are likely to range from 3.3 persons per 
dwelling to 3.7 persons per dwelling based rates adopted for other release areas in Liverpool. 


Analysis of the demographic profile of other recent release areas in Liverpool suggests that Middleton 
Grange may have the following characteristics: 


- Large number of children aged 0-4 years 


- Large number of children aged under 15 years 


- Increasing number of youth aged 10-19 years living in the release area particularly as the 
development matures 


- High proportion of adults of child-bearing age groups, i.e. 20-34 years old 


- Low proportion of older residents compared to the Liverpool LGA 


- High level of cultural diversity with a significant number of residents likely to be from non-English 
speaking background. 


These characteristics together with the lack of existing community infrastructure within the 
immediate area require that a range of appropriate community facilities be provided to meet the need 
of new residents.   


Nexus  


As outlined in the Background Reports, this release area has no existing local neighbourhood facilities 
except for a non-government school and private church/club facilities.  Council community facilities in 
the surrounding suburbs are at full capacity with direct access to these facilities difficult.  Therefore 
given the socio-demographic profile of new residents outlined earlier, local facilities required by new 
residents in this community are a local multipurpose community centre and facilities for families and 
children. Neighbourhood level facilities and services are those, which can be accessed within the 
immediate area and are typically provided for communities of 8,000-10,000 residents.   


Facilities 


Local level multi-purpose community centres provide a locally based facility.  Poor public transport, 
inadequate human services infrastructure, distance and therefore poor access to centrally located 
services are key obstacles facing new residents.  As a focal point for residents, community centres 
provide flexible space for a broad range of community activities.  Some of the functions and activities 
that can occur in these centres include: 


- Meeting space for community groups and organisations. 


- An informal meeting place and information centre. 


- Multi-purpose working space for a range of activities such as play groups, educational classes, 
cultural and leisure activities (arts and crafts classes, cultural projects, workshops, etc). 


- Sessional space for visiting and specialist services such as community nurses, health services, family 
support services, etc. 
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- Office accommodation, interview rooms and generally an administrative base for community 
workers and local Neighbourhood Centre services. 


- Spaces for private functions such as weddings, celebrations, formal meetings, cultural events, etc. 


Elected committees comprising local residents and users usually manage such centres. 


Council proposes a standard for such facilities, a 400sqm building for a population of approximately 
8,000 residents.  This standard is proposed based on experience of facilities in other Liverpool release 
areas.  In areas with a projected population over 10,000 but less that 20,000, it is proposed to build 
centres that are proportionately based on this standard.  This will be incorporated into the floor-space 
ratio adopted in this Plan for community facilities. 


Scope of facilities 


A review of the range of local community facilities was undertaken in 2008.  It was decided that a local 
multipurpose community centre would be provided.  An analysis of local community centres in 
adjacent release areas showed that bookings for these centres were at full capacity. 


Apportionment 


No apportionment is allowed for as there were no existing local community facilities in existence at 
the commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule  


Contributing Development 


2,580 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
community facilities) 


The area from which contributions would be received is shown on Figure 12.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 4 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local community facilities is shown in Table 12.1. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider 
Hunt. 


Table 12.1 


No. Item 
Land 
Area 


Land 
Unit Cost 


Total Land 
Cost 


Total Works 
Cost 


    sqm $/sqm $ $ 


C1 Multi-Purpose Community Centre 400 sqm) 800 $155 $124,000 $1,816,435  


  Total     $124,000  $1,816,435  


12.3 Recreation Facilities 


Background 


A sustainable community requires access to quality open space and recreation facilities.  As a result of 
new development, natural areas also need to be maintained and enhanced to preserve the 
environmental quality and bio-diversity of the area.   Open spaces provide increased residential 
amenity; a resource for flora and fauna; consolidation of diminishing natural areas as well as a place 
for sports, recreation, play and outdoor activities. 
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This plan and the Background Reports to the masterplan provide a detailed assessment of the size and 
demographic characteristics of the expected population of Middleton Grange Release Area. They 
highlight the need for open space and recreation facilities, which meet the needs of new residents 
while also recognising the existing significant environmental features of the release.   


Nexus 


As presented in the Background Reports, Middleton Grange has some strong natural features such as 
existing creek lines, remnant bushland and scenic views.  It is proposed to use these environmental 
qualities to develop useable, high quality open space areas with specific recreational facilities to meet 
the needs of residents.  The population characteristics outlined in this chapter have strongly 
influenced the type of facilities to be provided together with information on community demands in 
adjoining release areas (see Background Reports).  Many of the open spaces are also part of the water 
cycle management system and will be jointly developed for both purposes.  


All residential development will contribute for the following facilities. 


Facilities  


Based on this information, the following open space and recreation areas are required: 


Small parks 


Small parks increase residential amenity by providing a focus for local residents and encouraging a 
“sense of place”.   Embellishments such as children’s playgrounds, seating, lighting, planting, fencing, 
footpaths and shade are key requirements in this type of park. 


Large neighbourhood parks  


Large neighbourhood parks are larger multipurpose open spaces providing for a range of activities and 
age groups.  As Middleton Grange will house primarily families, these parks will provide space where 
all age groups can recreate together.  Embellishments such as children’s playgrounds, seating, BBQs, 
shade pavilion, plantings, pathways, bicycle parking, irrigation and public art are key requirements of 
this type of park.  Given the large number of youth aged 10-19 years expected to be living in this 
release, neighbourhood parks will also provide recreational facilities appropriate for youth such as a 
skateboard ramp, hard courts or multipurpose cycle/rollerblade paths.  Only large parks of suitable 
size can accommodate this diversity of activities.    


Bushland parks  


Bushland parks are open spaces with identified high environmental values such as existing large tree 
stands and creeks. Where the parks are primarily bushland/environmental protection, embellishment 
will include bush regeneration works, soil stabilisation, fencing, site furniture, environmentally 
sensitive pathways and interpretative shelters.  


Sportsgrounds 


Sportsgrounds are active recreation areas, which provide local residents with opportunities to 
participate in organised and unorganised sports such as soccer, cricket, football etc.  This open space 
will be of high quality and multipurpose with the minimum configuration of a sportsground being one 
oval comprising of two playing fields.  Embellishments will include major site works, automatic 
irrigation, turfing and top soil, amenities block, cricket wicket/nets, goal posts, car parking, spectator 
seating, shade pavilion, basic lighting planting and playground facilities for children/youth. 


There are a total of 14.7 ha of recreation and open space excluding those areas set-aside specifically 
for water cycle management and environmental protection.  This gives a rate of 1.63ha of open space 
per 1,000 residents based on an anticipated population of approximately 9,000.  This is less than the 
Department of Planning standard of 2.3 Ha per 1,000 residents and other comparable new release 
areas (see Background Reports). 


The approach used, however, focuses on ensuring high quality open space, recreation facilities and 
bushland with careful attention to developing sites, which have appropriate levels of embellishment 
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to meet community needs.  Residents will also have the benefits of the adjoining proposed Western 
Sydney Regional Parklands and land primarily set aside for water cycle management.   
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Scope of facilities 


A review of the range of local recreation facilities was undertaken in 2008.  This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.   


Apportionment 


No apportionment is allowed for as there were no excess local recreation facilities in existence at the 
commencement of the development of the area. 


Contributing Development, Works and Land Acquisition Schedule 


Contributing Development 


2,580 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
recreation facilities) 


The area from which contributions would be received is shown on Figure 12.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 1 - 4 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local recreation facilities is shown in Table 12.2. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Rider Hunt.
  


Table 12.2 


No. Item 
Park 
Area 


Park Type 
Land Unit 


Cost 


Works 
Unit 
Cost 


Total Land 
Cost 


Total 
Works Cost 


    sqm   $ / sqm $ $ $ 


OS01 
Stante Reserve (Southern 
Oval) 23,355 Sportsfield   $80.64   $1,883,457 


  Serbian club 4,496   $155   $696,880   


  257/2475 9,434   $218   $2,056,612   


  1/778319 9,425   $203   $1,913,370   


OS02 
Stante Reserve (Northern 
Oval) 31,670 Sportsfield   $80.64   $2,553,935 


  B/381267 4,195   $221   $925,212   


  35/1044841 3,278   $95   $311,410   


  36/1044841 367   $95   $34,827   


  189/2475 12,140   $270   $3,277,800   


  37/1044841 11,690   $201   $2,349,690   


OS04 Southern Woodland Area 10,450 Env. Protection $190 $17.51 $1,985,500 $182,943 


OS06 Park on 16th Ave 2,870 Small Park $110 $31.28 $315,700 $89,782 


OS07 
Park west of 2nd Ave, south 
of 16th Ave. 5,641 Small Park $155 $31.28 $874,355 $176,468 


OS09 Park on Collector Street 3 1,820 Small Park $155 $31.28 $282,100 $56,935 


OS11 
Park west of 2nd Ave, south 
of McIver Ave 5,799 Small Park $155 $31.28 $898,845 $181,410 


OS12 
Park in northern area - 
eastern side 3,431 Small Park $155 $31.28 $531,805 $107,332 


OS13 
Park in northern area - 
western side 7,312 Large Park $155 $31.28 $1,133,360 $228,742 


Sub Total        


  Plus 5% Contingency           $273,050 


Totals   147,373       $17,587,466 $5,734,054 
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12.4 Transport Facilities 


Background 


The cost of provision of streets, access and transport facilities in conjunction with a subdivision will be 
borne by individual developers.  However, various traffic facilities and frontages to public land uses 
such as parks will be funded through developer contributions.  As all residents use these cost should 
not fall on developers of individual land uses but rather should be shared across the whole precinct.   


Nexus 


The existing street network in Middleton Grange consists of a grid of one north-south road and three 
east-west roads, and connections to Fifteenth Avenue and Cowpasture Road.  These are adequate for 
the existing population and land uses, but overall is not in good condition.  The street network is not 
appropriate for, nor has the capacity to service, a new incoming resident population and a public 
transport system. 


The masterplan for Middleton Grange provides a new street layout with the objective of creating a 
highly accessible suburb.  The network is designed to enhance the internal accessibility of the area and 
provide external access to arterial roads and the M7.  In particular it facilitates bus circulation and the 
use of public transport.  


The design utilises existing roads in the new layout, which will need to be upgraded.  In addition it 
provides for new collector streets, frontages to public open space, intersections with Cowpasture 
Road and Fifteenth Ave and various road treatments. Pedestrian safety and cyclist amenity is 
accommodated. Existing streets will be upgraded during the development of Middleton Grange and 
new facilities and infrastructure built.  


While timing and staging will be dependent on available funding as a result of this plan and the location 
of new development, it is the intention of Council and accordingly this Contributions Plan, that access 
is provided to new residents as they take up residence.  Staging will also accord with the provision of 
other infrastructure that would be built in conjunction with streets. 


All residents, commercial/retail businesses, private schools, churches and other developments, will 
use and benefit from the new access and transport facilities. 


Facilities 


Collector streets 


In previous release areas within the Hoxton Park Stage 2 Release Area, the local access street was 
adopted as the benchmark to assess developer contributions. Council has adopted the philosophy that 
within each neighbourhood, all streets of higher standard than local access streets (i.e. collector 
streets) are necessary to provide access for everyone in that neighbourhood.  Accordingly there is a 
contribution toward the difference in cost between a local access street and a collector street.  This 
applies to additional width, pavement depth and land value and is normally funded by the developer 
of land having frontage to the collector street. 


Within the Council's road hierarchy are the following: 


- Access streets and rear service lanes – which cater for up to 300 vehicles per day (vpd) and are not 
more than 100m long. 


- Local access streets – which cater for up to 1,000vpd with provision for up to 2,000vpd with wider 
pavements. 


- Neighbourhood collector streets – which cater for up to 6,000vpd and usually provide a link 
between the internal collector street system of a residential precinct and the major road system. 


- Sub-arterial roads – which cater for up to 15,000vpd and are the principal traffic carriers within an 
urban neighbourhood. 
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In Middleton Grange additional collector streets have been added to the existing street structure to 
enhance accessibility of the precinct and handle the predicted traffic demand created by the new land 
release.  The new streets are diagonal to the existing rectilinear street layout and focus on the 
neighbourhood centre while linking the southern and northern sections.  A bridge will be built over 
the environment protection zone and central creek and connect the two parts of the precinct. 


Streets adjacent to public reserves or public schools 


Streets which front public facilities such as public schools and open space are not directly the 
responsibility of any one developer and are, therefore, levied for under this Plan.  For any street, which 
a developer has one frontage to and the other side of the road is fronted by a public facility such as 
public schools and open space, the developer is required to provide the following: 


- 9m street reserve or half street reserve, which ever is greater. 


- The cost of constructing half of a street with a minimum 5.5m street pavement width, or half the 
designated street width, whichever is greater. 


The remainder of the full width street dedication and construction is funded by developer 
contributions. 


Upgrading existing public roads 


Where an existing road is identified within this chapter requiring an upgrade, Council has made an 
assessment of the remaining life of the pavement and deducted this from the cost of construction of 
a new pavement.  If future residential lots have access directly to the road, the Contributions Plan 
funds the central pavement only.  A specific allowance has been included for the pavement upgrade 
to Second Avenue. 


Traffic lights 


New traffic lights have been included at the junction of Fifteenth and Kingsford Smith Avenues and at 
Flynn and Kingsford Smith Avenues.   


Roundabouts  


Roundabouts serve the whole street system within each neighbourhood and consequently serve each 
property. The cost is determined by the difference in cost between an intersection with a roundabout 
and a normal intersection. 


Other traffic facilities 


The other access and traffic facilities are detailed and summarised in the following tables.  These 
include the provision of bridges/culverts over the water cycle management channels, additional 
landscaping to the collector roads, share ways, bus shelters and associated works.  The costs included 
in this chapter have been determined by the difference in cost of a local access street and the extra 
cost of the additional access or traffic facilities required by Liverpool DCP 2008. 


Scope of facilities 


A review of the range of local transport facilities was undertaken in 2008.  This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  The changes arise in part due to the impact of the M7, the 
addition of land north of Hoxton Park Rd, changes to the land use adjacent to the Carnes Hill Centre 
on the proposed open space, street and drainage networks. 


Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at the 
commencement of the development of the area. 
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Table 12.3 


Item Land component Works component 


Collector street frontage to school (18 - 9) = 9.0m (7.5 - 5.5) = 2.0m 


Local Street frontage to school (14.5 - 9) = 5.5m (6.5 - 5.5) = 1.0m 


Local street fronting open space or drainage res (14.5 - 9) = 5.5m (6.5 - 5.5) = 1.0m 


Collector Street fronting Open Space or Drainage Res (18 - 9) = 9.0m (7.5 - 5.5) = 2.0m 


Collector Street through Open Space or Drainage Res 18m 7.5m 


Local Street fronting Cabramatta Creek / Drain (10.5 - 9) = 1.5m (6.5 - 5.5) = 1.0m 


Contributing Development, Works and Land Acquisition Schedule  


Contributing Development 


2,580 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
transport facilities) 


The area from which contributions would be received is shown on Figure 12.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 1 - 4 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local transport facilities is shown in Table 12.4. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Council. 


Table 12.4 Works and Land Acquisition Schedule 


No. Item 
Length 
/ No of 
items 


Pavement 
width 


Land 
width 


Land Unit 
Cost 


Works 
Unit 
Cost 


Total Land 
Cost 


Total 
Works Cost 


    m m m $ / sqm $ / m $ $ 


R1 


Collector Centre 
Street Park frontage 
(one side) (Qantas 
Boulevard) 466 9.7 17.2 $155 $1,315 $1,242,356 $612,611 


R2 


Local Street Type 2 
(drainage frontage 
both sides) (Hall Cct 
between WM 1 & 
WM2) 122 9.4 17.4 $149 $981 


included in 
drainage $119,678 


C1 


Bridge – Creek 
Crossing between 
water management 
facilities on Hall Ct             $204,000 


R3 


Local Street Type 1 
Drainage frontage 
(both sides) (Bravo 
Ave between Qantas 
& Globe) 47 7.2 15.2 $149 $801 


included in 
drainage $37,627 


R4 


Local Street Type 1 
Community frontage 
(one side) (Bravo Ave 
between Globe & 
Beard) 67 1.7 5.7 $155 $245 $59,195 $16,382 


C2 


Bridge – 
Neighbourhood 
Centre Bravo Av             $205,000 


R5 


Collector Centre 
Street including over 
culvert Drainage 
frontage (one side) 22 9.7 17.2 $130 $1,315 $49,192 $28,922 
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No. Item 
Length 
/ No of 
items 


Pavement 
width 


Land 
width 


Land Unit 
Cost 


Works 
Unit 
Cost 


Total Land 
Cost 


Total 
Works Cost 


    m m m $ / sqm $ / m $ $ 


(Middleton Dr 
between Qantas & 
Globe) 


R6 


Collector Centre 
Street over Culvert 
Drainage frontage 
(both sides) 
(Middleton Dr near 
Globe) 18 15.2 26.7 $149 $1,986 


included in 
drainage $35,754 


C3 
Bridge – Middleton 


Dr 18           $205,000 


R7 


Local Street Type 2 
over culvert eastern 
side (both sides) (Hall 
Circuit at Swoffer Ave) 18 9.4 17.4 $149 $981 


included in 
drainage $17,657 


R8 


Local Street Type 2 
including over culvert 
western side (one 
side) (Hall Circuit near 
Swoffer St) 14 3.9 7.9 $130 $425 $14,378 $5,948 


C4 
Culvert – Eastern 


end of WM4 32           $205,000 


R9 


Collector Centre 
Street over culvert 
northern side (both 
sides) (Flynn 
Boulevard at Swoffer 
St) 29 15.2 


Pre-
existing 
street   $1,986   $57,603 


R10 


Collector Centre 
Street drainage 
frontage including 
culvert on southern 
side (one side) (Flynn 
Blvd nr Swoffer) 46 8 


Pre-
existing 
street   $1,034   $47,581 


C5 
Culvert – Southern 


end of WM5 29           $205,000 


R11 


Collector Centre 
Street frontage to 
drainage over Culvert 
(both sides) (Kingsford 
Smith @ Irvine) 77 15.2 


Pre-
existing 
street   $1,986   $152,947 


C6 


Second Av Creek 
Crossing south of 
Sixteenth Av     


Pre-
existing 
street       $208,000 


R12 


Water management 
median street 
(drainage frontage) 
(Afflick and Irvine 
Gdns) 23 5.5 10 $155 $820 $35,650 $18,858 


R13 


Local Street Type 1 
over culvert western 
side (one side) (Afflick 
and Percival Ave) 25 1.7 5.7 $155 $245 $22,088 $6,113 


R14 


Local Street Type 1 
drainage frontage 
including over culvert 
(both sides) (Afflick 
and Percival) 17 7.2 15.2 $155 $801 


included in 
drainage $13,610 


C7 
Culvert – Western 


end of OS07 42           $265,000 


R15 


Parkland edge street 
over culvert (both 
sides) (Garrett St) 19 5.5 10 $155 $612 


included in 
drainage $11,620 
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No. Item 
Length 
/ No of 
items 


Pavement 
width 


Land 
width 


Land Unit 
Cost 


Works 
Unit 
Cost 


Total Land 
Cost 


Total 
Works Cost 


    m m m $ / sqm $ / m $ $ 


C8 


Culvert – Garret St 
western end of 
Southern Creek 18           $205,000 


R16 


Local Street Type 1 
Parkland frontage 
(one side) 
(McGuinness Ave 
adjacent to park) 67 1.7 5.7 $155 $245 $59,195 $16,382 


R17 


Local Street Type 1 
(one side) (Hall Circuit 
adjacent to park) 67 1.7 


Pre-
existing 
street   $245   $16,382 


R18 


Oval edge street 
frontage to parkland 
(one side) (Hall Circuit 
adjacent to OS 1) 151 8.5 12.5 $221 $981 $416,290 $148,095 


R19 
Water Management 
Stante Cl (both sides) 146 14 


Pre-
existing 
street   $1,547   $225,913 


R20 


Oval edge street 
frontage to parkland 
(one side) (Hall CCT nr 
Stante Cl) 133 8.5 


Pre-
existing 
street   $981   $130,441 


R21 


Oval edge street 
frontage to parkland 
(one side) (Bird 
Walton) 345 8.5 12.5 $221 $981 $951,126 $338,362 


R22 


Local Street Type 1 
drainage frontage 
(one side) (Bird 
Walton) 510 1.7 


Pre-
existing 
street   $245   $124,698 


R23 


Bridge and 
approaches across 
central creek 197   22.6   $1,611 $0 $317,419 


C9 
Culvert Middleton 


Dr             $205,000 


B1 


Bridge – 
Environmental 
Corridor             $2,200,000 


R24 


Local Street Type 1 
parkland frontage 
(one side) (McIver 
Ave) 80 1.7 


Pre-
existing 
street   $245   $19,561 


C10 Culvert - McIver Av             $200,000 


R25 


Local Street Type 1 
parkland frontage 
(one side) (Kingsford 
Smith) 51 1.7 


Pre-
existing 
street   $245   $12,470 


R26 


Local Street Type 1 
over culvert (both 
sides) (Kingsford 
Smith) 17 7.2 


Pre-
existing 
street   $801   $13,610 


C11 Culvert - Second Av             $208,000 


R27 


Local Street Type 1 
over culvert (both 
sides) (Hugh Terrace 
nr Windsock) 30 7.2 15.2 $155 $801 $70,680 $24,018 


R28 


Local Street Type 1 
drainage frontage 
including culvert 
(western side) (Hugh 
Terrace Nr Windsock) 17 1.7 5.7 $155 $245 $15,020 $4,157 


C12 Culvert             $265,000 







Liverpool Contributions Plan 2009 (April 2020)    


 


151 


No. Item 
Length 
/ No of 
items 


Pavement 
width 


Land 
width 


Land Unit 
Cost 


Works 
Unit 
Cost 


Total Land 
Cost 


Total 
Works Cost 


    m m m $ / sqm $ / m $ $ 


R29 


Local Street Type 1 
parkland frontage 
(Kelsey Ave @ Hugh) 47 7.2 15.2 $155 $801 $110,732 $37,627 


R30 
Northern Collector 
Street (one side only) 120 8.1 12.6 $155 $940 $234,360 $112,746 


R31 


Local Street Type 1 
(one side) (Love Road 
adjacent to park) 30 1.7 5.7 $155 $245 $26,505 $7,335 


R32 


Local Street Type 1 
(one side) (Monoplane 
Ave adjacent to park) 87 1.7 5.7 $155 $245 $76,865 $21,272 


R33 McIver St (both sides)               


R34 


Intersection Upgrade - 
15th & Kingsford 
Smith Aves.             $400,000 


R35 Roundabout             $120,000 


R36 Link under M7     Under M7    $400,000 


  Traffic Calming Measure and Pedestrian Crossing Points     $200,000 


  Bus Shelters 10       $14,270   $112,500 


T1 Traffic Lights - 15th & Kingsford Smith Ave's     $150,000 


T2 Traffic Lights – Flynn & Kingsford Smith Ave’s     $300,000 


Sub Total   $9,215,898 


Plus 5% Contingency   $460,795 


Total            $3,383,630 $9,676,693 


12.5 Water Cycle Management 


Background 


Community standards require that stormwater be conveyed through urban areas in a manner that 
emphasises the cost-effective achievement of safety and amenity.  This requirement leads to a 
development standard where drainage is managed on a catchment wide basis in a system of pipes, 
channels, culverts and basins.  The responsibility to contribute, or nexus, is a combination of the 
characteristics of land development that: 


- Increases stormwater runoff volumes and flow rates so that a system of pipes and channels and/or 
stormwater detention basins is required to offset these impacts downstream; and 


- Increases population levels in the vicinity of potentially hazardous, uncontrolled rural standard 
drainage systems so that improvements, particularly large pipes and channel systems, are required 
to minimise and clearly demark the area of hazard potential. 


The development of new release areas generally leads to a significant change in the stormwater runoff 
characteristics of drainage catchments.  This change partially results from an increase in the ratio of 
runoff volumes to rainfall volumes due to a reduction in previous areas to absorb rainfall into the 
ground.  It is also influenced by the reduction in catchment response times, where the impact of piping 
and channelising more efficiently conveys concentrated runoff to the catchment outlets.  It may also 
be influenced by a reduction in flood plain storage of runoff volumes due to developments that 
incorporate landfill. 


Nexus 


An overall Water Cycle Management strategy has been established for the Middleton Grange area and 
is detailed in the Background Reports.  This strategy supports the following objectives: 
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- Management of drainage and the flood plain contribute positively to the area 


- Water quality and pollution management is to be of a high standard 


- Quality of the natural environment is to be maintained and enhanced 


The water cycle management strategy utilises detention basins, wetlands, natural channels, swales, 
gross pollution traps and other facilities to ensure that the outflow from the precinct after its 
development is no worse than in the pre-development situation.  At the same time it returns the 
creeks and waterways to a more natural state.  The creeks and associated riparian zone have been 
enhanced to provide flood mitigation and water quality improvement as well as public opens space 
amenity. This plan has allocated the costs for management of the water cycle and for open space areas 
across both sets of facilities as equitably as possible.  All land uses are beneficiaries of the system and 
the enhanced amenity of the area. 


Developers will be responsible for the costs of transporting stormwater from their land to the trunk 
drainage system. However, the cost of the trunk drainage system will be shared over the whole 
precinct. As background, it is seen by Council that every property that has stormwater drainage 
passing through it in a pre-development state has an obligation to provide proportionally for the 
runoff.  In addition, all upstream properties will have an obligation to contribute to the cost of 
downstream drainage in proportion to the increase in runoff produced by their development. 


In order to achieve an economical local drainage system it is required to drain stormwater runoff 
through the southern most water channel.  This channel in some cases traverses privately owned land.    


The area of land acquired, as drainage reserves shall be dedicated to the Council for that purpose and 
the Council will be responsible for the maintenance and functioning of the trunk drainage system. 


Facilities 


The Water Cycle Management infrastructure includes the following:  


- Detention basins 


- Water treatment zones and wetlands  


- Aquatic and riparian vegetation rehabilitation 


- Drainage channels 


- Swales 


- Pools and riffles 


- Drainage culverts 


- Gross pollutant traps. 


Contribution credits for works in kind will not be accepted for temporary work required to fulfil 
developments on individual sites.  All stormwater works are to be in accordance with Council 
requirements. 


Scope of facilities 


A review of the range of local drainage facilities was undertaken in 2008.   This was undertaken in 
conjunction with the preparation of Liverpool DCP 2008.  This plan included amongst other items a 
review of the masterplan for this area.  


Apportionment 


No apportionment is allowed for as there were no existing local transport facilities in existence at the 
commencement of the development of the area. 
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Contributing Development, Works and Land Acquisition Schedule 


Contributing Development 


2,580 dwellings/lots (Number of dwellings or equivalent that are expected to contribute to local 
drainage facilities) 


The area from which contributions would be received is shown on Figure 12.1. 


Map of Works and Land Acquisition 


Refer to Infrastructure Map No 1 - 4 for the location of each item. 


Works and Land Acquisition Schedule  


The range of Works and Land Acquisition for local drainage facilities is shown in Table 12.5. 


The cost of facilities not yet built was reviewed in 2008 following a review of unit costs by Council. 


Table 12.4 Works and Land Acquisition Schedule 


No. Item Area 
Land 


Unit Cost 
Total Land 


Cost 
Total 


Works Cost 


    sqm $ / sqm $ $ 


WM1 Entry Parklands       $898,384 


  100/813874 12,140 $174 $2,112,360   


  10/1043937 14,180 $207 $2,935,260   


  Pt 260/2475 2,350 $206 $484,100   


WM2 Wetlands       $445,893 


  Pt 102/1128111 6,826 $149 $1,014,763  


  Pt 260/2475 4,674 $206 $962,844   


WM3 Water Cycle area in Village Centre 2,790 $149 $414,765 $127,812 


WM4 
Water cycle area on southern creek west of 
village centre      $237,731 


  Pt 102/1128111 2,335 $149 $361,925   


    4,969 $130 $770,195   


WM5 
Water cycle area between Monkton and 
Bonython Aves 3,185 $155 $493,675 $147,843 


WM6 
Water cycle area on Irving Gardens east of 
Pentland 1,800 $155 $279,000 $98,478 


WM7 Water cycle area west of Kingsford Smith 895 $155 $138,725 $93,910 


WM8 Water cycle area west of Percival Ave 1,725 $155 $267,375 $127,218 


WM9 
Water cycle area between Hugh and Kingsford 
Smith       $133,085 


 Pt 172/2475 1,250 $155 $193,750   


  Pt 173/2475 901 $85 $76,568   


WM10 Water cycle area between Kingsford and McIver 3,540 $107 $378,780 $190,046 


WM11 Water cycle area on either side of bridge 9,203 Corridor   $607,539 


WM12 
Water cycle area north of playing fields, east of 
Bird Walton 16,707     $667,621 


  B/381267 4,195 $221 $925,212   


  2/1115645 10,200 $95 $969,000   


  3/11115645 2,159 $95 $205,105   


WM13 Water cycle area adjacent to Hemsworth Ave 3,209 $155 $497,395 $319,058 


WM14 
Water cycle area adjacent to Hemsworth and 
Bridge 6,472 Corridor   $496,618 


WM15 Water cycle area adjacent to Bonney Flight Cct 2,005 Corridor   $106,918 


WM16 Water cycle area adjacent to Robey Ave 881 $155 $136,555 $122,051 


EC1     Corridor   $494,826 


EC2     Corridor   $637,313 
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WM17 Water cycle area adjacent to Dragonfly Cct 7,687 $155 $1,191,485 $392,915 


WM18 Water cycle area adjacent to Ivor Cct 4,226 $130 $549,380 $373,958 


WM19 Water cycle area adjacent to Truscott Ave 2,366 $155 $366,730 $476,335 


            


Sub Total        $7,195,551 


Plus 5% Contingency       $359,778 


Totals       $15,724,947 $7,555,328 


12.6 Administration, Professional Services and Implementation 
Nexus 


Implementation of this plan will require ongoing administration.  A contribution is required for the 
costs associated with administration, professional services and implementation such as: 


- Preparing this Plan; 


- Ongoing monitoring, review and administration of the Plan. 


- Independent reviews for the purposes of adjusting contribution rates.  


- Executing legal documents for works-in-kind agreements.  


- Land valuations and acquisition. 


- Ongoing land valuations, to review this contribution plan, at least annually and more frequently 
depending on movements in the property market.  


- Specialist technical studies. 


- Research and investigation to amend or modify parts of this Plan. 


- The up front implementation of the Plan. 


Administration 


The administration of contributions funds carries significant associated costs.  Professional officers 
within Council are required to prepare, review and implement the Plan throughout its life.  They are 
assisted by a team which provides support in coordinating the process, preparing status reports, 
reviewing relevant data, and liaising with other Council staff, external consultants and other external 
authorities. 


In accordance with the requirements of the Department of Planning, the administration costs 
contributed under this Plan consist only of the expenses for personnel directly involved in the 
preparation and administration of this Plan. It is considered appropriate that a pool of funds be 
available to meet these costs.  


Professional services 


There are a number of costs associated with professional services for implementing the Middleton 
Grange release – such as studies in relation to Aboriginal archaeology and contamination of land 
identified for public open space. In addition, there are also costs for independent land valuations, legal 
assistance and management of the land acquisition process. In relation to land acquisition, Council will 
be required to acquire land for roads, public open space, community facilities and water cycle 
management and incur the associated conveyancing costs. 


It is recognised that the costs associated with land acquisition could be added to the cost of individual 
facilities. However, because it is difficult to predict the cost of professional fees attributable to any 
one facility, it is considered more appropriate that a pool of funds be available to meet these costs as 
they arise. 


Implementation  


It is an objective of the Middleton Grange release that certain infrastructure and facilities will be in 
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place when residents first move into the area, requiring that key roads and water management 
infrastructure be provided early in the development process.  As a result in the early years of the 
development expenditure will exceed income from contributions.   


Because of the fragmented ownership situation in Middleton Grange, it will be necessary for Council 
to borrow funds to front fund land acquisition and construction of these road and water management 
facilities, and then to recoup the cost through contributions.   


The plan also makes provision for costs associated with front funding the purchase of land. In acquiring 
parts of certain parcels there are likely to be additional costs for existing dwellings, disturbance and 
severance that would not be incurred if the land were to be provided as works in kind in lieu payment 
of contributions.  It will also be necessary for Council to recover this cost in the contribution rate.   


Costing 


The estimated costs associated with administering and implementing this contributions plan and for 
professional service fees are shown in the following tables.   


Given that administration costs and professional service fees for the Plan are likely to be the same 
for all residential lots, all will be levied equally regardless of sizes. However, in relation to 
implementation – where costs are linked to the value and size of land to be acquired – the 
contribution will be levied differentially. All residential lots will be levied equally, but non-residential 
uses, including housing for aged and disabled people, will be levied on the basis of an equivalent 
450sqm lot. Therefore, for example, a development of 4,500sqm will contribute 10 times the standard 
contribution rate. 


Table 12.5 Administration 


Item Cost 


Preparation, review and monitoring of MG component of Contributions Plan $160,000 


Project management and administration $270,000 


Total $430,000 


Table 12.6 Professional services 


Item Cost 


Contamination study $35,000 


Aboriginal archaeology $50,000 


Land valuations and reviews $136,000 


Project management of land acquisition $87,500 


Total $308,500 


Table 12.7 Implementation costs 


Item Cost 


Up front land acquisition costs $1,644,000 


Valuation fees $140,000 


Legal fees $56,000 


Transfer costs $56,000 


Court costs $350,000 


Advertising/issues of acquisition notices $70,000 


Studies for flooding, environment $70,000 


Relocation and disturbance $280,000 


Stamp duty $440,000 


Total $3,106,000 
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12.7 Contribution Formulae 


Community and Recreation Facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing and Residential Flat Buildings 


Contribution by cash 


Contribution Rate 
= 


C  x O R 


(per dwelling / lot) N  3.7 


where C = Cost of capital works or land identified for the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Contribution by land dedication 


Area of land to be dedicated = A  x O R 
(per dwelling / lot) N  3.7 


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots / dwellings in the catchment area 


 O R = Estimated occupancy rate for lot size or dwelling type 


Transport Facilities 


Conventional Lot Residential Subdivision, Small Lot Subdivision, Semi-detached dwellings, Multi dwelling 
housing and Residential Flat Buildings 


Contribution by cash 


Contribution Rate  = C x V 
 


(per dwelling / lot )  N  6.7  


where C = Cost of capital works and land identified for the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type  


Contribution by land dedication 


Area of land to be dedicated = A x V 
 


(per dwelling / lot / non residential development)  N  6.7  


where A = Total area to be acquired in the catchment area 


 N = Number of equivalent lots in the catchment area 


 V = Vehicle trips per day for lot size or dwelling type (refer to Table 12.8) 
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Table 12.8 Vehicle Trips per day per dwelling 


Dwelling Type or Lot Size Vehicle Trips per day 


Residential Subdivision Lots 450 sqm or larger 6.7 


Residential Subdivision Lots smaller than 450 sqm 6.0 


Semi-detached dwellings, Multi dwelling housing & Residential Flat Buildings (where 
permitted)  


3 or more bedrooms 6.0 


2 bedrooms 4.0 


1 bedroom 3.3 


Aged and Disabled Persons Housing (total development) Total vehicle trips per day 


Drainage Facilities 


Contributions for drainage are calculated as follows: 


Contribution rate 
(per sqm) = 


C x Proportion of total Runoff of the respective dwelling density group 


Area in sqm of the respective dwelling density group 


or where land is required to be dedicated in lieu of payment of a contributions for land acquisition 


Area of land to be 
dedicated (sqm) = 


A x Proportion of total Runoff of the respective dwelling density group 
Area in sqm of the respective dwelling density group  


Where: 


C = Cost of works or land identified in the contributions plan. 


A = Total area of land identified to be acquired in the contributions plan. 


Area in sqm of the respective dwelling density group includes the full width of proposed streets within 


a proposed subdivision.  This includes the full width of streets adjacent to open space or drainage land. 


Dwelling density group means the minimum dwelling density as specified by Liverpool LEP 2008. 


Table 12.9 gives the relative impacts of alternative types of development on runoff generation. 


Table 12.9 Development Details 


Dwellings/ha Total Dwelling Yield Run-off Coeffs % of Runoff 


15 Dwellings / ha 106.51 1,598 0.65 63.78% 


23 Dwellings / ha 24.50 563 0.95 21.44% 


30 Dwellings / ha 16.89 507 0.95 14.78% 


Totals 147.89 2,668   100.00% 


Administration 


The cost per lot per year has been averaged across all of the sub catchment and is calculated as follows: 


CR =  A  
N       


Where: 


CR = the contribution rate for administration per lot. 


A = the total cost of administration.  


N = the total estimated number of additional lots at the full extent of development in Middleton 
Grange. 


The administration cost for the District and City Wide component is estimated as $87 per lot.   
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Professional services 


The cost per lot per year has been averaged across all of the catchment area and is calculated as 
follows: 


CR =  PS 
N        


Where: 


CR = the contribution rate for professional services per lot. 


PS = the total cost of professional services. 


N = the total estimated number of additional lots. 


The Contribution Rate for non-residential lots/uses will be based on the following formula: 


CR (non-residential) = CR for residential lot x area of non-residential development 
                    450  


Implementation 


Residential Development 


CR =  I  
N         


Where: 


CR = the contribution rate for implementation per residential lot. 


I = the total cost of implementation. 


N = the total estimated number of additional lots. 


The Contribution Rate for non-residential lots/uses will be based on the following formula: 


CR (non-residential) = CR for residential lot x area of non-residential development 
                    450  


12.8 Staging of Facilities 


While timing and staging will be dependent on available funding as a result of this plan and the location 
of new development, it is the intention of Council and accordingly this Contributions Plan, that 
necessary infrastructure is in place as soon as possible. Staging will also accord with the provision of 
other infrastructure that would be built in conjunction with the water management facilities, such as 
parks and roads. 
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13. Elizabeth Hills/Cecil Hills 


 


13.1 Background  


That portion of Elizabeth Hills that was part of the former Hoxton Park Aerodrome is already zoned 
for residential development.  The other portion west of Cecil Hills has not yet been zoned for 
residential development.  It is anticipated that facilities in Elizabeth Hills not contained in this 
contributions plan will be provided by way of a Voluntary Planning Agreement. 


Elizabeth Hills and Cecil Hills form part of the Hoxton Park Stage 2 Release Areas. 


13.2 Local Community Facilities in Elizabeth Hills 


Background 


There will be additional development at Elizabeth Hills.  As this area will not be of sufficient size to 
require a new Multi-Purpose Community Centre, it is proposed to augment the existing community 
centre at Cecil Hills.  The rate per dwelling is the same as for dwellings in Hoxton Park, Carnes Hill and 
Prestons Release Areas. 


Contributing Development and Catchment Area  


900 dwellings/lots (Number of dwellings or equivalent that is expected to contribute to local 
community facilities). 


The area from which contributions would be received is shown on Figure 13.1. 


 


Figure 13.1 
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13.3 Local Community and Recreation Facilities in Cecil Hills 


The Cecil Hills Release Area is generally complete.  Local community and recreation facilities have been 
provided.  It is considered that any further development or more intense redevelopment should 
contribute at the same rate as the Established Areas catchment area.  Any such development will also 
contribute to the relevant District Facilities in the Hoxton Park Stage 2 Release Areas. 


Catchment Areas 


There is a single catchment in Cecil Hills.  The area from which contributions would be received is 
shown on Figure 13.2. 


 


Figure 13.2 
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1. Introduction 


Section 7.12 of the Environmental Planning and Assessment Act, 1979 gives Council the power 
to impose a levy on developers for public services and public amenities based on a percentage 
of the cost of the development. Council cannot impose, as a condition of the same 
development consent, a condition under this section as well as a condition under section 94. 


Money required to be paid by a condition imposed under S7.12 is to be applied towards the 
provision, extension or augmentation of public amenities or public services (or towards 
recouping the cost of their provision, extension or augmentation). The application of the 
money is subject to any relevant provisions of the contributions plan. A condition imposed 
under S7.12 is not invalid by reason only that there is no connection between the 
development the subject of the development consent and the object of expenditure of any 
money required to be paid by the condition. 


Where the consent authority is a council or an accredited certifier, such a contribution may 
be imposed on a development only if it is of a kind allowed by and determined in accordance 
with a contributions plan, such as this Plan. 


This Plan has been prepared: 


• in accordance with the EP&A Act and Environmental Planning and Assessment 
Regulation 2000 (EP&A Regulation); and 


• having regard to the latest Practice Notes issued by the NSW Department of Planning 
and Environment. 
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2.  Administration 


2.1 Name of Plan 


This plan is called Liverpool Contributions Plan 2018 – Liverpool City Centre. 


This Contributions Plan has been prepared in accordance with the provisions of Section 7.12   
of the Environmental Planning and Assessment Act 1979 (EP&A Act 1979) and the 
Environmental Planning and Assessment (EP&A) Regulation 2000. 


2.2 Applies to 


This Contributions Plan applies to development on land shown in Figure 1. 


 


Figure 1 Land to which this plan applies  
  


Liverpool City Centre 
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2.3 Definitions used in this Plan 


Except where indicated in this clause, the definitions of terms used in this Plan are the 
definitions included in the Environmental Planning and Assessment Act 1979 and 
Environmental Planning and Assessment Regulation 2000 are adopted by this Plan. 


In this clause, ‘existing’ means at the date on which this Plan came into effect. 


In this Plan, the following words and phrases have the following meanings: 


Bank Guarantee means an irrevocable and unconditional undertaking without any expiry or 
end date in favour of the Council to pay an amount or amounts of money to the Council on 
demand issued by an Australian bank, non-bank financial institution, or insurance company 
subject to prudential supervision by the Australian Prudential Regulatory Authority and has a 
credit rating of ‘A’ or above (as assessed by Standard and Poors) or ‘A2’ or above (as assessed 
by Moody’s Investors Service) or ‘A’ or above (as assessed by Fitch Ratings) 


Council means Liverpool City Council. 


CPI means the Consumer Price Index (All Groups - Sydney) published by the Australia 
Statistician. 


EP&A Act means the Environmental Planning and Assessment Act 1979. 


EP&A Regulation means the Environmental Planning and Assessment Regulation 2000. 


Infrastructure Map means a map, separate to this document, entitled Liverpool City Centre 
Contributions Infrastructure Map showing the location of proposed and possible 
infrastructure referred to in this plan. 


LGA means Local Government Area 


Planning Agreement means a Planning Agreement referred to in S7.4 of the EP&A Act. 


Residential accommodation has the same meaning as in the Standard Instrument. 


Works In Kind means the undertaking of a work or provision of a facility by an applicant which 
is already nominated in the works schedule of a contributions plan as a means of either fully 
or partly satisfying a condition of consent requiring development contributions to be made. 


Works Schedule means the schedule of the specific public amenities and public services for 
which contributions may be required as set out in Parts 5 and 6 of this Plan. 


2.4 Purpose of Plan 


The purpose of the Contributions Plan is to: 


(a) Provide an administrative framework under which specific public facilities strategies 
may be implemented and coordinated; 


(b) Ensure that adequate public facilities are provided for as part of any new development; 


(c) Authorise the Council to impose conditions under S7.12 of the EP&A Act 1979  when 
granting consent to development on land to which this plan applies; 


(d) Provide a comprehensive strategy for the assessment, collection, expenditure, 
accounting and review of development contributions on an equitable basis; 


(e) Ensure that the existing community is not burdened by the provision of public amenities 
and public services required as a result of future development; and 
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(f) Enable the Council to be both publicly and financially accountable in its assessment and 
administration of the contributions plan. 


2.5 Adoption of Contributions Plan 


Council adopted the plan on 12 December 2018.  The plan originally came into force on 9 
January 2019.  The value of works and land is at the June 2018 Quarter.  The CPI for this quarter 
was 114.0.   


This plan applies to development lodged after 12 December 2018 and determined after the 
date on which the plan came into effect. 


Amendments to Contributions Plan 


Liverpool Contributions Plan 2018 – Liverpool City Centre has been amended as follows: 


No Date of adoption Date of Amendment Description of Amendment 


1 TBC TBC Clarify relationship with complying 
development certificates.  


    


Previous Contributions Plans 


Liverpool Contributions Plan 2018 – Liverpool City Centre replaces Liverpool Contributions Plan 
2007 (Liverpool City Centre). 


2.6 Relationship to other Plans 


The land to which this contributions plan applies is also subject to the following plans: 


• Liverpool Local Environmental Plan 2008;                


• Liverpool Development Control 2008; and 


• Various Planning Agreements. 


2.7 Types of development to be levied 


Except as provided for by this clause, this Plan applies to: 


• Residential accommodation, insofar as the Plan authorises the imposition of a 
requirement for a development contribution for the types of public amenities and public 
services described in this Plan; and 


• All development, other than residential accommodation insofar as the Plan authorises 
the imposition of a requirement for a development contribution for the types of public 
amenities and public services described in this Plan,. 


whether approved by a development consent or complying development certificate. 


This plan does not apply to development: 


• for the purposes of public infrastructure provided by or on behalf of State Government 
or the Council; 


• for the purposes of public amenities or public services under this Plan or another 
contributions plan prepared under section 7.13 of the EP&A Act; 
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• for works to be carried out by Sydney Water, Endeavour Energy, Telstra or equivalent 
water, sewer, energy or telecommunications provider; or 


• that in the opinion of Council does not increase the demand for the categories of public 
amenities or public services addressed by this Plan. 


There may be Planning Agreements made under the EP&A Act that will apply to land in 
Liverpool City Centre.  In some instances the Planning Agreement may require the provision 
of infrastructure instead of payment of contributions under this Contributions Plan.  This 
would normally be in the case of a major development, which would provide infrastructure 
on site, which would be consistent with the scope of contributions payable under this 
Contributions Plan. 


The Minister for Planning and Environment may from time to time exempt certain forms of 
development from being subject to contributions.  


2.8 Payment of Contributions 


Levying of Contributions 


Council will require, as a condition of development consent (on a development application or 


complying development certificate), the payment of a monetary contribution and/or the 
dedication of land for the provision of public facilities specified in this Contributions Plan, from 
development, which it considers will contribute to the need for those facilities.   


This plan authorises Council to grant consent to development to which this plan applies 
subject to a condition requiring the applicant to pay to the Council a levy in accordance with 
Table 1: 


Table 1 


Estimated cost of development Value of Levy 


Less than $1,000,000 Nil 


$1,000,000 or more 2% of the cost of the development on land within the: 
R4 High Density Residential zone or 
IN2 Light Industrial zone 


$1,000,000 or more 3% of the cost of the development on land within the: 
B1  Neighbourhood Centre zone or 
B3   Commercial Core zone or 
B4   Mixed Use zone or 
B6   Enterprise Corridor zone 


The proposed cost of carrying out the development will be determined in accordance with 
clause 25J of the EP&A Regulation.  The procedures set out in Appendix 1 to this plan must be 
followed to enable Council to determine the amount of the levy to be paid. 


The value of the works must be provided by the applicant at the time of the request and must 
be independently certified by a Quantity Surveyor who is registered with the Australian 
Institute of Quantity Surveyors or a person who can demonstrate equivalent qualifications. 


Without limitation to the above, Council may review the valuation of works and may seek the 
services of an independent person to verify the costs.  In these cases, all costs associated with 
obtaining such advice will be at the expense of the applicant and no construction certificate 
will be issued until such time that the levy has been paid. 
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Method of Payment 


A monetary contribution is the most common method of payment of a levy.  However, Council 
may consider the provision of works in kind, but only as detailed in the schedule of facilities 
in this Contributions Plan. If applicable, and only if acceptable to Council, such a transfer or 
works in kind may be an offset to the monetary contribution otherwise applicable to the 
development under this plan. 


The value of the offset will be as agreed with Council in accordance with the value of the works 
identified in the Contributions Plan.  Applicants will be required to provide details of the works 
to be undertaken, financial guarantees, bank guarantees and administration. 


Where works and / or land identified in the contributions plan are proposed to be provided in 
conjunction with the development, Council will reimburse the developer for the cost of the 
works in accordance with Council’s Developer Contributions Works in Kind Policy. 


Timing of payment of the levy 


Monetary contributions are required to be paid to Council: prior to the issuing of the 
Construction Certificate, whether by Council or a Private Certifier. 


a) for development approved as a development application, prior to the issuing of the Construction 
Certificate; or  


b) for development approved as a complying development certificate, prior to the commencement 
of works,  


whether approved by Council or a Private Certifier. 


Construction certificates Certification and the obligation of accredited certifiers 


In accordance with Cl 136L of the EP&A Regulation 2000, a certifying authority must not issue 
a complying development certificate for work unless it has included a condition requiring 
payment of contributions prior to commencement of work. 


In accordance with Cl 146 of the EP&A Regulation 2000, a certifying authority must not issue 
a construction certificate for building work or subdivision work under a development consent 
unless it has verified that each condition requiring the payment of levies has been satisfied. 


In particular, the certifier must ensure that the applicant provides a receipt(s) confirming that 
levies have been fully paid and copies of such receipts must be included with copies of the 
certified plans provided to the Council in accordance with Cl 142(2) of the of the EP&A 
Regulation 2000.  Failure to follow this procedure may render such a certificate invalid. The 
only exceptions to the requirement are where a works in kind, material public benefit, 
dedication of land or deferred payment arrangement has been agreed by the Council. 


In such cases, Council will issue a letter confirming that an alternative payment method has 
been agreed with the applicant. 


Deferred Payments 


Council will allow payment of contributions to be deferred in the following cases only: 


• Where the applicant has the intention and ability to provide a material public benefit in 
part or to full satisfaction of a condition imposed by development consent; or 


• In other circumstances, to be outlined in writing by the applicant and determined formally 
by Council on the merits of the case. 


Deferred payments as outlined above are acceptable only where an unconditional bank 
guarantee is provided for the amount deferred.  Bank guarantees will be accepted on the 
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following conditions: 


• The bank guarantee must carry specific wording, for example, a description of the 
development, address, development application number and staging where applicable; 


• The bank guarantee will be for the contribution amount plus the estimated amount of 
compound interest foregone by Council for the anticipated period of deferral (Refer to 
the formula below); 


• Council may call up the bank guarantee at any time without reference to the applicant, 
however, the guarantee will generally be called up only when cash payment has not been 
received, and land is not dedicated or material public benefit not provided by the end of 
the period of deferral; 


• The period of deferral must be for a limited time only as agreed where land is to be 
dedicated or a material public benefit is to be provided.  In merit cases, the period of 
deferral will be as approved by Council.  The period of deferral may be extended subject 
to providing a renewed bank guarantee, which includes anticipated future interest;  


• The period of deferral will generally end at the release of the occupation certificate; and 


• Council will discharge the bank guarantee when payment is made in full by cash payment, 
land transfer or by completion of works in kind. 


The following formula to be applied to all bank guarantees for contributions is: 


Guarantee Amount = P + P (C I x Y), where: 


P = Contribution due. 


CI = Compound interest rate comprised of Council's estimate over the period plus 
3 percent (allowance for fluctuations).  


Y = Period of deferral (years). 


Indexation of Monetary Contribution 


As the date of the consent may vary to the actual time of payment of the contribution, Clause 
25(4) of the EP&A Regulation allows Council to adjust the contribution to reflect increased 
costs between the date of the consent and the time of payment. Contributions required as a 
condition of consent under the provisions of this plan will be indexed quarterly in accordance 
with movements in the Consumer Price Index (All Groups Index) for Sydney issued by the 
Australian Bureau of Statistics. 


The following formula for indexing contributions is to be used: 


Contribution at time of payment 


C2 = C1 x C P I2 


 C P I1 


where:  


C1  = Monetary contribution imposed on the development consent. 


C2 = Monetary contribution at the time that the contribution is to be paid. 


C P I1  = Latest “Consumer Price Index: All Groups Index Number” for Sydney available 
from the Australian Bureau of Statistics as at the time of granting the relevant 
development consent. 


C P I2  = Latest “Consumer Price Index: All Groups Index Number” for Sydney available 
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from the Australian Bureau of Statistics at time that the contribution is to be paid. 


Future reviews will not affect any consent granted in accordance with this 
contributions plan. 


This is distinct from Section 2.8, which deals with future reviews of the contributions plan.  
Future reviews will not affect any consent granted in accordance with this contributions plan. 


Goods and Services Tax 


No Goods and Services Tax (GST) is applicable to the payment of contributions made under 
Section 7.12 of the EP&A Act 1979. 


2.9 Review of Plan and Contributions  


Council will review the contributions plan on a regular basis. The review process will canvass 
the following, where data is available: 


• Development activity in terms of latest information on net additional dwellings and 
populations; 


• Likely total development activity to be experienced in the future; 


• Progress in the delivery of public facilities and amenities identified in the schedules of 
facilities; 


• Modification of facility concepts, changes in anticipated facility costs, facility timing and 
land values; 


• Annual contributions received and expenditure information; 


• Any other factors likely to affect the delivery of works identified in this contributions plan; 
and 


• Changes resulting from amendments to Liverpool DCP 2008 or Liverpool LEP 2008. 


Any significant reviews of this contributions plan must be undertaken in accordance with the 
EP&A Act 1979 and EP&A Regulation and placed on public exhibition for a period of 28 days.  
The nature of the proposed changes and reasons for these changes would be clearly outlined 
as part of the exhibition. 


Contributions will be adjusted, taking account of more recent information and, where 
relevant, the following: 


• Consumer Price Index; 


• Annual changes in land values; 


• Actual costs of completed works; 


• Reviewed costs yet to be completed works and land acquisition; 


• Adjustment in projected project management and contingency costs associated with 
works; and 


• Management and legal costs associated with land acquisition. 


This section is distinct from Indexation of Monetary Contribution, which deals with future 
adjustment of contributions granted in accordance with the contributions plan.  Future 
reviews under Section 2.8 will not affect any consent granted under this contributions plan. 
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2.10 Administration of contribution funds 


Council will administer money obtained from the contributions and make decisions on the 
funding and provision of the projects in accordance with the EP&A Act and EP&A Regulation. 


The funds collected under this plan may be pooled for projects and applied progressively for 
those purposes, the priorities of which will be determined by the various Council Strategies 
for purposes and by the timing and scale of development in the City Centre. 


Council’s ability to forward fund services and amenities identified in this Plan is very limited. 
Consequently their provision is largely contingent upon the availability of contributions funds.  


To provide a strategy for the orderly delivery of the public services and amenities, this 
Contributions Plan authorises monetary contributions paid for different purposes in 
accordance with the conditions of various development consents authorised by this Plan and 
any other contributions plan approved by the Council to be pooled and applied progressively 
for those purposes.  


The priorities for the expenditure of pooled monetary contributions under this Contributions 
Plan are the priorities for works as set out in the Works Schedule.  


In any case of the Council deciding whether to pool and progressively apply contributions 
funds, the Council will have to first be satisfied that such action will not unreasonably 
prejudice the carrying into effect, within a reasonable time, of the purposes for which the 
money was originally paid.   


  







 
Liverpool Contributions Plan 2018  Liverpool City Centre 


10 
 


3. Expected Development outcomes 


3.1 Development history 


Development has taken place in Liverpool since 1810.  The original area of Liverpool is largely 
located within the Liverpool City Centre.  The railway line was constructed in 1856 and 
increasingly separated the town from the Georges River.  The framework of the street pattern 
was established in the 1800’s.  Prior to the 1950’s the current city centre consisted of small 
commercial centre around the southern portion of Macquarie Street and around Scott Street 
near Liverpool Railway Station. 


Since the 1950’s suburban development from Sydney has encroached on the Liverpool area.  
Initially dwelling houses were erected on the undeveloped lands on the periphery of the city 
centre area and the surrounding areas.  The commercial area expanded as the surrounding 
residential development created the need for commercial development. 


By the 1960’s a significant commercial area was developing in the city centre area as new 
suburbs developed in the Liverpool LGA and the adjoining local government areas. 


By the 1970’s significant commercial development in the form of enclosed shopping centres 
began to take place as well as some residential redevelopment in the form of 3 storey 
residential flat buildings.  Road traffic was also increasing and the city centre began to 
experience through traffic creating congestion.  Expanded roadworks on Newbridge Road and 
the Hume Highway were undertaken to cope with this and direct it around the city centre core 
area.  The city centre was also experiencing increased commuter traffic in the form of cars and 
buses centred on the railway station. 


Since this time the amount of development in the city centre has intensified in response to 
the increased development in South Western Sydney.  This has involved more intense retail 
and commercial development with the corresponding transport demand.  There is however 
limited scope for amplification of the road network immediately around the city centre.  There 
has also been and increasing demand for higher density residential development around the 
city centre and along the riverfront of the Georges River.  This also brings demands for public 
infrastructure. 


3.2 Current development trends 


Nowadays the intensity of city centre development is resulting in major office buildings and 
major apartment buildings.  Liverpool City Centre was identified in 2007 by the NSW 
Department of Planning as a Regional City through the Sydney Metropolitan Strategy – A City 
of Cities.  The Greater Sydney Region Plan 2018 identifies Liverpool as a Metropolitan Cluster 
Centre, along with Penrith and Campbelltown Macarthur in the Western District. 


The city centre consists of a commercial and retail core around Macquarie Street and 
surrounding streets.  To the north east is an education and medical precinct centred on 
Liverpool Hospital.  There is also increasing tertiary education premises in the commercial and 
retail core area.  Residential apartments have been developing around the northern, western 
and southern periphery of the city centre.  The river front still remains separated from the city 
centre by the railway line.  The industrial land east of the Georges River and north of 
Newbridge Road remains further separated from the city centre. 
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3.3 Expected development outcomes 


It is estimated that the following development will take place in Liverpool City Centre in the 
period up to 2036: 


• 7,000 dwellings; 


• 195,000 sqm of office premises; and 


• 60,000 sqm of retail premises. 


It is estimated that the levy on development in Liverpool City Centre will yield about $75M by 
2036. 
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4. City Centre Planning Context  


4.1 Planning Context 


The increased population and in particular increased residential density in Liverpool City 
Centre will create a demand for increased amenity in the centre, an expansion of improved 
open space, an increased demand for community facilities, improved accessibility and high 
quality streetscape. 


Greater Sydney Region Plan 2018 


The Greater Sydney Region Plan identifies Liverpool City Centre as a cluster centre, 
maintaining its role a major centre on the metropolitan scale in Sydney.  The Plan affirms the 
economic significance of the metropolitan centres which continue to be a major focus of 
government investment.  Delivering a 30-minute city in the Western Parkland City will focus 
on improving access to all four centres of the metropolitan cluster. 


Western City District Plan 2018 


Liverpool City Centre is one of the areas in the Western City District that has been identified 
as one of the places where the Greater Sydney Commission will chair the collaboration process 
to initiatives being led by the NSW Department of Planning and Environment.  It will include 
the Liverpool City Centre, the health and education precinct and nearby residential and 
industrial land areas. It considers the Warwick Farm Precinct; the Moorebank Intermodal 
Terminal, which is under-construction; and the draft Georges River Masterplan. 


The Collaboration Area aims to: 


• Increase housing diversity and provide affordable housing; 


• Improve and coordinate transport and other infrastructure to support jobs growth; 


• Develop smart jobs around the health and education precinct, particularly in the areas of 
advanced manufacturing and logistics, automation and translational research; 


• Improve the night-time economy, mixed-use and transport connections; 


• Improve urban liveability and Liverpool’s sense of place; 


• Improve environmental outcomes around the Georges River; 


• Develop greater Sydney green grid projects; 


• Capitalise on Western Sydney Airport and the Western Sydney City Deal; 


• Revitalise the Liverpool City Centre; 


• Examine flooding issues and water management; 


• Consider the opportunities presented by the Liverpool Water Recycling Facility; and 


• Undertake urban renewal at Warwick Farm and retain a social housing mix. 


In addition to the Collaboration Area process outlined above, the District Plan seeks to carry 
out the following: 


a) Protect and develop the commercial core; 
b) Improve and coordinate transport and other infrastructure to support jobs growth; 
c) Develop smart jobs around the health and education precinct; 
d) Build on the centre’s administrative and civic role; 
e) Improve public domain including tree-lined, comfortable open spaces and outdoor dining 
f) Improve connectivity and links to the Georges River and prioritise pedestrian, cycle and 


public transport facilities; 
g) Encourage a vibrant mix of uses, new lifestyle and entertainment uses to activate streets 


and grow the night-time economy; and 
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h) Capitalise on the Western Sydney Airport and Western Sydney City Deal initiatives. 


Community Strategic Plan 2017 – 2027 “Our Home, Liverpool 2027” 


Our Home Liverpool 2027 is Liverpool's new Community Strategic Plan.  It outlines a 10 year 
plan to transform Liverpool into an inclusive place to learn and grow and to become the 
destination of choice for business, investment, living and recreation. 


The plan identifies four strategic directions which have been developed following extensive 
community consultation. Each direction includes a number of community goals and Council 
strategies which will achieve the community's vision for Liverpool.  Our Home Liverpool 2027 
was adopted by Council at its meeting on 26th April 2017 and commenced on 1st July 2017. 


The following provides information on the challenges that face Liverpool and the four strategic 
directions including the relevance to the contributions plan.  


Challenges for Council 


The Community Strategic Plan 2017 – 2027 makes reference to challenges that Liverpool, 
being a growing area will face.  These are as follows with reference to relevance to the 
contributions plan: 


Community pride and heritage  


Liverpool has a rich heritage with a major cultural and arts focus. There are a number of 
significant heritage buildings and places which are protected at the local and state levels, 
including Rosebank Cottage, Pioneers’ Memorial Park, the Casula Powerhouse Arts Centre, 
the TAFE college building which is formerly Liverpool Hospital (1820-1958), and St Luke’s 
Church (1810-present). These historical and cultural attributes all contribute to Liverpool’s 
identity.  


Maintenance of historic buildings often involves significant building works which are at a 
higher cost than normal works.  At times grants are available to assist with funding such works 
but these are limited and are subject to State and Federal budget constraints. A challenge for 
Council is balancing the need to protect its community identity and heritage with alternate 
demands on its income.  


Relevance to the contributions plan 


This will inform the provision of any public infrastructure in the vicinity of any items of heritage 
in the city centre. 


Social connection  


Liverpool is one of the most culturally diverse cities in NSW with almost one in three people 
born overseas and almost half the population speaking a language other than English at home. 
It also has a significant Aboriginal community.  Liverpool needs to continue efforts to create a 
harmonious society where differences are appreciated and celebrated.  There is also a 
challenge for the Council to ensure its services reach a broad range of citizens in an equitable 
way while still accommodating those most in need, such as people with disabilities.  


Finding social connection within a community has become increasingly complex with the 
numerous demands of everyday life.  We are a time poor society with commitments to work, 
family, friends, health, fitness and many other activities that demand our attention.  In 
addition, we are increasingly relying on technology and social media to communicate, which 
changes the frequency and nature of our social interactions and brings new challenges. 


Relevance to the contributions plan 
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This will inform the provision of community and recreation facilities that will be needed by 
the additional population and workforce that is anticipated from new redevelopment in the 
city centre.   


Economic development  


Liverpool continues to experience growth in commercial and industrial development. Its 
status as a strategic commercial centre of South West Sydney, and its good transport links to 
other areas of Sydney, place it in prime position to attract a range of industries.  This is 
heightened with the development of the Western Sydney Priority Growth Area and the new 
Western Sydney airport at Badgerys Creek.  


The revitalisation of the city centre is a key Council priority. Council has implemented several 
strategies which are aimed at revitalising the city centre, developing key economic, cultural, 
recreational and entertainment precincts and creating a place which draws people from 
across the South West Sydney region.  


Relevance to the contributions plan 


The provision of infrastructure helps facilitate new development around the city centre, 
particularly retail and commercial development.  This infrastructure includes traffic 
management works, bus priority, bikeways and car parking and also community and 
recreation facilities to service the needs of the workforce. 


Environmental sustainability  


Liverpool has a wide variety of plants, animals and ecosystems, including a significant number 
of threatened species. Approximately one third of Liverpool is covered in vegetation including 
more than 500 open space reserves. Liverpool is also home to a significant portion of the 
Georges River.  Council has increased bushland restoration to ensure native areas are 
maintained.  


Expanding urban development in Liverpool can place considerable pressure on the natural 
environment including the waterways and air quality.  Liverpool’s environment is exposed to 
a range of pollutants from industrial, commercial and household waste and increased traffic. 
Council has introduced systems for sustainable water and energy consumption in new 
developments, however the challenge continues with existing dwellings.  


The growth in Liverpool, while increasing opportunities for the community, also places 
pressure on the environment and will be a challenge over the coming years for Council to 
balance. 


Relevance to the contributions plan 


In the context of an already built up area, new infrastructure to that would service new 
development can contribute to environmental sustainability with streetscape and open space 
works that increase the tree cover and works to improve the quality of stormwater discharge 
to the Georges River.  
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Transport accessibility  


Liverpool’s growing population places demands on our existing infrastructure and has caused 
a high traffic volume that is prominent throughout Sydney.  Additionally, the construction of 
the Moorebank Intermodal and Western Sydney Airport will further create pressure on our 
transport networks.  


Liverpool has good access to Sydney’s major motorways, including the M5 and M7.  However, 
congestion during peak periods is a major challenge.  Many residents own and use cars as 
opposed to public transport. 


Relevance to the contributions plan 


The development of the city centre to a greater intensity will provide challenges for 
accessibility.   


There will be a need to accommodate increased travel demand to and from the city centre for 
shoppers and workers.   A balance will need to be achieved between the increased demand 
for car access and the finite amount of road space in the city centre.  The provision of 
additional car parking located on the periphery of the city centre in most cases, with 
convenient pedestrian linkages to the city centres is the most cost effective way of 
accommodating the demand for car access.  The provision of bus priority measures in the city 
centre would help facilitate the attractiveness of bus travel in the city centre.    


Provision of works outside the city centre funded by other means would also work in 
conjunction with the works mentioned above to facilitate improved access to the city centre.  


Increased residential development in and around the city centre will increase the local traffic 
movement and substantially increase the number of pedestrians or cyclists.  There is a need 
to manage these increases to maintain and improve pedestrian accessibility to make it easier 
to cross local streets that may be experiencing increased car movements.  This may include 
footpath widening or median strips either mid-block or at intersections. 


Directions for Council 


The Community Strategic Plan is a ten-year plan that defines the vision and priorities of the 
community.  It is the overarching plan that sets the direction not only for Council but for all 
stakeholders, including government, business, the not-for-profit sector and residents. The 
directions from the CSP provide a guide for stakeholders to work together and to capitalise on 
the opportunities which will keep Liverpool moving forward.   


The CSP has been created through extensive community consultation and review of the 
previous CSP.  The consultation for this plan involved the active engagement of more than 
1,500 members of the community, and an estimated 150,000 other members who were 
contacted for their opinions.  Engagement activities included stalls at community events, 
community forum activities, rates mail-outs, a phone survey and numerous outreach activities 
through social media. Through this community consultation Council identified the 
community’s key priority areas and captured these priorities in four directions, based on the 
quadruple bottom line (social, economic, environmental, and civic leadership).   


The directions and the relevance to the contributions plan are as follows: 
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Direction 1 Creating Connection 


The community want: 


• An area where connection is created between all people in the community 


• More community activities and events; 


• Facilities to be well maintained and multipurpose; 


• Access provided to all (youth, seniors, people with disability) and 


• Our history to be respected. 


• Council will:  


Elements of Direction Relevance to the contributions plan 


Celebrate diversity, promote 
inclusion and recognise heritage 


Not directly applicable 


Deliver a range of community events 
and activities 


These elements will inform the design of the 
facilities that will be provided by contributions 


Implement access and equity for all 
members of the community 


These elements will inform the design of the 
facilities that will be provided by contributions 


Provide community facilities which 
are accessible to all 


This element has informed the inclusion of 
community facilities in the contributions plan 


This element will inform the design of the facilities 
that will be provided by contributions 


Create a dynamic, inclusive 
environment, including programs to 
support healthy living 


These elements has informed the inclusion of 
community and recreation facilities and bikeways 
in the contributions plan 


These elements will inform the design of the 
facilities that will be provided by contributions 


Direction 2 Strengthening and Protecting Our Environment 


This direction is about planning high-quality, sustainable urban environments to create a great 
place to live, work and play.  


The community want:  


• Clean public places;  


• Creation of more green spaces;  


• Increased use of renewable energy;  


• Well-managed development;  


• Creation of well-planned, attractive and people-friendly urban environments; and 


• Improvement to access and safety in public areas. 


Council will:  


Elements of Direction Relevance to the contributions plan 


Manage the community’s disposal of 
rubbish 


Not applicable 


Protect and enhance bushland, rivers 
and the visual landscape 


These elements have informed the inclusion of 
stormwater quality measures help protect the 
river and natural environment 
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Elements of Direction Relevance to the contributions plan 


Encourage sustainability, energy 
efficiency and the use of renewable 
energy 


These elements have informed the inclusion of 
various facilities in the contributions plan 


These elements will inform the design of the 
facilities that will be provided by contributions 


Exercise planning controls to create 
high-quality, inclusive, urban 
environments 


These elements have informed the inclusion of 
various facilities in the contributions plan 


These elements will inform the design of the 
facilities that will be provided by contributions 


Develop and advocate for plans that 
support safe and friendly 
communities 


These elements have informed the inclusion of 
various facilities in the contributions plan 


These elements will inform the design of the 
facilities that will be provided by contributions  


Direction 3 Generating Opportunity 


This direction underlines the need for Council to support economic growth, including 
employment and investment options.  


The community want:  


• To attract more jobs and businesses to the area;  


• To upgrade shopfronts;  


• Improved traffic management;  


• Small business to be supported  


Council will:  


Elements of Direction Relevance to the contributions plan 


Meet the challenges of Liverpool’s 
growing population 


This element informs the inclusion of various 
facilities in the contributions plan needed to 
accommodate the demand for infrastructure 
created by Liverpool’s growing population 


Attract businesses for economic 
growth and employment 
opportunities 


This element informs the inclusion of various 
facilities in the contributions plan needed to create 
an attractive environment to attract businesses 


Create an attractive environment for 
investment 


This element informs the inclusion of various 
facilities in the contributions plan needed to create 
an attractive environment to attract businesses 


Advocate for, and develop, transport 
networks to create an accessible city 


This element informs the inclusion of traffic 
facilities and bikeways to facilitate accessibility 
within Liverpool 


Direction 4 Leading through Collaboration 


This direction highlights the importance of a Council proactively leading the community, while 
continually engaging the community to ensure an aligned vision.  
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The community want:  


• More collaboration;  


• Stakeholders who listen and actively seek out their opinions;  


• To be led to achieve the best outcomes; and 


• Well managed use of their resources. 


Council will:  


Elements of Direction Relevance to the contributions plan 


Seek efficient and innovative 
methods to manage our resources 


This element will inform the design and 
implementation of the facilities that will be 
provided by contributions 


Increase community engagement This element will inform the implementation of 
many facilities funded by contributions by involve 
engagement with the community prior to 
construction 


Encourage community participation 
in decision-making 


The contributions plan was adopted following 
public consultation in accordance with the EP&A 
Act 


Strive for best practice in all Council 
processes 


This element will inform seeking to implement best 
practice design of all infrastructure funded by this 
contributions plan 


Council vision for Liverpool City Centre 


Council held a workshop on 29 November 2014 to discuss its vision for Liverpool City Centre. 
Councillors outlined their vision for the Liverpool City Centre as follows: 


• The capital of the Great South West;   


• A city defined by interesting architecture which is diverse and distinctive; 


• A place where people want to work, live and enjoy; 


• An 18 hour city characterised by activity and intensity both day and night; 


• A true river city; and 


• A well connected, workable, walkable city. 


The workshop agreed this would be delivered by: 


• Amendments to Liverpool LEP 2008 and Liverpool DCP 2008;   


• Traffic and transport improvements (to be drawn from comprehensive traffic and parking 
studies);  


• Provision of high quality architecture and urban design; and 


• Providing a high degree of urban amenity (streetscape, parks etc.). 


It was also agreed that there was a need to develop a strategy to become Sydney’s third capital 
and an action plan to deliver necessary infrastructure. 
An ‘urban’ place that: 


•  Is well connected workable walkable City; 


•  Has a human fine grain scale; 


•  Has a mix of uses; 


•  Is active day and night; 


•  Connected to the river; 
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•  Links the green spaces; and 


•  Re-connects streets + lanes. 


Targeting 15,000 new jobs and 5,000 new dwellings for the city centre by 2031 


• Creating a living, mixed-use city; 


• Ensuring Human Scale Active Street Edges; 


• Protecting and conserving historic elements; 


• Strengthening the connection between the city and the health and education precinct; 


• Reinforce the importance of the Macquarie Street Mall; 


• Improving the quality of the public domain; 


• Consolidation of the city centre; 


• Enhancing pedestrian networks; 


• Opportunities for mixed-use developments in the city centre; and 


• Consolidation of a retail and commercial core excluding residential. 


Funding of Infrastructure in Liverpool City Centre  


The development of the Infrastructure will contribute to Council’s vision.  The Infrastructure 
will be funded from the following sources: 


• Council funds; 


• Community Development Fund (Formerly known as the Town Improvement Fund)(a levy 
on land owners); 


• Developer contributions under 7.12 of the EP&A Act; and 


• Works conditioned on development under 4.17 of the EP&A Act.  


This contributions plan provides funding to some of the infrastructure. 


 


 


 


 


  







 
Liverpool Contributions Plan 2018  Liverpool City Centre 


20 
 


5. Scope of Infrastructure 


The scope of infrastructure to be funded by contributions is as follows: 


5.1 Recreation Facilities 


Background 


It is considered that acquisition of land for open space funded by contributions under 7.12 of 
the EP&A Act would not generate the most benefit for the city centre.  The strategy is to make 
the most of the opportunities presented by existing open space.   


There are a number of parks located in the residential areas surrounding the commercial core 
of the Liverpool City Centre, which can be embellished to serve additional residents.  In 
addition, the Georges River foreshore presents opportunities not available in these parks for 
improving the recreation experience of users and residents of the city centre. 


Recreation Facilities 


Georges River foreshore western side embellishment 


This area presents an opportunity for people in and around the city centre to:  


• Experience a more natural environment; 


• Experience the waterfront environment; 


• Provide an attractive link to the larger Georges River Corridor recreation area; and 


• Provide an attractive pedestrian and bikeway link between Parramatta and the Georges 
River corridor. 


This will involve provision of a pedestrian and bicycle crossing of the railway (either over or 
under) and a pedestrian and bicycle crossing of the Georges River, embellishment of the 
parkland and the construction of a boardwalk, wide enough to accommodate a shared 
pedestrian / cycle path south to Mill Park and a wharf downstream of the weir.  This will 
provide a missing link in the Georges River Corridor along the western side of the river.  The 
pedestrian crossing of the railway and the Georges River may be carried out in conjunction 
with any major development adjacent to Liverpool Railway Station.   


These works will open access from the City Centre to a substantial amount of potentially 
attractive open space. 


Pioneer Park embellishment 


This will serve the substantial residential redevelopment in the northern part of the City 
Centre. 


Apex Reserve embellishment 


This will serve the substantial residential redevelopment in the northern west part of the City 
Centre. 


Discovery Park embellishment 


This will serve the substantial residential redevelopment in the southern part of the City 
Centre. 


 


 


Georges River Pedestrian Crossing 
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This will assist with access to areas to the east of the Georges River and potential recreation 
facilities on the eastern side of the river. 


Cost of facilities  


The cost of these facilities is shown in Section 6. 


Location of facilities 


The location of these facilities is shown in Liverpool City Centre Contributions Infrastructure 
Map. 


5.2 Community Facilities 


Background 


Residential redevelopment in the City Centre will increase the demand for community 
facilities. Council has undertaken a review of its Community Facilities to provide a long term 
vision for these.  This document known as Community Facilities - A Blueprint for a Modern 
Network of Community Facilities will inform the priorities for expenditure of contributions 
received. 


Community facilities are typically Council-owned buildings which provide accessible and 
affordable space for a range of activities that benefit the community.  Community facilities 
are a valuable community asset because they: 


• Are places where a range of information, services, programs and activities are delivered 
to the community, which can change over time; 


• Provide an avenue for development of social capital, community involvement and 
community ownership – in short, agents of social inclusion; 


• Are a location of cultural, leisure, educational, recreational and entertainment activities 
which are accessible to all; 


• Are a cultural identity or focus for a community which may become a community icon, a 
community landmark, or historically significant; and 


• Ensure equity of access for those of all ages, incomes, abilities and backgrounds. 


Cost of facilities  


The cost of these facilities is shown in Section 6. 


Location of facilities 


The location of any new or upgraded community facilities has not been finalised.  Any facilities 
are likely to be is shown in general areas shown in Liverpool City Centre Contributions 
Infrastructure Map. 


5.3 Access 


Background 


The growth and development of the Liverpool City Centre will generate additional traffic and 
travel demands that need to be accommodated on the local transport systems.  The purpose 
of these transport management measures is to provide for public transport needs and ensure 
the local road network can accommodate the vehicle traffic. 


 


Access and bus priority  
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A Transport Management & Accessibility Plan (TMAP) examines the existing and new 
developments and the transport facilities and services that new development is likely to 
require.  A TMAP was undertaken for Liverpool City Centre area, which identified actions 
needed to ensure that transport and accessibility are optimised in the Liverpool City Centre. 


The TMAP examined land use and transport issues in terms of both the local and wider area 
and made recommendations about car parking, bus access, road network, cycling and 
pedestrians.  


The demand for good bicycle access will increase with the expected employment and 
residential population growth in Liverpool City Centre.  Good bicycle accessibility will assist 
with the increased use of bicycles as a means of transport. It will help make the best use of 
the existing street network and parkland to improve accessibility to Liverpool City Centre. 


The expected employment growth in Liverpool City Centre will place increased stress on the 
existing street system. Congested access to the city centre may hinder its development.  There 
is a need to minimise the impact of traffic congestion on bus access to the City Centre. This 
will assist in increasing the share of public transport usage well as making the City Centre more 
accessible.  Bus priority measures such as bus priority at traffic signals, exclusive bus lanes and 
separate bus roads will assist the movement of people in to and out of Liverpool City Centre. 


Car parking 


Car parking will be provided by commercial developments in Liverpool City Centre both on 
site and via public car parking.  The levy will assist in funding the provision of public car parking.  
Public car parking has already been provided west of the Hume Highway at grade and the 
opportunity exists for multi-storey car parking in the future. 


Cost of facilities  


The cost of these facilities is shown in Section 6. 


Location of facilities 


The location of Access facilities is shown in Liverpool City Centre Contributions Infrastructure 
Map. 


The proposed location of bikeway facilities is general consistent with the Council’s Bike plan.  
The major car parking facility is likely to be at Collimore Park plus a smaller amount at other 
possible locations near the city centre core.  Bus priority measure are likely to be centred on 
the Moore Street Corridor. 


5.4 Streetscape  


Background 


Street trees play an essential role in modifying climate and improving amenity. Liverpool 
experiences temperature extremes significantly higher in summer and lower in winter than 
Sydney’s coastal commercial centres.  The appropriate selection and planting of street trees, 
in particular, can alleviate these temperature extremes.  The development and 
implementation of the tree planting strategy contribute to the quality of life and streetscape 
amenity in several other important ways. Street trees: 


• Provide shade and solar access in summer and winter; 


• Signal that Liverpool is the major commercial centre for South-West Sydney; 


• Distinctive street trees and landscaping aid in understanding city layout; 







 
Liverpool Contributions Plan 2018  Liverpool City Centre 


23 
 


• Provide colour, movement and seasonal variation through the selection of evergreen and 
deciduous trees; 


• Increase residential and commercial property values and generate increased business 
activity through the creation of a sustainable asset – street trees; 


• Ensure a ‘Green City’ for future populations; and 


• Foster a sense of pride in the city centre – contributing to the city’s ‘liveability’. 


Footpaths can be a unifying element in the streetscape where buildings, signs, objects, people 
and movement provide constant variation and change.  They are to give a clear expression of 
pedestrian priority and this message must be obvious to pedestrians and drivers.  Continuity 
of footpath dimensions, levels, materials and edges is therefore important.   


Peripheral Streetscape works 


This will involve works to improve the amenity of the residential streets that surround the City 
Centre core.  It will involve the following: 


• Pedestrian refuges and footpath widening at intersections and elsewhere to increase the 
ease of walking in a busy urban environment; 


• Raised thresholds to achieve traffic calming; 


• Tree planting where there are gaps in existing streetscape that won’t be provided by new 
residential development; and 


• Tree planting at footpath widening to improve the tree cover particularly using short 
footpath widening midblock where there is limited opportunity to provide tree planting 
on the footpath such as where there is a shared path. 


City Centre Core Footpath widening  


This will involve works to improve the amenity of the City Centre core.  It would augment work 
already being carried out on Streetscape works in the City Centre core. It will involve the 
following: 


• Pedestrian refuges and footpath widening at intersections to increase the ease of walking 
in a busy urban environment; 


• Raised thresholds to achieve traffic calming; and 


• Tree planting at footpath widening to improve the tree cover particularly using short 
footpath widening midblock where there is limited opportunity to provide tree planting 
on the footpath such as where there is a shared path. 


Cost of facilities  


The cost of these facilities is shown in Section 6. 


Location of facilities 


The location of Access facilities is shown in Liverpool City Centre Contributions Infrastructure 
Map. 


The proposed location of bikeway facilities is general consistent with the Council’s Bike plan.  
The major car parking facility is likely to be at Collimore Park plus a smaller amount at other 
possible locations near the city centre core.  Bus priority measure are likely to be centred on 
the Moore Street Corridor. 
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6. Infrastructure to be funded by contributions 


It is estimated that up to $75 M in levies may be collected from redevelopment in Liverpool 
City Centre.   The funds received are to be allocated in accordance with Table 2.  


Table 2 


Contribution items $ 


Georges River foreshore western side (embellishment, 
pedestrian railway crossing, boardwalk to Mill Park) $14,000,000 


Pioneer Park $2,000,000 


Apex Reserve $1,000,000 


Georges River Pedestrian Crossing $2,500,000 


Discovery Park $2,500,000 


Community facility upgrade  $6,000,000 


Car parking $20,000,000 


Access, bike facilities and bus priority  $15,000,000 


Peripheral Streetscape works $10,000,000 


Footpath widening in City Centre $2,000,000 


Total  $75,000,000 


The location of these items is shown on Figure 2. 
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Figure 2 Location of Contributions Items 
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Appendix 1 Determination of cost of development 


Determination of cost of development 


Clause 25J of the Regulation sets out how the proposed cost of carrying out development is to be 
determined.  That clause provides as follows: 


25J Section 7.12 levy—determination of proposed cost of development 


1) The proposed cost of carrying out development is to be determined by the consent authority, for the 
purpose of a section 7.12 levy, by adding up all the costs and expenses that have been or are to be incurred 
by the applicant in carrying out the development, including the following: 


a) if the development involves the erection of a building, or the carrying out of engineering or construction 
work—the costs of or incidental to erecting the building, or carrying out the work, including the costs 
(if any) of and incidental to demolition, excavation and site preparation, decontamination or 
remediation; 


b) if the development involves a change of use of land—the costs of or incidental to doing anything 
necessary to enable the use of the land to be changed; and 


c) if the development involves the subdivision of land—the costs of or incidental to preparing, executing 
and registering the plan of subdivision and any related covenants, easements or other rights. 


2) For the purpose of determining the proposed cost of carrying out development, a consent authority may 
have regard to an estimate of the proposed cost of carrying out the development prepared by a person, or 
a person of a class, approved by the consent authority to provide such estimates. 


3) The following costs and expenses are not to be included in any estimate or determination of the proposed 
cost of carrying out development: 


a) the cost of the land on which the development is to be carried out, 


b) the costs of any repairs to any building or works on the land that are to be retained in connection with 
the development, 


c) the costs associated with marketing or financing the development (including interest on any loans), 


d) the costs associated with legal work carried out or to be carried out in connection with the 
development, 


e) project management costs associated with the development, 


f) the cost of building insurance in respect of the development, 


g) the costs of fittings and furnishings, including any refitting or refurbishing, associated with the 
development (except where the development involves an enlargement, expansion or intensification of 
a current use of land), 


h) the costs of commercial stock inventory, 


i) any taxes, levies or charges (other than GST) paid or payable in connection with the development by or 
under any law, 


j) the costs of enabling access by disabled persons in respect of the development, 


k) the costs of energy and water efficiency measures associated with the development, 


l) the cost of any development that is provided as affordable housing, 


m) the costs of any development that is the adaptive reuse of a heritage item.   
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 EXECUTIVE SUMMARY 


 
At its meeting on 11 December 2019, Council resolved to develop: 
 


“a policy that allows 7.11 payments on secondary dwellings to be paid in instalments 
with instalment 1, 50% on the issue of a Construction Certificate and instalment 2 
being 50% prior to any Occupation Certificate (OC) being issued (interim and final). 


 
The purpose of this report is to facilitate changes to enact this resolution and clarify the 
relationship between complying development certificates and contributions. 
 
Secondary Dwellings 
 
Secondary dwellings are a form of low cost housing that can be added to a property with an 
existing dwelling. They provide opportunity to house existing residents of the property, 
downsize for friends and relatives or provide commercial opportunity for the property owner. 
The resolution of Council seeks to provide flexibility to existing residents providing additional 
accommodation for family members. 
 
The addition of a secondary dwelling in the rear yard of an existing dwelling typically occurs 
within the established areas of existing suburbs,  covered Liverpool Contributions Plan 2018 
– Existing Areas (CP2018). 
 
CP2018 provides the framework for payment, including the stage in the development 
process where contributions need to be paid. The current framework does not provide the 
flexibility to accept instalment payments. CP2018 therefore needs to be updated to include a 
provision that allows instalment payments as outlined in the previous resolution of Council. 
 
The change to CP2018, though minor in nature, requires a formal amendment to deliver the 
benefits anticipated by Council’s resolution. As such, this report recommends the necessary 
changes to enable instalment payments. 
 
 
 
Complying Development Certificates 
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Secondary dwellings can be approved as a development application by Council or a 
complying development certificate by Council or a private certifier. Some minor amendments 
are required to the administration section of the CP2018 to ensure that the relationship 
between CDC and contributions is clear and certifiers understand their obligations. 
 
It is noted that Council cannot allow for payment by instalment for development approved by 
a CDC, as provisions regarding payment of contributions are set by the Environmental 
Planning and Assessment Regulation 2000. 
 
If supported by Council, the amendment to CP 2018 will be placed on public exhibition in 


accordance with the provisions of the Environmental Planning and Assessment Act 1979 


and the Regulations.  


 


If any submissions are received opposing the changes, a report will be submitted to Council 


following exhibition. If no such submissions are received, the CEO could finalise the update 


to CP 2018. 


 
 


RECOMMENDATION 


 
That Council: 


 
1. Resolve to exhibit draft Liverpool Contributions Plan 2018 – Established Areas 


(Amendment 1) on public exhibition in accordance with the requirements of the 
Environmental Planning and Assessment Act 1979 and regulations; and 


 
2. Delegate to the CEO authority to finalise Liverpool Contributions Plan 2018 – 


Established Areas (Amendment 1) if no submissions opposing the changes are 
received. 


 
 


REPORT 


 


Secondary dwellings, often referred to as granny flats, provide an important housing option 


within our existing communities. They represent the ability of residents to down size within 


their existing communities, provide additional accommodation for existing residents of the 


property or as a commercial rental opportunity. 


 


A contribution plan (CP) provides a mechanism for Council to obtain funding to provide 


infrastructure to meet the increase in demand associated with new development. This 


infrastructure often takes the form of existing park upgrades and storm water upgrades. 


 


Council currently levies contributions on secondary dwellings under two CPs: 


• Liverpool Contributions Plan 2018 – Established Areas  


• Liverpool Contributions Plan 2014 – Austral and Leppington North Precincts 
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The following question with notice was considered by Council at its meeting of 11 December 
2019: 
 


What legal or other impediments are there to allowing the payment of contributions in 
instalments for those who can exhibit limited financial means? 


 
Council subsequently resolved: 
 


That Council develops a policy that allows 7.11 payments on secondary dwellings to 


be paid in instalments with instalment 1, the option of paying 50% being on the issue 


of a Complying Development Certificate (CDC) and instalment 2 being 50% prior to 


any Occupation Certificate (OC) being issued (interim and final). 


 


The provision of a secondary dwelling as an addition to an existing dwelling most commonly 


occurs within established suburbs covered by CP2018. At present, CP 2018 does not 


provide the ability to pay contributions in instalments.  


 


The Environmental Planning and Assessment Act, 1979, and the Regulations, do not 


prevent Council from specifying payment of contributions in instalments for DAs. As such, 


Council do not need to develop a further policy (as resolved by Council), rather update the 


CPs to allow instalment payments. 


 
An overview of the key changes proposed to CP 2018 are detailed below. A marked-up 


version of CP2018 is included as an attachment to this report. 


 


No. Proposed Change Comment 


1 Insert new text: 


 


Adoption of Plan 


 


Amendment 1 applies to any application determined 


after the date on which the amendment came into 


effect. 


 


Details when these specific 


provisions will commence. 


2 Replace existing text: 
 


Timing of payment of the contributions 


Monetary contributions are required to be paid to 
Council: 


a) for development approved as a development 
application, prior to the issuing of the Construction 
Certificate; or  


b) for development approved as a complying 
development certificate, prior to the 
commencement of works,  


whether by Council or a Private Certifier. 


 


Clarifies when the payment of 


contributions is required, 


regardless of application type 


(DA, CC, CDC) and approval 


authority (Council, Private 


Certifier). 
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3 Insert new text: 


If a development application for a secondary dwelling 
is approved by Council , the payment of contributions 
may be made in the following instalments: 


a) 50% prior to the issue of approval of a Construction 
Certificate; and 


b) 50% prior to the issue of an Occupation Certificate 


 


Enacts Council’s resolution to 


allow instalment payments. This 


change impacts DA approvals 


issued by Council.  


 


 


4 Replace heading and insert new text: 


CDC, CC and the obligation of accredited certifiers 


In accordance with Cl 136L of the EP&A Regulation 
2000, a certifying authority must not issue a complying 
development certificate for work unless it has included 
a condition requiring payment of contributions prior to 
commencement of work. 
 


 


Reinforces the requirement of 


private certifiers to include a 


condition of consent requiring 


payment of contributions prior to 


the commencement of works, in 


accordance with the provisions 


of the EP&A Regulations. 


 


Note: The Environmental Planning and Assessment Regulation 2000 mandates that for 


Complying Development Certificates, contribution payments are required prior to the 


commencement of work. Clause 136L of the Regulation is provided for your information: 


 


(1)  A complying development certificate issued subject to a condition required by 


section 4.28(9) of the Act must be issued subject to a condition that the contribution or 


levy must be paid before any work authorised by the certificate commences. 


(2)  Subclause (1) applies despite any provision to the contrary in the council’s 


contributions plan. 


 


As such, Council’s desire to enable instalment payments cannot be extended to include 


secondary dwellings approved under a Complying Development Certificates. 


 


The effect of these changes, as stipulated previously, is to enable instalment payments for 


contributions on secondary dwelling approvals. Apart from delivering on this outcome, it is 


anticipated that there will be no other impact associated with the changes. 


 


 


If supported by Council, CP 2018 (incorporating Amendment 1) will be placed on public 


exhibition in accordance with the requirements of the EP&A Act and Regulations. If required, 


a report will be submitted to Council providing an overview of the exhibition period and any 


objections made. 


 


If no objections are received during the public exhibition period, it is recommended that 


Council delegate to the CEO the ability to finalise the draft Plan. In this circumstance, 


Councillors will be informed through the CEO update. 
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CONSIDERATIONS  


 


Economic  Facilitate economic development. 


Environment There are no environmental and sustainability considerations. 


Social 
Regulate for a mix of housing types that responds to different 


population groups such as young families and older people. 


Civic Leadership 


Deliver services that are customer focused. 


Operate a well developed governance system that demonstrates 


accountability, transparency and ethical conduct. 


Legislative  Environmental Planning and Assessment Act 1979 


Environmental Planning and Assessment Regulation 2000 


 
 


ATTACHMENTS 


 
1. Liverpool Contributions Plan 2018 Established Area (Amendment 1) draft for exhibition 


(Under separate cover)    


Council  


 


COUNCIL DECISION 


 


Motion:    Moved: Clr Ayyad   Seconded: Clr Hadchiti   


 


That this item be deferred to the March Council meeting until questions relating to the 


increases in section 7/11s, new fees and charges and the Compliance Levy can be 


answered.  


 


Foreshadowed motion:      Moved: Clr Hagarty       Seconded: Clr Kaliyanda  


 


That Council: 


 


1. Resolve to exhibit draft Liverpool Contributions Plan 2018 – Established Areas 


(Amendment 1) on public exhibition in accordance with the requirements of the 


Environmental Planning and Assessment Act 1979 and regulations; and 


 


2. Delegate to the CEO authority to finalise Liverpool Contributions Plan 2018 – 


Established Areas (Amendment 1) if no submissions opposing the changes are 


received. 


 


On being put to the meeting the motion (moved by Clr Ayyad) was declared CARRIED and 


the Foreshadowed motion (moved by Clr Hagarty) lapsed. 
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1. Introduction 


This Plan has been prepared to authorise the imposition of development contributions on: 


• Residential development in the Established Areas of Liverpool under Section 7.11 of the 
Environmental Planning and Assessment Act 1979; and  


• Non-residential development in the Established Areas of Liverpool under Section 7.12 of the 
Environmental Planning and Assessment Act 1979 (EP&A Act). 


Section 7.11 of the EP&A Act allows a consent authority responsible for determining a development 
application to grant consent to the proposed development subject to a condition requiring the 
payment of a monetary contribution, or the dedication of land free of cost, or a combination of 
them, towards the provision of public amenities and public services to meet the development. 


Where the consent authority is a council or an accredited certifier, such a contribution may be 
imposed on a development only if it is of a kind allowed by and determined in accordance with a 
contributions plan, such as this Plan. 


Section 7.12 of the EP&A Act gives Council the power to impose a levy on developers for public 
services and public amenities based on a percentage of the cost of the development. Council cannot 
impose, as a condition of the same development consent, a condition under this section as well as a 
condition under Section 7.11. 


Money required to be paid by a condition imposed under S7.12 is to be applied towards the 
provision, extension or augmentation of public amenities or public services (or towards recouping 
the cost of their provision, extension or augmentation). The application of the money is subject to 
any relevant provisions of the contributions plan. A condition imposed under S7.12 is not invalid by 
reason only that there is no connection between the development the subject of the development 
consent and the object of expenditure of any money required to be paid by the condition. 


This Plan has been prepared: 


• in accordance with the EP&A Act and Environmental Planning and Assessment Regulation 
2000 (EP&A Regulation); and 


• having regard to the latest Practice Notes issued by the NSW Department of Planning and 
Environment. 
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2. Schedule of Contribution Rates 


As a condition of development consent, Council will require payment of money as a contribution to 
the cost of the provision of infrastructure required to enable the development in the Established 
Areas of Liverpool.   


Council, when it adopted this contributions plan, resolved that proposed increases in contributions 
on development in the Established Areas over those formerly contained in the Liverpool 
Contributions Plan 2009 be phased in over a 2 year period.   


Table 1 provides a summary of contribution rates for residential development from 9 January 2019 
to 9 January 2020 at the June 2018 Quarter, subject to Indexation as specified in Section 3.8.  Table 2 
provides a summary of contribution rates for residential development from 10 January 2020 at the 
June 2018 Quarter, subject to Indexation as specified in Section 3.8.   


Please note that development determined in the period from 9 January 2019 to 9 January 2020 will 
not pay the rates shown in Table 2 even if paid after 9 January 2020. 


Table 1 Contribution rates for residential development from 9 January 2019 to 9 January 2020 


Purpose Lots Lots 
Residential accommodation (other than 
Boarding houses, group homes, hostels, 


seniors housing 


Boarding 
houses, group 


homes, 
hostels, 
seniors 
housing   


> 450 
sqm 


< 450 
sqm 


3 Bedroom + 2 Bedroom 1 Bedroom 


Community Facilities             


District - Works $709 $686 $686 $509 $399 $192 


Recreation 
            


District Sporting Fields - works $2,422 $2,346 $2,346 $1,741 $1,362 $655 


District Passive Open Space - works $1,255 $1,216 $1,216 $902 $706 $339 


Local Passive Open Space - works $3,412 $3,305 $3,305 $2,452 $1,919 $922 


District  
            


Transport - works $1,118 $1,008 $1,001 $672 $551 $334 


District  
            


Drainage - works $245 $201 $201 $201 $201 $66 


Other             


Administration $135 $131 $131 $97 $77 $38 


Non-residential development will be levied under S7.12 of the Environmental Planning and 
Assessment Act 1979.  In the period from 9 January 2019 to 9 January 2020, contributions will be 
levied at half of the maximum amount permitted under Cl 25K of the EP&A Regulation, subject to 
Indexation as specified in Section 3.8.  In the period from 9 January 2020, contributions will be levied 
at the maximum amount permitted under Cl 25K of the EP&A Regulation, subject to Indexation as 
specified in Section 3.8.   


Please note that development determined in the period from 9 January 2019 to 9 January 2020 will 
not pay the maximum amount permitted under Cl 25K of the EP&A Regulation even if paid after 9 
January 2020. 
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Table 2 Contribution rates for residential development from 10 January 2020 


Purpose Lots Lots 
Residential accommodation (other than 
boarding houses, group homes, hostels, 


seniors housing 


Boarding 
houses, group 


homes, 
hostels, 
seniors 
housing   


> 450 
sqm 


< 450 
sqm 


3 Bedroom + 2 Bedroom 1 Bedroom 


Community Facilities             


District - Works $1,187 $1,150 $1,150 $853 $668 $371 


Recreation             


District Sporting Fields - works $3,992 $3,867 $3,867 $2,869 $2,246 $1,248 


District Passive Open Space - works $2,495 $2,417 $2,417 $1,793 $1,403 $780 


Local Passive Open Space - works $3,493 $3,384 $3,384 $2,511 $1,965 $1,092 


District              


Transport - works $2,223 $1,991 $1,991 $1,327 $1,095 $664 


District              


Drainage - works $488 $400 $400 $400 $400 $400 


Other             


Administration $208 $198 $198 $146 $117 $68 


Non-residential development will be levied under S7.12 of the Environmental Planning and 
Assessment Act 1979.  In the period from 10 January 2020, contributions will be levied at the full 
amount of the 1% contributions levy, subject to Indexation as specified in Section 3.8.   
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3.  Administration 


3.1 Name of Plan 


This plan is called Liverpool Contributions Plan 2018 – Established Areas. 


This Contributions Plan has been prepared in accordance with the provisions of Sections 
S7.11 and 7.12 of the EP&A Act 1979 and the provisions of the EP&A Regulation 2000. 


3.2 Applies to 


This Contributions Plan applies to development lodged after 12 December 2018 on land 
shown on the Catchment Map, a separate document that can be viewed at a large scale and 
shows the precise boundaries of where this plan applies. 


3.3 Definitions and abbreviations used in this Plan 


Except where indicated in this clause, the definitions of terms used in this Plan are the 
definitions included in the Environmental Planning and Assessment Act 1979 and 
Environmental Planning and Assessment Regulation 2000 are adopted by this Plan. 


In this clause, ‘existing’ means at the date on which this Plan came into effect. 


In this Plan, the following words and phrases have the following meanings: 


Bank Guarantee means an irrevocable and unconditional undertaking without any expiry or 
end date in favour of the Council to pay an amount or amounts of money to the Council on 
demand issued by an Australian bank, non-bank financial institution, or insurance company 
subject to prudential supervision by the Australian Prudential Regulatory Authority and has a 
credit rating of ‘A’ or above (as assessed by Standard and Poors) or ‘A2’ or above (as 
assessed by Moody’s Investors Service) or ‘A’ or above (as assessed by Fitch Ratings). 


Catchment Map means a map showing the area to which this plan applies, the District and 
Local Catchments referred to in this plan. 


Council means Liverpool City Council. 


CPI means the Consumer Price Index (All Groups - Sydney) published by the Australia 
Statistician. 


EP&A Act means the Environmental Planning and Assessment Act 1979. 


EP&A Regulation means the Environmental Planning and Assessment Regulation 2000. 


GPT means Gross Pollutant Trap. 


Infrastructure Map means a map, separate to this document, entitled Established Areas 
Contributions Infrastructure Map showing the location of proposed and possible 
infrastructure referred to in this plan. 


LGA means Local Government Area. 


Planning Agreement means a Planning Agreement referred to in S7.4 of the EP&A Act. 


Residential accommodation has the same meaning as in the Standard Instrument. 
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Works In Kind means the undertaking of a work or provision of a facility by an applicant 
which is already nominated in the works schedule of a contributions plan as a means of 
either fully or partly satisfying a condition of consent requiring development contributions to 
be made. 


Works Schedule means the schedule of the specific public amenities and public services for 
which contributions may be required as set out in Parts 5 and 6 of this Plan. 


3.4 Purpose of Plan 


The purpose of the Contributions Plan is to: 


(a) Provide an administrative framework under which specific public facilities strategies 
may be implemented and coordinated; 


(b) Ensure that adequate public facilities are provided for as part of any new 
development; 


(c) Authorise the Council to impose conditions under S7.11 and S7.12 of the EP&A Act 
1979 when granting consent to development on land to which this plan applies; 


(d) Provide a comprehensive strategy for the assessment, collection, expenditure, 
accounting and review of development contributions on an equitable basis; 


(e) Ensure that the existing community is not burdened by the provision of public 
amenities and public services required as a result of future development; and 


(f) Enable the Council to be both publicly and financially accountable in its assessment 
and administration of the contributions plan. 


3.5 Adoption of Contributions Plan 


Council adopted the plan on 12 December 2018.  The plan originally came into force on 9 
January 2019.  The value of works is at the June 2018 Quarter.  The CPI for this quarter was 
114.0.   


This plan applies to development lodged after 12 December 2018 and determined after the 
date on which the plan came into effect. 


Amendment 1 applies to any application determined after the date on which the 
amendment came into effect. 


Amendments to Contributions Plan 


Liverpool Contributions Plan 2018 – Established Areas has been amended as follows: 


No Adoption date Amendment date Description of Amendment 


1 Xxxx Xxxx Enacted Council resolution of 11 December 2019 regarding 
instalment payment for secondary dwellings and clarified 
relationship between CDC and contributions. 


    


Previous Contributions Plans 


Liverpool Contributions Plan 2018 – Established Areas replaces Chapter 6 in Liverpool 
Contributions Plan 2009. 
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3.6 Relationship to other Plans 


The land to which this contributions plan applies is also subject to the following plans: 


• Liverpool Local Environmental Plan 2008;  


• Liverpool Development Control 2008; and 


• Various Planning Agreements. 


3.7 Types of development to be levied 


Except as provided for by this clause, this Plan applies to: 


• Residential accommodation, insofar as the Plan authorises the imposition of a 
requirement for a development contribution for the types of public amenities and 
public services described in this Plan; and 


• All development, other than residential accommodation insofar as the Plan authorises 
the imposition of a requirement for a development contribution for the types of public 
amenities and public services described in this Plan. 


This plan does not apply to development: 


• for the purposes of public infrastructure provided by or on behalf of State Government 
or the Council; 


• for the purposes of public amenities or public services under this Plan or another 
contributions plan prepared under section 7.13 of the EP&A Act; 


• for works to be carried out by Sydney Water, Endeavour Energy, Telstra or equivalent 
water, sewer, energy or telecommunications provider; or 


• that in the opinion of Council does not increase the demand for the categories of public 
amenities or public services addressed by this Plan. 


There may be Planning Agreements made under the EP&A Act that will apply to land in the 
Established Areas.  In some instances the Planning Agreement may require the provision of 
infrastructure instead of payment of contributions under this Contributions Plan.  This would 
normally be in the case of a major development, which would provide infrastructure on site, 
which would be consistent with the scope of contributions payable under this Contributions 
Plan. 


The Minister for Planning and Environment may from time to time exempt certain forms of 
development from being subject to contributions.  


3.8 Payment of Contributions 


Levying of Contributions for residential accommodation under S7.11 of EP&A Act 


Council will require, as a condition of development consent (on a development application 
or complying development certificate), the payment of a monetary contribution for the 
provision of public facilities specified in this Contributions Plan, from residential 
accommodation and subdivisions designed for residential accommodation, which it 
considers will contribute to the need for those facilities.  The Contributions Plan applies to 
development applications determined after the plan comes into force. 
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Contributions for subdivisions will be calculated according to the number of dwellings 
proposed on the allotment. 


Should the ultimate number of dwellings proposed on that allotment increase, post sub-
division development consent, then contributions for additional dwellings must be paid to 
Council. 


Levying of Contributions for non-residential accommodation development under S7.12 of EP&A 


Act 


Council will require, as a condition of development consent, the payment of a monetary 
contribution for the provision of public facilities specified in this Contributions Plan, from 
development other than residential accommodation, which it considers will contribute to 
the need for those facilities.   


This plan authorises Council to grant consent to development to which this plan applies 
subject to a condition requiring the applicant to pay to the Council a levy in accordance with 
Table 3: 


Table 3 


Estimated cost of development Value of Levy 


Up to $100,000  Nil 


$100,001–$200,000  0.5% of the cost of the development 


More than $200,000  1.0% of the cost of the development 


The proposed cost of carrying out the development will be determined in accordance with 
clause 25J of the EP&A Regulation.  The procedures set out in Appendix 1 to this plan must 
be followed to enable Council to determine the amount of the levy to be paid. 


The value of the works must be provided by the applicant at the time of the request and 
must be independently certified by a Quantity Surveyor who is registered with the Australian 
Institute of Quantity Surveyors or a person who can demonstrate equivalent qualifications. 


Without limitation to the above, Council may review the valuation of works and may seek 
the services of an independent person to verify the costs.  In these cases, all costs associated 
with obtaining such advice will be at the expense of the applicant and no construction 
certificate will be issued until such time that the levy has been paid. 


Method of Payment 


A monetary contribution is the most common method of payment of a levy.  However, 
Council may consider the provision of works in kind, but only as detailed in the schedule of 
facilities in this Contributions Plan. If applicable, and only if acceptable to Council, such a 
transfer or works in kind may be an offset to the monetary contribution otherwise 
applicable to the development under this plan. 


The value of the offset will be as agreed with Council in accordance with the value of the 
works identified in the Contributions Plan.  Applicants will be required to provide details of 
the works to be undertaken, financial guarantees, bank guarantees and administration. 


Where works and / or land identified in the contributions plan are proposed to be provided 
in conjunction with the development, Council will reimburse the developer for the cost of 
the works in accordance with Council’s Development Contributions Land Dedication and 
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Works in Kind Policy. 


Timing of payment of the contributions 


Monetary contributions are required to be paid to Council: 


a) for development approved as a development application,  prior to the issuing of the 
Construction Certificate; or  


b) for development approved as a complying development certificate, prior to the 
commencement of works,  


whether by Council or a Private Certifier. 


If a secondary dwelling is approved by Council as a development application, the payment of 
contributions may be made in the following instalments: 


a) 50% prior to the issue of approval of a CC; and 
a)b) 50% prior to the issue of an occupation certificate 


CDC, CC Construction Certificates and the obligation of accredited certifiers 


In accordance with Cl 146 of the EP&A Regulation 2000, a certifying authority must not issue 
a construction certificate for building work or subdivision work under a development 
consent unless it has verified that each condition requiring the payment of levies has been 
satisfied. 


In accordance with Cl 136L of the EP&A Regulation 2000, a certifying authority must not 
issue a complying development certificate for work unless it has included a condition 
requiring payment of contributions prior to commencement of work. 


In particular, the certifier must ensure that the applicant provides a receipt(s) confirming 
that levies have been fully paid and copies of such receipts must be included with copies of 
the certified plans provided to the Council in accordance with Cl142(2) of the of the EP&A 
Regulation 2000.  Failure to follow this procedure may render such a certificate invalid. The 
only exceptions to the requirement are where a works in kind, material public benefit, 
dedication of land or deferred payment arrangement has been agreed by the Council. 


In such cases, Council will issue a letter confirming that an alternative payment method has 
been agreed with the applicant. 


Deferred Payments 


Council will allow payment of contributions to be deferred in the following cases only: 


• Where the applicant has the intention and ability to provide a material public benefit in 
part or to full satisfaction of a condition imposed by development consent; or 


• In other circumstances, to be outlined in writing by the applicant and determined 
formally by Council on the merits of the case. 


Deferred payments as outlined above are acceptable only where an unconditional bank 
guarantee is provided for the amount deferred.  Bank guarantees will be accepted on the 
following conditions: 


• The bank guarantee must carry specific wording, for example, a description of the 
development, address, development application number and staging where applicable; 


• The bank guarantee will be for the contribution amount plus the estimated amount of 
compound interest foregone by Council for the anticipated period of deferral (Refer to 
the formula below). 
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• Council may call up the bank guarantee at any time without reference to the applicant, 
however, the guarantee will generally be called up only when cash payment has not 
been received, and land is not dedicated or material public benefit not provided by the 
end of the period of deferral; 


• The period of deferral must be for a limited time only as agreed where land is to be 
dedicated or a material public benefit is to be provided.  In merit cases, the period of 
deferral will be as approved by Council.  The period of deferral may be extended subject 
to providing a renewed bank guarantee, which includes anticipated future interest; and 


• Council will discharge the bank guarantee when payment is made in full by cash 
payment, land transfer or by completion of works in kind. 


The following formula to be applied to all bank guarantees for contributions is: 


Guarantee Amount = P + P (C I x Y), where: 


P = Contribution due. 


CI = Compound interest rate comprised of Council's estimate over the period plus 3 
percent (allowance for fluctuations).  


Y = Period of deferral (years). 


Indexation of Monetary Contribution 


As the date of the consent may vary to the actual time of payment of the contribution, 
Clause 32(3) of the EP&A Regulation allows Council to adjust the contribution to reflect 
increased costs between the date of the consent and the time of payment.  Contributions 
required as a condition of consent under the provisions of this plan will be indexed quarterly 
in accordance with movements in the Consumer Price Index (All Groups Index) for Sydney 
issued by the Australian Bureau of Statistics. 


The following formula for indexing contributions is to be used: 


Contribution at time of development consent 


C2 = C1 x C P I2  


 C P I1  


Contribution at time of payment 


C3 = C2 x C P I3  


 C P I2  


where:   


C1  = Monetary contribution as shown in this contributions plan. 


C2 = Monetary contribution imposed on the development consent. 


C3 = Monetary contribution at the time that the contribution is to be paid. 


C P I1  = Latest "Consumer Price Index: All Groups Index Number" for Sydney available 
from the Australian Bureau of Statistics at the time that the contributions plan 
was prepared - i.e. June 2018 Quarter 
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C P I2  = Latest "Consumer Price Index: All Groups Index Number" for Sydney available 
from the Australian Bureau of Statistics as at the time of granting the relevant 
development consent. 


C P I3  = Latest "Consumer Price Index: All Groups Index Number" for Sydney available 
from the Australian Bureau of Statistics at time that the contribution is to be 
paid. 


Future reviews will not affect any consent granted in accordance with this 
contributions plan. 


This is distinct from Section 3.9, which deals with future reviews of the contributions plan.  
Future reviews will not affect any consent granted in accordance with this contributions 
plan. 


 


Goods and Services Tax 


No Goods and Services Tax (GST) is applicable to the payment of contributions made under 
Section 7.11 or Section 7.12 of the EP&A Act. 


3.9 Review of Plan and Contributions  


Council will review the contributions plan on a regular basis. The review process will canvass 
the following, where data is available: 


• Development activity in terms of latest information on net additional dwellings and 
populations; 


• Likely total development activity to be experienced in the future; 


• Progress in the delivery of public facilities and amenities identified in the schedules of 
facilities 


• Modification of facility concepts, changes in anticipated facility costs, facility timing and 
land values; 


• Annual contributions received and expenditure information;  


• Any other factors likely to affect the delivery of works identified in this contributions 
plan; and 


• Changes resulting from amendments to Liverpool DCP 2008 or Liverpool LEP 2008. 


Any significant reviews of this contributions plan must be undertaken in accordance with the 
EP&A Act and EP&A Regulation and placed on public exhibition for a period of 28 days.  The 
nature of the proposed changes and reasons for these changes would be clearly outlined as 
part of the exhibition. 


Contributions will be adjusted, taking account of more recent information and, where 
relevant, the following: 


• Consumer Price Index; 


• Annual changes in land values; 


• Actual costs of completed works; 


• Reviewed costs yet to be completed works and land acquisition; 
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• Adjustment in projected project management and contingency costs associated with 
works; and 


• Management and legal costs associated with land acquisition. 


This section is distinct from Indexation of Monetary Contribution, which deals with future 
adjustment of contributions granted in accordance with the contributions plan.  Future 
reviews under Section 3.8 will not affect any consent granted under this contributions plan. 


3.10 Administration of contribution funds 


Council will administer money obtained from the contributions and make decisions on the 
funding and provision of the projects in accordance with the EP&A Act and EP&A Regulation. 


 


The funds collected under this plan may be pooled for projects and applied progressively for 
those purposes, the priorities of which will be determined by the various Council Strategies 
for purposes and by the timing and scale of development in the Established Areas. 


Council’s ability to forward fund services and amenities identified in this Plan is very limited. 
Consequently their provision is largely contingent upon the availability of contributions 
funds.  


To provide a strategy for the orderly delivery of the public services and amenities, this 
Contributions Plan authorises monetary contributions paid for different purposes in 
accordance with the conditions of various development consents authorised by this Plan and 
any other contributions plan approved by the Council to be pooled and applied progressively 
for those purposes.  


The priorities for the expenditure of pooled monetary contributions under this Contributions 
Plan are the priorities for works as set out in the Works Schedule.  


In any case of the Council deciding whether to pool and progressively apply contributions 
funds, the Council will have to first be satisfied that such action will not unreasonably 
prejudice the carrying into effect, within a reasonable time, of the purposes for which the 
money was originally paid.   
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4. Expected Development Outcomes 


4.1 Development history 


Development has taken place in Liverpool has taken place since 1810.  The original area of 
Liverpool is largely located within the Liverpool City Centre.  This area is not covered by this 
contributions plan. 


The “Established Areas” of Liverpool are the areas surrounding the Liverpool City Centre.  
The initial areas consist of older subdivisions on generally rectilinear streets with widths of 
about 20 m.  There were also semi-rural subdivisions with a rectilinear pattern, which 
subsequently were subdivided into conventional residential subdivisions.  There was also 
some industrial development near Liverpool City Centre and the Georges River as well as the 
military area at Moorebank.  Commercial development was concentrated in Liverpool City 
Centre and some along the Hume Highway. 


In the 1950’s subdivision for residential development occurred to the west and south-west 
of the city centre.  Some industrial development occurred in Warwick Farm and the 
Moorebank areas. 


In the 1960’s substantial development began around Miller and at Moorebank.  There was 
also development at Casula and Lurnea.  Industrial development continued at Warwick Farm 
and at Moorebank.  Local retail areas began to be built in the new suburbs. 


In the 1970’s development occurred in Chipping Norton and Moorebank and to a lesser 
extent at Green Valley and Casula.  There was also some urban redevelopment adjacent to 
Liverpool City Centre for town houses and 3 storey residential flat buildings.  Industrial 
development also began in Prestons. 


In the 1980 / 90’s development commenced Green Valley / Hinchinbrook Release Area, 
Casula West Release Area and Casula East Release Area, Wattle Grove and Voyager Point.  
Infrastructure in these areas was largely funded by development contributions under the 
EP&A Act. 


Since the 1950’s the average area of residential lots has decreased from around 800 sqm to 
450 sqm by the 1990’s. 


Since this time major urban release development has and continues to occur west of 
Liverpool. 


4.2 Current development trends 


In the Established Areas of Liverpool redevelopment is taking place in response to increases 
in the value of land across Sydney.  This manifested as follows: 


• High rise apartment buildings and mixed use developments involving large sites or an 
amalgamation of sites in and around Liverpool City Centre; 


• Medium rise apartment buildings involving large sites or an amalgamation of sites in 
locations further from Liverpool City Centre, often on major roads; 


• Scattered multi-dwelling developments involving large sites or an amalgamation of sites 
often in suburbs immediately adjoining Liverpool City Centre; 


• Attached dwellings / semi-detached involving redevelopment of single sites of at least 
500 sqm;  
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• Subdivision of single sites of at least 500 sqm; 


• Redevelopment of existing industrial development for high rise apartments and mixed 
use developments; 


• Redevelopment of existing industrial development for newer industrial buildings or  
bulky goods retail developments; 


• Redevelopment of existing retail or commercial developments along major roads for 
newer retail developments; and  


• Redevelopment of dwelling houses for child care centres. 


Cumulatively the impact of this redevelopment is manifested in increased demand on local 
facilities as follows: 


• Increasing traffic congestion at local intersections; 


• Additional use of community and recreation facilities; 


• Increased hard surfaces increasing runoff and heat reflection; 


• Increased stormwater runoff and increased pressure on water quality of waterways. 


4.3 Expected residential development outcomes 


The Liverpool Housing, Population and Social Infrastructure Study was undertaken in 2016 
by Judith Stubbs and Associates.  It provided population projections for the various suburbs 
of Liverpool up to 2031.  It provided 3 development scenarios within the population 
projections of the NSW Department of Planning and Environment for Liverpool to 2031.  The 
three models are for the base case; for marginally increased consolidation and 
corresponding release area reduction; and for substantially increased consolidation and 
corresponding release area reduction. 


Recent experience with development trends in Liverpool suggest that the substantially 
increased consolidation scenario is likely in the Established Areas of Liverpool.  Table 2 
provides figures an existing and estimated future population and dwelling numbers for the 
Established Areas. 


An analysis of the figures for the substantially increased consolidation scenario suggest 
approximately an additional 11,084 people in the Established Areas of Liverpool by 2031.  
The Established Areas in 2016 had an average occupancy rate of 3.2 persons per dwelling.  
An average occupancy rate of 3.1 persons per dwelling in 2031 would result in an additional 
5,024 dwellings across the Established Areas.  Refer to Table 4 for the expected occupancy 
rates for the size of dwelling.  Refer to Tables 5 and 6 for details on population and dwelling 
numbers. 


Table 4 Occupancy rates 


Lots Lots Other dwellings 


> 450 sqm < 450 sqm 3 Bed + 2 Bed 1 Bed 


3.2 3.1 3.1 2.3 1.8 
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Table 5 Population for each Established Area Suburb Group 


Locality 2016 2021 2026 2031 


Casula 15,938 16,199 16,458 16,715 


Chipping Norton 9,476 9,597 9,781 9,901 


Miller Area 21,088 21,664 22,115 22,561 


Hammondville, Holsworthy & Wattle Grove 17,683 18,092 18,500 18,874 


Green Valley & Hinchinbrook 24,833 24,771 24,776 24,713 


Moorebank 9,963 10,710 11,419 12,124 


Lurnea 9,471 10,017 10,590 11,159 


Liverpool / Warwick Farm (other than city 
centre)  19,577 20,705 21,890 23,066 


Voyager Point 1,837 1,837 1,837 1,837 


Total  129,865 133,592 137,365 140,949 


 
Table 6 Dwelling numbers for each suburb group 


Locality 2016 2031 


Casula 5,092 5,392 


Chipping Norton 3,107 3,257 


Miller Area 7,122 8,742 


Hammondville, Holsworthy & Wattle Grove 5,639 6,089 


Green Valley & Hinchinbrook 6,748 6,808 


Moorebank 3,332 4,082 


Lurnea 3,095 3,695 


Liverpool / Warwick Farm (other than city 
centre) 6,137 7,231 


Voyager Point 545 545 


Total  40,817 45,841 


4.4  Expected non-residential development outcomes 


An analysis of recent development trends in the non-residential development in the 
Established Areas, excluding the Liverpool City Centre suggests that the annual value of 
development applications being received as being about $120 M.  Most of this comes from 
industrial redevelopment plus some business redevelopment. 
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5. Established Areas Planning Context 


Community Strategic Plan 2017 – 2027 “Our Home, Liverpool 2027” 


Our Home Liverpool 2027 is Liverpool's Community Strategic Plan.  It outlines a 10 year plan 
to transform Liverpool into an inclusive place to learn and grow and to become the 
destination of choice for business, investment, living and recreation. 


The plan identifies four strategic directions which have been developed following extensive 
community consultation. Each direction includes a number of community goals and Council 
strategies which will achieve the community's vision for Liverpool.  Our Home Liverpool 2027 
was adopted by Council at its meeting on 26th April 2017 and commenced on 1st July 2017. 


The following provides information on the challenges that face Liverpool and the four 
strategic directions including the relevance to the contributions plan.  


Challenges for Council 


The Community Strategic Plan 2017 – 2027 makes reference to challenges that Liverpool, 
being a growing area will face.  These are as follows with reference to relevance to the 
contributions plan: 


Community pride and heritage  


Liverpool has a rich heritage with a major cultural and arts focus. There are a number of 
significant heritage buildings and places which are protected at the local and state levels, 
including Rosebank Cottage, Pioneers’ Memorial Park, the Casula Powerhouse Arts Centre, 
the TAFE college building which is formerly Liverpool Hospital (1820-1958), and St Luke’s 
Church (1810-present). These historical and cultural attributes all contribute to Liverpool’s 
identity.  


Maintenance of historic buildings often involves significant building works which are at a 
higher cost than normal works.  At times grants are available to assist with funding such 
works but these are limited and are subject to State and Federal budget constraints. A 
challenge for Council is balancing the need to protect its community identity and heritage 
with alternate demands on its income.  


Relevance to the contributions plan 


This will inform the provision of any public infrastructure in the vicinity of any items of 
heritage or items or landscapes that reflect the identity of Liverpool in the Established Areas. 


Social connection  


Liverpool is one of the most culturally diverse cities in NSW with almost one in three people 
born overseas and almost half the population speaking a language other than English at 
home. It also has a significant Aboriginal community.  Liverpool needs to continue efforts to 
create a harmonious society where differences are appreciated and celebrated.  There is 
also a challenge for the Council to ensure its services reach a broad range of citizens in an 
equitable way while still accommodating those most in need, such as people with 
disabilities.  


Finding social connection within a community has become increasingly complex with the 
numerous demands of everyday life.  We are a time poor society with commitments to 
work, family, friends, health, fitness and many other activities that demand our attention.  In 
addition, we are increasingly relying on technology and social media to communicate, which 
changes the frequency and nature of our social interactions and brings new challenges. 
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Relevance to the contributions plan 


This informs the provision of community and recreation facilities that will be needed by the 
additional population and workforce that is anticipated from new redevelopment in the 
Established Areas.   


Economic development  


Liverpool continues to experience growth in commercial and industrial development. Its 
status as a strategic commercial centre of South West Sydney, and its good transport links to 
other areas of Sydney, place it in prime position to attract a range of industries.  This is 
heightened with the development of the Western Sydney Priority Growth Area and the new 
Western Sydney airport at Badgerys Creek.  


The revitalisation of the city centre is a key Council priority.  Council has implemented 
several strategies which are aimed at revitalising the city centre, developing key economic, 
cultural, recreational and entertainment precincts and creating a place which draws people 
from across the South West Sydney Region.  


Relevance to the contributions plan 


This informs the provision of infrastructure will help mitigate the impact of additional 
development in the Established Areas.  This infrastructure will include traffic management 
facilities, bus stops, bikeways and also community and recreation facilities to service the 
needs of additional population and workforce. 


Environmental sustainability  


Liverpool has a wide variety of plants, animals and ecosystems, including a significant 
number of threatened species. Approximately one third of Liverpool is covered in vegetation 
including more than 500 open space reserves.  Liverpool is also home to a significant portion 
of the Georges River.  Council has increased bushland restoration to ensure native areas are 
maintained.  


Expanding urban development in Liverpool can place considerable pressure on the natural 
environment including the waterways and air quality.  Liverpool’s environment is exposed to 
a range of pollutants from industrial, commercial and household waste and increased traffic. 
Council has introduced systems for sustainable water and energy consumption in new 
developments, however the challenge continues with existing dwellings.  


The growth in Liverpool, while increasing opportunities for the community, also places 
pressure on the environment and will be a challenge over the coming years for Council to 
balance. 


Relevance to the contributions plan 


In the context of an already built up area, new infrastructure to that would service new 
development can contribute to environmental sustainability with streetscape and open 
space works that increase the tree cover and works to improve the quality of stormwater 
discharge to the Georges River.  


Transport accessibility  


Liverpool’s growing population places demands on our existing infrastructure and has 
caused a high traffic volume that is prominent throughout Sydney.  Additionally, the 
construction of the Moorebank Intermodal and Western Sydney Airport will further create 
pressure on our transport networks.  
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Liverpool has good access to Sydney’s major motorways, including the M5 and M7.  
However, congestion during peak periods is a major challenge.  Many residents own and use 
cars as opposed to public transport. 


Relevance to the contributions plan 


This informs the need to manage the impact of increasing traffic on streets in Liverpool 
other than the classified roads.  The cumulative impact of numerous individual additional 
dwellings or redevelopment for non-residential developments in the Established Areas will 
lead to increasing traffic congestion and pedestrian / cyclist conflicts. 


There is a need to manage these increases to maintain and improve pedestrian accessibility 
to make it easier to cross local streets that may be experiencing increased car movements.  
This may include footpath widening or median strips either mid-block or at intersections. 


Directions for Council 


The Community Strategic Plan is a ten-year plan that defines the vision and priorities of the 
community.  It is the overarching plan that sets the direction not only for Council but for all 
stakeholders, including government, business, the not-for-profit sector and residents. The 
directions from the CSP provide a guide for stakeholders to work together and to capitalise 
on the opportunities which will keep Liverpool moving forward.   


The CSP has been created through extensive community consultation and review of the 
previous CSP.  The consultation for this plan involved the active engagement of more than 
1,500 members of the community, and an estimated 150,000 other members who were 
contacted for their opinions.  Engagement activities included stalls at community events, 
community forum activities, rates mail-outs, a phone survey and numerous outreach 
activities through social media. Through this community consultation Council identified the 
community’s key priority areas and captured these priorities in four directions, based on the 
quadruple bottom line (social, economic, environmental, and civic leadership).   


The directions and the relevance to the contributions plan are as follows: 


Direction 1 Creating Connection 


The community want: 


• An area where connection is created between all people in the community 


• More community activities and events; 


• Facilities to be well maintained and multipurpose; 


• Access provided to all (youth, seniors, people with disability) and 


• Our history to be respected. 


Council will:  


Elements of Direction Relevance to the contributions plan 


Celebrate diversity, promote inclusion 
and recognise heritage 


This element will inform the design of any the 
public infrastructure in the vicinity of any items of 
heritage or items or landscapes that reflect the 
identity of Liverpool in the Established Areas. 


Deliver a range of community events 
and activities 


These elements will inform the design of the 
facilities that will be provided by contributions. 
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Elements of Direction Relevance to the contributions plan 


Implement access and equity for all 
members of the community 


These elements will inform the design of the 
facilities that will be provided by contributions. 


Provide community facilities which 
are accessible to all 


This element has informed the inclusion of 
community facilities in the contributions plan. 


This element will inform the design of the 
facilities that will be provided by contributions. 


Create a dynamic, inclusive 
environment, including programs to 
support healthy living 


These elements have informed the inclusion of 
community and recreation facilities and bikeways 
in the contributions plan. 


These elements will inform the design of the 
facilities that will be provided by contributions. 


Direction 2 Strengthening and Protecting Our Environment 


This direction is about planning high-quality, sustainable urban environments to create a 
great place to live, work and play.  


The community want:  


• Clean public places;  


• Creation of more green spaces;  


• Increased use of renewable energy;  


• Well-managed development;  


• Creation of well-planned, attractive and people-friendly urban environments; and 


• Improvement to access and safety in public areas. 


Council will:  


Elements of Direction Relevance to the contributions plan 


Manage the community’s disposal of 
rubbish 


Not applicable. 


Protect and enhance bushland, rivers 
and the visual landscape 


These elements have informed the inclusion of 
stormwater quality measures help protect the 
Georges River and natural environment. 


Encourage sustainability, energy 
efficiency and the use of renewable 
energy 


These elements have informed the inclusion of 
various facilities in the contributions plan 


These elements will inform the design of the 
facilities that will be provided by contributions. 


Exercise planning controls to create 
high-quality, inclusive, urban 
environments 


These elements have informed the inclusion of 
various facilities in the contributions plan. 


These elements will inform the design of the 
facilities that will be provided by contributions. 
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Elements of Direction Relevance to the contributions plan 


Develop and advocate for plans that 
support safe and friendly 
communities 


These elements have informed the inclusion of 
various facilities in the contributions plan. 


These elements will inform the design of the 
facilities that will be provided by contributions. 


Direction 3 Generating Opportunity 


This direction underlines the need for Council to support economic growth, including 
employment and investment options.  


The community want:  


• To attract more jobs and businesses to the area;  


• To upgrade shopfronts;  


• Improved traffic management;  


• Small business to be supported  


Council will:  


Elements of Direction Relevance to the contributions plan 


Meet the challenges of Liverpool’s 
growing population 


This element informs the inclusion of various 
facilities in the contributions plan needed to 
accommodate the demand for infrastructure 
created by Liverpool’s growing population. 


Attract businesses for economic 
growth and employment 
opportunities 


This element informs the inclusion of various 
facilities in the contributions plan needed to 
create an attractive environment to attract 
businesses. 


Create an attractive environment for 
investment 


This element informs the inclusion of various 
facilities in the contributions plan needed to 
create an attractive environment to attract 
businesses. 


Advocate for, and develop, transport 
networks to create an accessible city 


This element informs the inclusion of traffic 
facilities and bikeways to facilitate accessibility 
within Liverpool. 


Direction 4 Leading through Collaboration 


This direction highlights the importance of a Council proactively leading the community, 
while continually engaging the community to ensure an aligned vision.  


The community want:  


• More collaboration;  


• Stakeholders who listen and actively seek out their opinions;  


• To be led to achieve the best outcomes; and 


• Well managed use of their resources. 
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Council will:  


Elements of Direction Relevance to the contributions plan 


Seek efficient and innovative methods 
to manage our resources 


This element will inform the design and 
implementation of the facilities that will be 
provided by contributions 


Increase community engagement This element will inform the implementation of 
many facilities funded by contributions by 
involve engagement with the community prior 
to construction 


Encourage community participation in 
decision-making 


The contributions plan was adopted following 
public consultation in accordance with the EP&A 
Act 


Strive for best practice in all Council 
processes 


This element will inform seeking to implement 
best practice design of all infrastructure funded 
by this contributions plan 


This suggests that additional development in the Established Areas of Liverpool will generate 


the need for the following range of infrastructure: 


Infrastructure item Need generated by 


Community facilities Residential accommodation 


Recreation facilities Residential accommodation 


Traffic management facilities Residential accommodation and non-
residential accommodation 


Bikeway links Residential accommodation and non-
residential accommodation 


Water quality management facilities Residential accommodation and non-
residential accommodation 
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6. Residential Development 


6.1 Community Facilities 


Background 


Residential redevelopment in the established areas will increase the demand for community 
facilities.  Community facilities are typically Council-owned buildings which provide 
accessible and affordable space for a range of activities that benefit the community.  
Community facilities are a valuable community asset because they: 


• Are a physical space where a range of information, services, programs and activities are 
delivered to the community, which can change over time; 


• Provide an avenue for development of social capital, community involvement and 
community ownership – in short, agents of social inclusion; 


• Are a location of cultural, leisure, educational, recreational and entertainment activities 
which are accessible to all; 


• Are a cultural identity or focus for a community which may become a community icon, a 
community landmark, or historically significant; and 


• Ensure equity of access for those of all ages, incomes, abilities and backgrounds. 


Council has adopted a Community Facilities Strategy in 2017.  The aim of this Strategy is to 
transform Liverpool City Council’s ageing stock of community facilities into a world-class 
network of modern facilities that are attractive, flexible, address community need, and 
become a hub for community interaction – a focal point for community life. Three assertions 
may be made at the outset:  


• Best practice indicates that older style, single purpose facilities are limited in their 
ability to support strong, connected communities; 


• Owning and maintaining a large number of single-purpose facilities is not financially 
sustainable in the long-term and results in an inefficient use of resources; and 


• Strong current and future population growth will place additional pressure on these 
facilities, necessitating a long-term vision for Council’s community facilities. 


There are a number of key strategies within the strategy.  The most relevant for the 
Established Areas are: 


• Consolidate ageing assets to provide new, modern facilities that benefit the broader 
community; and 


• Plan for a work hub/small business incubator as part of a community hub. 


In the Established Areas the strategy is to consolidate community facilities in larger multi-
purpose centres to maximise the best utilisation of the centres.  District Community Centres 
have the capacity to accommodate a range of community activities across a number of 
neighbourhood areas. The multi-purpose design of these facilities ensures an efficient use of 
space.  The design may include the provision of a large hall, kitchen, library, office space, and 
meeting rooms, which can be easily re-configured for meetings and activities subject to the 
requirements of the user. 


The multi-purpose layout enables a range of functions to be provided simultaneously.  This 
flexibility ensures that the facility has the capacity to easily respond to changing community 
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needs thus ensuring ongoing viability and utilisation.  There is need for such space in 
established residential areas judging by regular requests from community organisations for 
permanent and sessional office accommodation with associated meeting spaces. 


Additional residential development, although scattered across the Established Areas will 
contribute to the usage of these larger multi-purpose centres.  Accordingly it is considered 
reasonable that new residential development contribute to the cost of establishing new or 
augmenting existing centres to create multi-purpose centres. 


The Community Facilities Strategy suggests that a District Community Facility would service 
20 - 50,000 people and would have a floor area of 1,500 – 2,500 sqm.  A neighbourhood 
Community Facility would have a floor space 600 sqm servicing 8 – 10,000 people. 


Libraries 


There are already libraries servicing the established areas at Casula, Green Valley, Miller, 
Liverpool and Moorebank.  However additional residential development in the Established 
Areas will increase the demand for lending of books from the library system.  


Council levies residential development in its release areas for the provision of library items 
(items include books, audio-visual, multi-media and periodicals in conjunction with the 
construction of libraries.  Council has been levying at the rate of approximately 1 book per 
person.   


Redevelopment in the established areas will increase the demand for book lending in the 
library system.  Books may take the form of hard copies or digital form.  Accordingly new 
development in the established areas should contribute to the increase in the supply of 
books in the library system.  It is a one-off capital cost.  Council will bear the cost of 
replacement stock.   


Cost of Facilities 


The cost of a new community facility provides the basis of contributions for community 
facilities.  The proposed Lurnea Community Facility has a proposed floor space of 1,100 sqm 
at a cost of about $7M.  Based on the Community Facilities Strategy referred to above it is 
estimated that .05 sqm of floor space is required per person.  This equates to a cost per 
person of $318.  This is consistent with the estimated cost of provision of community 
facilities in the Austral Leppington North Precincts.   


It is also estimated that the cost per library book or equivalent is $53 per person. 


The formulae for contributions is in Section 5.7. 


Apportionment 


The contributions only fund the additional demand created by additional development, 
taking into account changes in occupancy rates.   


Location Criteria for Expenditure  


As community facilities are expected to be provided on a District Basis it is proposed to 
maintain two catchments for District Community Facilities within the Established Areas 
although contributions for each will be the same.   Expenditure on particular community 
facilities has not yet been confirmed.  Accordingly funds collected in a particular catchment 
will be expended on a community facility within the catchment. 


The catchments are shown in Figure 2 and also on the Infrastructure Map, which is at a 
larger scale. 







 
Liverpool Contributions Plan 2018  Established Areas 


23 
 


6.2 Recreation Facilities 


Background 


Residential redevelopment in the Established Areas will increase the demand for public open 
space and recreational opportunities.  Although there are already open space and recreation 
facilities within the Established Areas of Liverpool, infill development will increase the 
demand on the existing facilities.  Much of the open space in the Established Areas is along 
the river corridors and which is flood liable.   


Council plans to augment existing recreation facilities.  Contributions will be used to provide 
additional capacity in response to the increase in demand arising from redevelopment.  
Council’s Recreation Strategy will inform the priorities for expenditure of contributions 
received.  Contributions will not reduce any existing shortfalls in the current level of 
embellishment. 


It is proposed that works in the Established Areas consist of comprehensive projects rather 
than minor upgrades in order to avoid works that are replacement or maintenance works.  It 
is also proposed that the scope of works be limited to particular types so as to avoid 
replacement or maintenance works.  These restrictions are considered necessary as the plan 
provides flexibility on the location and content in the works schedule for the reasons stated 
in hereunder. 


A park embellishment will involve a generic list of facilities that are not considered to be 
replacement or maintenance works.  The list of works proposed for each park will of course 
vary depending on the circumstances of the locality.  Accordingly each park embellishment 
will not be required to include all of the facilities.   


Cost of Recreation Facilities 


Contributions for recreation facilities are based on the embellishment of existing open space 
at the rate of 2.83 ha per additional 1,000 people, a standard often recognised by the Land 
and Environment Court.  This is also consistent with Council’s Recreation, Open Space and 
Sports Strategy 


The costs are consistent with those in the Austral Leppington North Release Area, which is 
one of the most recent release areas in Liverpool. 


It is estimated that the cost per person for embellishing open space is $3,119. 


The formulae for contributions are in Section 6.7. 


Apportionment 


The contributions only fund the additional demand created by additional development, 
taking into account changes in occupancy rates.   


Location Criteria for Expenditure  


The location criteria for augmenting recreation facilities are based on where development is 
estimated to take place.  An estimate has been made as to the amount of development that 
will take place in various suburbs.  This is considered the lowest order of detail that such 
forecasts can take place.   


Unlike the release areas the location of redevelopment in the established areas is not as 
predictable. Accordingly the plan does not in many cases identify particular sites for 
recreation facilities.  Instead it identifies the number of parks within each suburb based on 
likely development trends where recreation facilities could be upgraded.  The particular 







 
Liverpool Contributions Plan 2018  Established Areas 


24 
 


parks will be determined as development takes place.  The rate at which the proposed 
number of parks is embellished will depend on the rate of development.  If redevelopment is 
slower than forecast, the rate of embellishment of parks will also be slower.  Likewise where 
redevelopment is faster than forecast, the rate of provision of parks will also be faster. 


The location of an embellishment work may take place in the adjoining suburb depending on 
the circumstances.  In some situations boundary between suburbs is not a barrier between 
the location of new dwellings and the location of facilities to serve the new dwellings.  The 
intent of the boundaries is to ensure that contributions received from development are 
spent in a location to adequately serve the occupiers of that development. 


While specific parks have not yet been identified over the period up to 2031 for 
embellishment works parks have been identified for both local and district facilities where 
expenditure may take place.  These are identified on the Infrastructure Map. 


District and Local Facilities 


Higher level facilities such as active recreation and higher order passive facilities will be 
collected on a District basis in accordance with the areas shown in Figure 2.  This will also 
allow meaningful amounts to be collected so as to fund useable embellishments. 


Local level Passive Facilities will be collected by suburb or suburb groups in accordance with 
the areas shown in Figure 3.  The catchments exclude the Liverpool City Centre, which is 
subject to Liverpool Contributions Plan 2018 - Liverpool City Centre. 


The District and Local catchments are on the Infrastructure Map, which is at a larger scale. 


The proportion of District and Local Facilities is based on the planning of the Austral and 
Leppington North Release Areas as follows: 


• Local Passive Open Space embellishment 35% 


• District Passive Open Space embellishment 25% 


• District Sporting Fields embellishment 40% 


District Active Recreation Facilities  


Active recreation facilities include tennis, netball, basketball, pools and sports fields.  It is 
considered that Active Recreation Facilities are at higher than a local or suburb basis and 
therefore are provided at a District Level.  Their scope is limited to the following facilities. 


• Amenities buildings  


• Seating  


• Mounding 


• Flood lighting 


The cost is based on those used for the Austral and Leppington North Release Areas and 
expressed in current figures. 


District passive recreation facilities 


• District Playgrounds 
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Local passive recreation facilities 


The scope of Embellishment is limited to the following facilities. 


• Additional and widened paths 


• Bicycle paths 


• BBQ facilities 


• Playgrounds 


• Seating, benches and shelters 


• Lighting 


• Fencing 


• Planting to screen, beautify, control circulation paths, and provide shade; 


• Earthworks: creating more useable areas by levelling/mounding and associated 
retaining walls or embankments 


6.3 Traffic Management Facilities 


Background 


Residential redevelopment in the Established Areas will increase traffic on both the local 
street network and on classified roads.  Amplification of classified roads is the responsibility 
of the NSW Government.   


The width of the existing street network in the Established Areas is largely fixed being the 
result of subdivision for urban development.  The increased traffic experienced on the local 
streets will be felt in the following ways: 


• Increased pedestrian conflicts caused by decreasing gaps in traffic flow for pedestrians 
to cross and by increased pedestrian numbers caused by residential redevelopment; 


• Increased queuing at intersections due to increased traffic movements; 


• Increased turning movements at intersections and entrances to major developments 
due to increased traffic movements; 


• Increased speeds; 


• Increased demand for bikeway and footpath links caused by residential redevelopment; 
and 


• Increased demand for bus shelters caused by residential redevelopment. 


Bikeways and footpaths 


There is an increasing need for bikeway and footpath links in residential, commercial and 
industrial areas.  Council plans to augment the existing bikeway network to provide the 
missing links to enhance the use of these links.  Council’s Bike Plan and Footpath Strategy 
will inform the priorities for expenditure of contributions received. 


Bus shelters 


There is an increasing demand for bus shelters in residential, commercial and industrial 
areas.  Council plans to augment the number of existing bus shelters.  Council’s Bus Shelter 
Strategy will inform the priorities for expenditure of contributions received. 
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Traffic Management Facilities 


There is an increasing demand for facilities to manage traffic safety.  Council plans to provide 
traffic management facilities such as: 


• Roundabouts; 


• Medians; 


• Refuge islands; 


• Traffic signals; and 


• Minor intersection works. 


Council’s Traffic Facility Delivery Priority Program will inform the priorities for expenditure of 
contributions received. 


Cost of Traffic Facilities 


The cost of future traffic facilities in the Established Areas is as shown in Table 7: 


Table 7 Cost of Traffic Facilities 


Item Location Suburb Description Cost 


Governor 
Macquarie Drive 
upgrade  


Hume Highway to 
Newbridge Road  


Warwick Farm 
/ Chipping 
Norton  


Widening 
from 2 to 4 
lanes  $4,688,814 


Pedestrian Refuge Webster Road Prestons Refuge  $150,000 


Kerb Return / 
traffic signals 


Helles Av / 
Moorebank Av Moorebank   $300,000 


Raised threshold 
Charlton Av (Ascot-
Wolverton Av) 


Chipping 
Norton 


Raised 
threshold $60,000 


Intersection 
upgrade 


Governor Macquarie 
Drive / Ernest Ave  


Chipping 
Norton Roundabout $250,000 


Intersection 
upgrade 


Williamson Cres / 
Lawrence Hargrave 
Rd  Warwick Farm Roundabout $250,000 


Bikeway extensions Established Areas   Shared path  $2,000,000 


        $7,698,814 


The figure for Governor Macquarie Drive Upgrade is an adjusted amount based an amount 
of $55M divided by the total eventual population at 2036 of the Established Areas and 
Liverpool City Centre. 


The formulae for contributions is in Section 6.7. 


Apportionment  


It is considered that the above formula provides appropriate apportionment of costs, 
whereby contributions are only funding the share of works in proportion to the additional 
development. 
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Location Criteria for Expenditure 


It is considered that traffic facilities can be best expended on a District Basis rather than a 
suburb basis as this will allow sufficient funds to be collected to fund useable amounts.  The 
catchments are shown in Figure 2 and also on the Infrastructure Map, which is at a larger 
scale. 


6.4 Stormwater Quality Management Facilities 


Background 


Council is responsible for the management of stormwater quantity and quality to ensure 
developments within the Liverpool LGA are sustainable, water quality is improved and the 
ecological health of our waterways and wetlands are preserved.  In the Established Areas the 
priority will be to improve stormwater quality discharges to the Georges River catchment. 


This Water Quality Management Strategy is a key element of Council’s water management 
planning process and provides a framework for undertaking water quality improvement 
projects in a coordinated manner.  The Water Quality Management Strategy will inform the 
priorities for expenditure of contributions received. 


Residential redevelopment in the Established Areas will increase the stormwater runoff and 
impact on stormwater quality. 


Cost of Stormwater Quality Management Facilities 


An assessment of the number of proposed Gross Pollutant Traps (GPT) that would manage 
stormwater discharge from residential development in the Established Areas was identified.  
A cost per GPT was identified, which provided an estimated total cost.  A contribution per 
dwelling is determined when this total figure is divided by the estimated number of 
dwellings in 2031 in the Established Areas. 


The estimated cost of the GPTs in the Established Areas is $$22,384,384 (109 x 204,100).  
This would equate to $488 per dwelling based on the total number of dwellings in 2031). 


The formulae for contributions is in Section 6.7. 


Apportionment  


The above formula spreads the total cost of the GPTs over all the existing and future 
dwellings up to 2031.  In this way the future dwellings will only contribute their portion of 
the cost of the stormwater quality management. 


Location Criteria for Expenditure 


The required location for GPTs are determined largely by the natural layout of the creek and 
river system in the Established Areas rather than suburb boundaries.   


Accordingly contributions will be expended on a District Basis.  This will also allow 
meaningful amounts to be collected so as to fund stormwater quality management facilities.  
The catchments are shown in Figure 2 and also on the Infrastructure Map, which is at a 
larger scale. 
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6.5 Catchment Area Maps 


 
Figure 2 District Catchments (refer to the Infrastructure Map for detail on boundaries) 


 


Figure 3 Local Catchments (refer to the Infrastructure Map for detail on boundaries) 
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6.6 Administration Costs 


There are significant costs associated with administering funds of this magnitude.  Both the 
plan preparation / review and implementation aspects of contributions are administered 
staff within Council.  A core team of employees are engaged to provide support in co-
ordinating such a process, as well as prepare status reports, review and relevant data, liaise 
with Council staff and external agencies.  


In accordance with the directive of the NSW Department of Planning and Environment, the 
administration costs are comprised of those expenses relative only to those personnel 
directly responsible for the formulation and / or administration of a Contributions Plan.  The 
cost per lot per year has been averaged across all of the Contribution Plan areas. 


6.7 Contribution Formulae 


The following formulae are used to calculate contributions in the Established Areas. 


Community and Recreation Facilities 


Residential accommodation and subdivision for residential accommodation (other than 
boarding houses, group homes, hostels, seniors housing) 


Contribution per  C x OR  
dwelling / lot = 3.1  


where C = Cost of capital works per person  


 O R = Occupancy rate for lot size or dwelling type (refer to Table 4) 


Boarding houses, group homes, hostels, seniors housing 


Contribution  = C x R 


where C = Cost of capital works per person  


 R = Number of residents in development 


Transport facilities 


Residential accommodation and subdivision for residential accommodation 


Contribution Rate  = C x V 
 


(per dwelling / lot )  N  6.7  


where C = Cost of capital works identified for the Established Areas 


 N = Estimated number of additional dwellings in the Established Areas in 
2031 (refer to Table 4) 


 V = Vehicle trips per day for lot size or dwelling type etc. (refer to Table 8) 
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Table 8 Vehicle Trips per day per dwelling 


Dwelling Type or Lot Size etc. Vehicle Trips per day 


Residential Subdivision Lots 450 sqm or larger 6.7 


Residential Subdivision Lots smaller than 450 sqm 6.0 


Residential accommodation (other than boarding houses, 
group homes, hostels, seniors housing) 


 


3 or more bedrooms 6.0 


2 bedrooms 4.0 


1 bedroom 3.3 


Boarding houses, group homes, hostels, seniors housing (total 
development) 


Total vehicle trips per 
day 


Stormwater Quality Management Facilities 


Subdivision for lots 450 sqm and over 


Contribution Rate  = C      


(Per sqm of lots)   N  


where C = Cost of capital works identified for the catchment area 


 N = Total estimated number of dwellings in the Established Areas in 2031 


All other residential accommodation 


Contribution = Conventional Lot Contribution x 0.8 x Site Area  


(total development) 0.65 x 450  


Where 0.8 = Runoff coefficient for Residential accommodation. 


The relative impacts of different types of land development on any drainage system can be 
estimated by comparing the peak discharge rates of runoff that the different types of 
development would produce.  The rational formula estimates the peak discharge rates by 
use of a runoff coefficient that is directly related to the proportion of a site that is 
impervious to rainfall infiltration.   


Administration  


The cost of administering contributions plans over the coming years has been estimated at 
1.5% of the value of contributions.   


6.8 Staging of Facilities 


Council will construct facilities as the population threshold for their augmentation is reached 
unless a developer provides these.  These will be provided, as funds become available. 
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7. Non-residential Development 


7.1 Traffic Management Facilities 


Background 


Non-residential redevelopment in the Established Areas will increase traffic on both the local 
street network and on classified roads.  Amplification of classified roads is the responsibility 
of the NSW Government.   


The width of the existing street network in the Established Areas is largely fixed being the 
result of subdivision for urban development.  The increased traffic experienced on the local 
streets will be felt in the following ways: 


• Increased pedestrian conflicts caused by decreasing gaps in traffic flow for pedestrians 
to cross and by increased pedestrian numbers caused by residential redevelopment; 


• Increased queuing at intersections due to increased traffic movements; 


• Increased turning movements at intersections and entrances to major developments 
due to increased traffic movements; 


• Increased speeds; 


• Increased demand for bikeway and footpath links caused by residential redevelopment; 
and 


• Increased demand for bus shelters caused by residential redevelopment. 


Bikeways and footpaths 


There is an increasing need for bikeway and footpath links in residential, commercial and 
industrial areas.  Council plans to augment the existing bikeway network to provide the 
missing links to enhance the use of these links.  Council’s Bike Plan and Footpath Strategy 
will inform the priorities for expenditure of contributions received. 


Bus shelters 


There is an increasing demand for bus shelters in residential, commercial and industrial 
areas.  Council plans to augment the number of existing bus shelters.  Council’s Bus Shelter 
Strategy will inform the priorities for expenditure of contributions received. 


Traffic Management Facilities 


There is an increasing demand for facilities to manage traffic safety.  Council plans to provide 
traffic management facilities such as: 


• Sub-arterial Roads; 


• Roundabouts; 


• Medians; 


• Refuge islands; 


• Traffic signals; and 


• Minor intersection works. 


Council’s Traffic Facility Delivery Priority Program will inform the priorities for expenditure of 
contributions received. 
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Location of Expenditure 


The catchments within which contributions will be kept for expenditure are shown in Figure 
2 and also on the Infrastructure Map, which is at a larger scale. 


7.2 Stormwater Quality Management Facilities 


Background 


Council is responsible for the management of stormwater quantity and quality to ensure 
developments within the Liverpool LGA are sustainable, water quality is improved and the 
ecological health of our waterways and wetlands are preserved.  In the Established Areas the 
priority will be to improve stormwater quality discharges to the Georges River catchment. 


This Water Quality Management Strategy is a key element of Council’s water management 
planning process and provides a framework for undertaking water quality improvement 
projects in a coordinated manner.  The Water Quality Management Strategy will inform the 
priorities for expenditure of contributions received. 


Non-residential redevelopment in the Established Areas are likely to increase the amount of 
run-off in the existing stormwater systems and thereby increase the demand for stormwater 
quality management. 


Location Criteria for Expenditure 


The required location for GPTs are determined largely by the natural layout of the creek and 
river system in the Established Areas rather than suburb boundaries.  Accordingly 
contributions will be expended on a District Basis in accordance with the areas shown in 
Figure 4.  This will also allow meaningful amounts to be collected so as to fund useable 
embellishments. 


The catchments within which contributions will be kept for expenditure are shown in Figure 
2 and also on the Infrastructure Map, which is at a larger scale. 


7.3 Expenditure of 1% levy 


The 1% levy on Non-residential Development is to be expended on the following categories 
in the following proportions in Table 7: 


Table 7 Proportion of expenditure 


Item % 


Drainage 40% 


Bikeways  7.5% 


Bus shelters 2.5% 


Traffic management 50% 
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7.4  Contribution Formulae 


This plan authorises Council to grant consent to development to which this plan applies 
subject to a condition requiring the applicant to pay to the Council a levy in accordance with 
Table 10. 


Table 10 Contribution Levy 


Estimated cost of development Value of Levy 


Up to $100,000  Nil 


$100,001–$200,000  0.5% of the cost of the development 


More than $200,000  1.0% of the cost of the development 


The proposed cost of carrying out the development will be determined in accordance with 
clause 25J of the EP&A Regulation.  The procedures set out in Appendix 1 to this plan must 
be followed to enable Council to determine the amount of the levy to be paid. 


The value of the works must be provided by the applicant at the time of the request and 
must be independently certified by a Quantity Surveyor who is registered with the Australian 
Institute of Quantity Surveyors or a person who can demonstrate equivalent qualifications. 


Without limitation to the above, Council may review the valuation of works and may seek 
the services of an independent person to verify the costs.  In these cases, all costs associated 
with obtaining such advice will be at the expense of the applicant and no construction 
certificate will be issued until such time that the levy has been paid. 


7.5 Staging of Facilities 


Council will construct facilities as the development threshold for their augmentation is 
reached unless a developer provides these.  These will be provided, as funds become 
available. 
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Appendix 1 Determination of cost of development 


Clause 25J of the EP&A Regulation sets out how the proposed cost of carrying out development is to 
be determined.  That clause provides as follows: 


25J Section 7.12 levy—determination of proposed cost of development 


1) The proposed cost of carrying out development is to be determined by the consent authority, for the 
purpose of a section 7.12 levy, by adding up all the costs and expenses that have been or are to be 
incurred by the applicant in carrying out the development, including the following: 


a) if the development involves the erection of a building, or the carrying out of engineering or 
construction work—the costs of or incidental to erecting the building, or carrying out the work, 
including the costs (if any) of and incidental to demolition, excavation and site preparation, 
decontamination or remediation; 


b) if the development involves a change of use of land—the costs of or incidental to doing anything 
necessary to enable the use of the land to be changed; and 


c) if the development involves the subdivision of land—the costs of or incidental to preparing, executing 
and registering the plan of subdivision and any related covenants, easements or other rights. 


2) For the purpose of determining the proposed cost of carrying out development, a consent authority may 
have regard to an estimate of the proposed cost of carrying out the development prepared by a person, or 
a person of a class, approved by the consent authority to provide such estimates. 


3) The following costs and expenses are not to be included in any estimate or determination of the proposed 
cost of carrying out development: 


a) the cost of the land on which the development is to be carried out, 


b) the costs of any repairs to any building or works on the land that are to be retained in connection 
with the development, 


c) the costs associated with marketing or financing the development (including interest on any loans), 


d) the costs associated with legal work carried out or to be carried out in connection with the 
development, 


e) project management costs associated with the development, 


f) the cost of building insurance in respect of the development, 


g) the costs of fittings and furnishings, including any refitting or refurbishing, associated with the 
development (except where the development involves an enlargement, expansion or intensification 
of a current use of land), 


h) the costs of commercial stock inventory, 


i) any taxes, levies or charges (other than GST) paid or payable in connection with the development by 
or under any law, 


j) the costs of enabling access by disabled persons in respect of the development, 


k) the costs of energy and water efficiency measures associated with the development, 


l) the cost of any development that is provided as affordable housing, 


m) the costs of any development that is the adaptive reuse of a heritage item.  
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1. Preliminary 


Applies to 


This plan applies to all land in Liverpool Local Government Area (LGA).  The plan is known 
as Liverpool Development Control Plan 2008.   


Structure of Liverpool Development Control Plan 2008    


Part 1 General Controls for all Development  


Part 2 Locality Specific Controls 


Part 2.1  Green Valley (Subdivision of land) 


Part 2.2  Hoxton Park, Carnes Hill and Prestons (Subdivision of land) 


Part 2.3  Georges Fair Moorebank (Subdivision of land and residential 
development) 


Part 2.4  Moorebank Defence Lands (Subdivision of land and industrial 
development) 


Part 2.5  Middleton Grange (Subdivision of land and residential development) 


Part 2.6  Holsworthy Station Area (Subdivision of land and residential 
development) 


Part 2.7  Greenway Views (Subdivision of land and residential development) 


Part 2.8  Voyager Point (Subdivision of land and residential development) 


 Part 2.9  Former Hoxton Park Airport (Subdivision of land) 


 Part 2.10 Moorebank East (Subdivision of land and residential development) 


 Part 2.11 Edmondson Park (Subdivision of land and residential development) 


 Part 2.12 Repealed  


Part 2.13 Pleasure Point (Subdivision of land) 


Part 2.14 Elizabeth Hills (Subdivision of land and residential development) 


Part 2.15 New Brighton Golf Course (Subdivision of land, residential and golf 
course development) 


 


Part 3  Development in Residential Zones 


Part 3.1  Dwelling houses in the R5 Zone 


 Part 3.2  Dwelling houses on lots greater than 400sqm in the R2, R3 & R4 zones 


 Part 3.3  Dwelling houses on Hatchet Shaped Lots 


Part 3.4  Semi-Detached and Attached Dwellings in the R2 and R3 zones 


Part 3.5  Dwelling houses on lots less than 400sqm 


Part 3.6  Multi Dwelling Housing in the R3 & R4 zones 


Part 3.7  Residential Flat Buildings in the R4 zones 


Part 3.8  Non Residential Development in Residential Zones  
Part 3.9  Boarding House Development 


Part 4 Liverpool City Centre 


Part 5 Development in Rural and E3 Zones 


Part 6  Development in Business Zones 


Part 7 Development in Industrial Zones 
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Adoption of Plan 


This plan was made under Section 74C of the Environmental Planning and Assessment 
Act 1979 and Part 3 of the Environmental Planning and Assessment Regulation 2000. 


The plan was adopted by Council on 28 July 2008.  The plan came into force on 29 
August 2008. 


This plan was subsequently amended as follows: 


Amendment 
No. Trim Container Date of amendment Part(s) Amended 


1 2008/1477 8 July 2009 Part 1.1, 1.2, 2.2, 2.5, 2.10, 2.11, 2.13, 3.1, 3.2, 
3.3, 3.4, 3.5, 3.6, 3.7, 3.8, 4, 5, 6 & 7 


2 
2008/0171 9 June 2010 Part 1.1 & 2.14 


 


3 2009/1725 15 September 2010 Part 1.1, 1.2, 2.2, 2.3, 2.5, 2.7, 2.8, 2.9, 3.1, 3.2, 
3.3, 3.4, 3.5, 3.6, 3.7, 3.8, 4, 5, 6 & 7   


4 2010/0769 15 September 2010 Part 1.1 & 6 


5 2010/1253 8 December 2010 Part 1.1 & 5 


6 2011/6089 11 April 2012 Part 1.1, 1.2, 2.2, 2.3, 2.5, 2.8, 2.9, 2.10, 2.11, 
2.14, 3.2, 3.3, 3.4, 3.5 & 6  


7  RZ-9/2011 19 April 2013 Insertion of Part 2.15 


Reformatted as part of Amendment No 10  


10 2012/3187 19 February 2014 Merging of Parts 1.1 and 1.2, 2.3, 2.11, 3.3, 3.6 
and 7.  


9  2012/1606 4 April 2014 Part 3.1 and Part 5 


16 2013/2409 18 June 2014 Part 5 and Part 7 


13 2014/0925 2 July 2014 Part 1  


12 2013/3913 25 July 2014 Part 1, Part 4 and Part 6 


15 2014/1149 3 September 2014 Parts 2.2, 2.3, 2.5, 2.14, 3.1 and 7 


14 2014/0929 12 November 2014 Part 2.11 


17 2014/1508 1 April 2015 Part 5 


20 2014/3813 26 May 2015 Part 1 


21 2015/1066 8 July 2015 Part 1 


18 2014/3695 19 August 2015 Part 2.11 


19 2015/1050 9 September 2015 Part 1 


22 RZ-4/2015 20 April 2016 Part 2.11 


23 2016/1961 2 November 2016 Part 1 


26 2014/1947 22 February 2017 Part 8 


24 2016/3822 8 March 2017 Part 1.27 


27 2017/0584 23 August 2017 Part 1.15 


29 2016/1769 18 April 2018 Part 2.11 


30 2006/0610 21 November 2018 Part 1.20 


31 2018/3364 6 March 2019 Insertion of Part 3.9 


32 2018/4071 20 March 2019  Part 1 


33 2018/4049 17 April 2019 Part 1, 4 and 7 


34 2019/0942 11 October 2019 Part 1 


25 2016/2714 TBD 2020 Part 1 and 4 
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Background 


Council’s Corporate Plan provides an overview of its Strategy for the Liverpool LGA.  It 
also provides a framework for the objectives of this plan.  The Corporate Plan is divided 
into the following strategic areas: 


- The regional city for south west Sydney 


- Neighbourhoods and villages 


- the land between two rivers, where city and country meet 


- Communities and governments working together 


- A place for people 


- Sustainability 


- Improved organisational management and development 


Liverpool Local Environmental Plan 2008 


The Liverpool Local Environmental Plan (LEP) 2008 provides the broad land use 
controls for Liverpool LGA.  It covers most of the Liverpool LGA. In some cases land 
will be covered by other planning controls such as a State Environmental Planning 
Policy or a Regional Environmental Plan.  It is advisable to check the zoning of land 
prior to the use of the DCP. 


Some planning controls are contained in the Liverpool LEP 2008 rather than in the 
DCP.  These are not part of the DCP for the purpose of the Environmental Planning 
and Assessment Act 1979. 


State and Regional Planning Provisions 


In some cases a State Environmental Planning Policy or Regional Environmental Plan 
may also apply to land.  It is advisable to check the impact of this prior to use of the 
DCP. 


Contributions 


Council requires contributions from development to fund infrastructure needed to 
support that development.  Part 2 of the DCP includes a number of new areas where 
land is converted from rural to urban.  The maps that accompany each chapter in Part 
2 show public infrastructure needed to support development in the area.  Much of this 
public infrastructure is to be funded from contributions from development.   


The extent and anticipated staging of development in an area, the scope and cost of 
infrastructure required to service it, and the cost to development for the infrastructure 
is embodied in the contributions plans, which is a companion document to the DCP 
and LEP. 


For details on current contribution rates, please refer to Council’s web page at, 
www.liverpool.nsw.gov.au.  


Standards in the Liverpool Development Control Plan 2008 


Any variation to the standards in the DCP that will apply to a development will need to 
be justified before Council can consider any variation. 


1.1 The Vision of Liverpool Development Control Plan 2008  


Background 


Liverpool Directions provides the background for Council’s Management Plan, 
Liverpool Local Environmental Plan 2008 and forms the framework for the vision for 
Liverpool Development Control Plan 2008. 



http://www.liverpool.nsw.gov.au/
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The NSW Government’s Sub Regional Plan for South West Sydney provides the 
context for Council’s guiding document Liverpool Directions. 


Change  


Liverpool will experience significant growth as a result of Sydney’s growth.  This will 
involve creation of new suburbs as well as redevelopment in existing suburbs. 


Some areas in Liverpool will experience substantial change over a short period.  These 
include the new residential suburbs that were previously rural areas.  Areas around 
Liverpool City Centre and some other centres will also experience substantial change 
with redevelopment.  Other areas will also experience more gradual redevelopment, 
which will nevertheless bring change. 


Liverpool Development Control Plan 2008, in conjunction with Liverpool Local 
Environmental Plan 2008 aims to manage this change so that any change, which is 
inevitable, will make Liverpool a better place. 


The Vision 


Liverpool – A highly connected and vibrant City, with a strong City Centre supported 
by a hierarchy of neighbourhood and local centres.  Identified as one of five Regional 
Cities for Sydney, Liverpool will experience rapid population and employment growth.   


Liverpool Development Control Plan 2008 will guide this growth to ensure high quality 
and sympathetic urban development outcomes are achieved, significant environmental 
land is protected, appropriate open space is provided and the rural character outside 
the Growth Centres will be maintained and enhanced. 


The Future 


1. There will be new suburbs in Liverpool.  These will have leading urban design 
outcomes for both individual developments and public areas that will be created. 


2. Some existing localities, particularly Liverpool City Centre, will experience 
significant change through substantial redevelopment, although largely within the 
existing street pattern.  There will be increased development that will result in a 
different but improved urban design outcome for the locality, which enhances the 
local amenity.  It will also create opportunities for improved public spaces. 


3. Other suburbs will experience more gradual redevelopment.   New development 
will have an urban outcome that will be compatible with existing development.   


4. Liverpool City Centre will be the Regional Centre for employment, health, 
education, recreation and cultural life. 


5. High quality medium and high density infill development will occur in a targeted 
manner along public transport routes near shops, which will provide greater choice 
for all people as to what type of housing that they want, and enable greater access 
to public transportation. 


6. There will be a concentration of activities such as shops, community, health, high 
density housing around local centres in new and existing suburbs.  Local centres 
will be enhanced with shop-top housing, which are apartments above these shops.  


7. Local centres in new and existing suburbs will have active and attractive street 
frontages, including out of hours. 


8. Centres in new suburbs will be designed to be public transport user friendly.  
Centres in existing suburbs will become more public transport user friendly as they 
redevelop. 


9. New suburbs will have attractive landscaped streetscapes while existing areas will 
have improved streetscapes as development takes place. 


10. New suburbs and redevelopment in existing suburbs will be compatible with 
adjoining creeks, parkland and major transport corridors. 


11. There will less development that is subject to risks such as flooding, salinity etc. 
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12. Development in new and existing suburbs will assist in making creeks and rivers 
attractive and clean. 


13. Development in new and existing suburbs will preserve attractive natural areas. 


14. Development in new and existing suburbs will contribute to a clean and sustainable 
environment. 


15. Development in new suburbs will provide attractive and easily accessible open 
space. 


16. There will continue to be open space linked along creek networks. 


17. New development near the Georges River will allow access to the foreshore. 


18. Development in new suburbs will have attractive and efficient transport corridors.  
Redevelopment in existing suburbs will improve the attractiveness and efficiency 
of existing transport corridors. 


19. Development in new and existing suburbs will allow for good safe access to cycle 
and pedestrian ways. 


20. There will be a sense of community. 


21. Conflict between land uses will be minimised. 


22. New industrial areas will be attractive.  Redevelopment in existing industrial areas 
will improve the amenity of these areas. 


23. Industrial/Employment areas will provide employment and provide sufficient space 
for local and start-up industry with some ancillary land uses to service the local 
workforce. 


24. New industrial areas will be easily serviced and accessible.  Redevelopment in 
existing industrial areas will improve the serviceability and accessibility of these 
areas. 


25. Rural areas will keep a high level of rural amenity, with new development 
sympathetic and appropriate to the locality. 


1.2 The Objectives of Liverpool Development Control Plan 2008 


The objectives of this DCP are: 


a) To provide more detailed provisions for regulating the carrying out of development. 


b) To protect and improve the natural environment in the City of Liverpool. 


c) To protect and improve the amenity of the City of Liverpool. 


d) To protect personal safety and to minimise the risk of damage to areas subject to 
environmental hazards, particularly flooding. 


e) To promote a high standard of urban and environmental design. 


f) To conserve, protect and enhance the environmental heritage of the City of 
Liverpool. 


g) To encourage a diversity of housing to meet the needs of the residents of the City 
of Liverpool. 


h) To facilitate development that is environmentally sustainable. 


 


There are also additional specific objectives for each section of each part of the DCP. 
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2. Tree Preservation 


Applies to 


This section applies to applications to remove trees with or without a development 
application for a development and involves: 


a) Any perennial plant that has a: 


- Height greater than 3.5m and/or 


- Canopy spread of greater than 4m and/or 


- Primary trunk diameter greater than 400mm when measured 1m above the 
existing ground level of the tree. 


b) Any tree that forms part of a heritage item or is situated within a heritage 
conservation area. 


This section does not apply to: 


a) Any species, populations or communities listed under the provisions of the 
Threatened Species Conservation Act (TSC) 1995; or their habitats.  


b) Any plant that is on the Noxious Weeds Register for Liverpool City Council or listed 
in Appendix 3.  (These plants must be removed, and destroyed in a way to ensure 
that they do not spread.  It can be an offence to leave a noxious weed on a site.) 


Background  


Trees provide a natural amenity and appeal to urban environments. They are an 
integral part of built and natural landscapes and perform a key role in recycling oxygen, 
energy and important soil nutrients within ecological systems. They provide many 
benefits by reducing climatic extremes, improving air quality and providing habitat, 
which supports much of life on earth. Insects, birds, frogs and mammals and including 
familiar wildlife such as parrots and possums are attracted to the areas where we live.  


Consequently, tree preservation is an important consideration for urban dwellers and 
Council. This DCP and Council’s Tree Preservation Policy will help ensure these values 
are preserved for the future.  The DCP overrides any inconsistency between these two 
documents. 


Any proposal to prune or remove a tree located on private property requires 
development consent from Council.  Legal action may be taken against any person in 
either the Local Court or Land and Environment Court who fails to obtain consent prior 
to pruning or removing a tree. 


Objectives  


a) To ensure the protection of trees that are contributing to the ecological and 
aesthetic values of the Liverpool LGA. 


b) To protect the integrity of heritage items through preservation of all trees occurring 
within the heritage place, precinct or land. 


c) To ensure trees are maintained in an appropriate manner as not to cause harm or 
damage to the tree or community. 


d) To ensure that construction works and the ultimate design treatments protect the 
identified trees. 


e) To ensure that trees that provide high ecological or amenity benefits are protected 
wherever possible. 


Controls 


1. Any approvals to remove or prune trees issued with a development consent shall 
lapse when the development consent lapses or becomes invalid or void. 
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2. An application to remove a tree may be refused by Council if the tree: 


- Form(s) a prominent part of the streetscape. 


- Stands alone and is thus of more significant than if it were part of a group of 
trees. 


- Is of historic or cultural significance or is/are registered on any Council register 
of significant trees. 


- Is prominent due to its height, size, position or age. 


- Is a locally indigenous, rare or endangered species. 


- Provides a significant visual screen. 


- Is part of an important habitat for wildlife. 


- Is part of remnant or riparian vegetation. 


- Can be effectively treated by applying appropriate remedial treatment such as 
pruning of branches, pruning of roots and removal of deadwood or by other 
appropriate action as recommended by an arborist. 


- Is listed under the provisions of the Threatened Species Conservation Act 
1995. (Listed as a threatened species, is habitat to a threatened species or is 
part of a threatened ecological community). 


Note: Council may refuse an application to remove a tree(s) but may give 
conditional consent for the appropriate remedial “branch or root pruning” for that 
tree(s). 


3. An application to remove a tree may be consented to by Council if the tree: 


- Has sustained severe damage, e.g. from wind, lightning, flood or impact from 
a vehicle, and cannot respond to remedial treatment.  


- Causes or is likely to cause structural damage to property including any 
building or pipeline, only if the damage cannot be contained by appropriate 
pruning of the tree’s roots and installation of a root barrier. 


- Is causing an allergic reaction in any local resident, and the reaction has been 
certified in writing by a medical allergy specialist. 


- Causes considerable overshadowing to dwellings (restricts potential sunlight 
penetration to habitable rooms to under three hours per day).  


- Obstructs the line-of-sight for motorists and presents dangerous traffic 
conditions. 


- Is essential to mitigate a fire hazard.  


- Is dead, dying, or has become dangerous. 


4. Applications for trees that have Aboriginal markings and/or constitute an item of 
Aboriginal significance shall be referred to the NSW Department of Environment 
and Climate Change (DECC).  Intensive management options such, as fencing or 
buffer provisions will be considered to ensure adequate preservation. 


5. Any pruning shall be undertaken in accordance with AS 4373/2007 – Pruning of 
amenity Trees. 


6. All existing indigenous trees shall be retained or replaced.  Where approval is given 
to remove trees, appropriate replacement planting will be required. 


7. Significant trees that are identified as having habitat value shall not be relocated 
or removed. 
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3. Landscaping and Incorporation of Existing 


Trees 


Applies to 


This section applies to land, which will need to provide landscaping or retain existing 
trees as part of a development. 


Background  


Vegetation is an integral part of the environment, with the type and quantity of 
vegetation provided being one of the key influences in determining the quality and 
character of Liverpool’s urban and rural environments.  Many urban and even rural 
environments have been largely cleared of trees and shrubs.  The provision of 
landscaping is a step to reintroduce vegetation into these environments in a way that 
complements the built environment.   


Landscaping provides visual interest and amenity, provides recreation areas, and 
assists in managing the climate of the built environment. The use of existing 
vegetation assists with the provision of landscaping.  In particular native trees in 
urban and rural environments have many valuable functions:  


- Soften the visual impact of large-scale developments and increased densities. 


- Assist in managing the climate of the built environment. 


- Supports native plants and animals by providing habitat. 


- Add to aesthetic and environmental values. 


- Serve as a natural screen to the sun, wind and noise.  


Good design recognises that landscape and buildings operate together as an 
integrated system, resulting in greater aesthetic quality and amenity for the 
occupants, neighbours and the public domain.  Landscape design builds on the 
existing site’s natural and cultural features to contribute to a development’s positive 
relationship to its context and site.   


Objectives  


a) Promote landscape planning and design as part of a fully integrated approach to 
site development.  


b) Assist in improving the climate of the local environment. 


c) Retain as many existing trees as possible. 


d) To provide habitat for locally indigenous plants and animals and contribute to 
biodiversity. 


e) To encourage landscaping that is appropriate to the natural, cultural, built and 
heritage characteristics of its locality. 


f) Improve the amenity of developments and adjoining areas by ensuring proposals 
adequately complement the proposed building forms and surrounding streetscape.   


g) Ensure that the proposed landscape designs provide functional attributes such as 
privacy, shade and wind protection, while discouraging the opportunity for crime 
and vandalism. 







Liverpool Development Control Plan Landscaping and Incorporation of Existing Trees 


Part 1  14 


3.1 Retention of existing on site trees 


Controls 


1. Existing trees and native vegetation are to be retained, protected and 
incorporated into the development proposal. This is particularly important for 
vegetation which forms part of a ridgeline tree canopy and in foreshore and 
riparian areas (with the exception of weed species). 


2. Prior to the commencement of the design of a development existing trees should 
be identified.  The design of a development should consider options to retain 
existing trees.   


3. Existing indigenous trees within any building setback should be retained where 
possible, as an integral component of the site’s landscaping, and to protect local 
habitats. 


4. It is important that all plans accompanying the development application including 
engineering and hydraulics plans are consistent with the landscape plan. This is 
particularly important where trees are to be retained. For example storm water 
lines and excavation should not be within the drip line of trees to be retained. 


Note: Where trees are located outside the normal building envelope for a 
development, Council will give particular attention to the retention of those trees. 


The following shows some ideas for retention of existing on site trees. 


 


 
 


Figure 1 Retention of trees 


3.2 Retention of existing street trees 


Controls 


1. Prior to the commencement of the design of a development existing street trees 
should be identified.  The design of a development should consider options to 
retain existing street trees.   


2. The design and location of access driveways should wherever possible be 
located to avoid removal of any existing street trees.  
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3.3 Protection of existing trees during construction 


Controls 


1. Trees nominated for protection must be enclosed within a 1.8m high protection 
fence that is installed to conform to a Tree Protection Zone (TPZ) that is consistent 
with current Arboriculture industry standards.  


2. A report which outlines the condition, dimensions and species of existing trees 
contained within a development site is to be included as part of any development 
application documents and is to be accompanied by a Tree Retention Management 
Plan which shows the dimension of any proposed TPZs and outlines any other 
protection/enhancement methods that are appropriate to encourage the viable 
retention of trees.  


3. All reports pertaining to trees on development sites are to be prepared by a suitably 
qualified person. 


3.4 Landscape Specifications 


Controls 


1. Landscape planting should be principally comprised of native species to provide 
an integrated streetscape appearance.  Species selected in environmentally 
sensitive areas should be indigenous to the locality. However, Council will consider 
the use of deciduous trees in small private open space areas such as courtyards 
for control of local microclimate and to improve solar access.  Environmental and 
noxious weeds in Liverpool shall not be used in the landscape design 


2. The landscaping shall contain an appropriate mix of canopy trees, shrubs and 
groundcovers.  Avoid medium height shrubs (0.6 – 1.8m) especially along paths 
and close to windows and doors. 


3. Landscaping in the vicinity of a driveway entrance must not obstruct visibility for 
the safe ingress and egress of vehicles and pedestrians. 


4. Trees, which are planted around high use facilities such as car parking areas, 
children’s, play areas and walkways should have clean trunks to a height of 1.8m. 


5. All topsoil used shall be sourced from a recognized commercial topsoil supplier.  
Site topsoil will only be considered suitable where the material has a high organic 
content.  The consultant shall inspect and approve all top soiling prior to 
commencement of planting and application of mulch.  An imported light and free 
draining topsoil mix is to be used in all planters. 


6. The following minimum topsoil and mulch depths are to apply: 


- Garden beds     300mm 


- Turfed areas     100mm 


- Planters on structure    750mm 


- Mulch over garden beds       75mm 


7. Trees shall be planted well clear of underground services or overhead wires.  Trees 
shall be planted in general accordance with the following minimum distances from 
buildings: 


- Small trees less than 6m mature height  2m 


- Medium trees 6 – 15m mature height  3m 


- Large trees more than 15m mature height 4m 


Refer to Appendix 2 for the Preferred Species.  
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8. To maintain tree health, all trees in lawn areas are to have a 75mm deep x 1m diameter 
layer of mulch around its base.  The mulch layer is to be reduced in depth directly 
around the base of the stem to form a shallow watering dish.  The tree is to be staked 
well clear of the root ball and tied using Hessian ties as required. 


9. All approved landscaping must be maintained at all times to the satisfaction of Council. 


10. All trees are to be planted at not less than 45 litre pot size. 


11. Use low water/low maintenance plant selection by selecting drought tolerant species.   


12. Applicants need to demonstrate that plant selection is suitable for the particular soil 
type of the site and comply with any site constraints such as Bushfire Prone Land.   


13. Where possible, all landscaping designs should incorporate permeable paving options. 
Permeable paving includes the use of porous paving units, ornamental gravel and 
paving on a compacted sand bed.  Permeable paving ensures that air and water is 
made available to tree roots while providing a safe and stable pedestrian surface and 
around trees. Benefits include:  


14. Ensuring that air and water are available to tree roots to ensure healthy and secure 
growth.  


15. Assisting in the protection of established trees where the root system extends beyond 
the drip line. 


16. Reducing the amount of surface water runoff entering the stormwater system. 


17. Maintaining the existing natural drainage patterns.  


18. All landscaping should consider soil salinity.  Sites identified as having moderate to 
high levels of salinity shall incorporate the following measures in the landscape plan:  


19. Selection of salt tolerant plant species (generally natives).  


20. Use mulch in all gardens beds.  


21. Minimise large areas of lawn, as this requires large quantities of irrigation.  


22. Use “water-wise” garden and landscape design. 


23. Plant large native trees and shrubs. 
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4. Bushland and Fauna Habitat Preservation 


Applies to 


 


This section applies to: 


a) All land, which contains or is adjacent to bushland. 


b) All land that contains known or potential habitat for threatened species, populations 
or communities.  


c) Any Land zoned: 


- W1 – Natural Waterways 


- SP1 – Drainage 


- Land shown on the Environmental Significant Land Maps of the Liverpool LEP 
2008. 


- E2 – Environmental Conservation 


- E3 – Environmental Management 


- Any land under the definition of a waterbody in the Liverpool LEP 2008. 


d) Development that has potential to directly or indirectly destroy or adversely affect 
bushland. 


Background  


Bushland provides a variety of positive values to an urban area, including education, 
conservation, scientific and aesthetic values. It consists of native groundcovers, shrubs 
and trees that combine to produce a community that provides habitat for fauna. In many 
areas only a small number of native species remain and their health and existence are 
increasingly threatened by urban development.  


As well the positive contributions at a local level to the urban and rural environments, 
bushland preservation contributes to total catchment health and preservation of 
biodiversity.  


Objectives  


a) To protect and manage natural assets in association with the development of land. 


b) To conserve the natural heritage of Liverpool. 


c) To maintain and improve the amenity and scenic qualities of Liverpool. 


d) To maintain and enhance the biodiversity and natural ecology of Liverpool. 


Controls 


1. Bushland, particularly that identified as a threatened community or habitat for a 
threatened species shall be substantially retained and incorporated within a 
development.  Clearing of bushland in association with any development shall be 
limited to the extent necessary to facilitate the safe and orderly use of the land. 


2. Where impacts on threatened biodiversity are unavoidable, offsetting utilising the 
NSW Government BioBanking Scheme will be required where practicable.   


3. Where bushfire management measures are required that involve clearance or 
alteration to bushland, details of proposed measures shall be submitted. Clearing 
for the purposes of bushfire management involving a substantial loss of bushland 
shall not be permitted. 


4. Prior to the commencement of the design of a development, existing bushland and 
fauna habitat should be identified. The design of the development should consider 
retention of this bushland and fauna habitat. 
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5. Development shall not adversely impact on the long term viability of bushland.  
Existing connectivity and contiguity of bushland stands and fauna corridors shall 
be retained. 


6. Where a proposal is likely to adversely impact on bushland, a Vegetation 
Management Plan (VMP) for the conservation of the bushland shall be submitted. 
The VMP shall be undertaken in accordance with pertinent NSW Office of Water 
Guidelines.  


7. Any imported soils and/or mulches used shall be purchased from an appropriate 
supplier and be free of contaminants, seeds, propagules of weeds and undesirable 
species.  Mulch shall not be used on flood liable land and/or areas where it is likely 
to be washed away. 


8. Any proposed re-vegetation shall: 


- Augment remaining bushland. 


- Consist predominately of species which occur naturally on the site or are of 
local provenance. 


- Reflect the structure of natural bushland. 


- Be undertaken in accordance with a vegetation management plan which forms 
part of the consent. 


9. Any proposed re-vegetation, seed collection and weed removal to be undertaken 
as part of the implementation of the approved vegetation management plan shall 
be undertaken by an appropriately qualified and licensed bushland restoration 
contractor. 


10. Council may require measures to restrict access to bushland areas where it 
considers necessary, to ensure the conservation of bushland.  


11. A flora and fauna assessment is required where a site is identified as containing 
native vegetation or habitat for threatened flora or fauna. The flora and fauna 
assessment shall consider all impacts associated with the development on the 
habitat, including the impacts of APZ’s and water management practices. Flora and 
Fauna Assessments should be prepared in accordance with pertinent NSW Office 
of Environment and Heritage survey and assessment guidelines. The assessment 
must be prepared by a suitably qualified person.  


.
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5. Bush Fire Risk 


Applies to 


This section applies to: 


1. Land identified as being Bushfire Prone Land or designated as Bushfire Prone 
Lands Buffer Zones on Liverpool City Council Bushfire Prone Land Maps. 


2. All land that requires bushfire hazard reduction (burning). 


Background  


The desire to live close to nature means that many homes are built in areas that are at 
risk of bush fire. The NSW Rural Fire Service advises that 80% of homes destroyed by 
bushfire are built within 100m of bushland. 


Council maintains many areas of bushland and reserves systems.  As development 
continues to expand throughout the southwest there is an increasing number of 
developments encroaching or in close proximity to areas of bushland and are 
subsequently placed at bushfire risk.   


Adequate planning and construction provisions need to be implemented and 
maintained to ensure the protection of developments in bushfire prone areas.  Bushfire 
hazard maps have been developed by Bush Fire Risk Management Committees to 
assist in identifying areas of low, moderate and high bushfire hazard, based upon the 
surrounding vegetation and topography of the area.  


It should be noted that despite planning and construction provisions to protect 
developments from bushfire risk, these would not guarantee the lifetime safety of the 
development though it will assist in minimising the severity of the risk. 


Objectives  


a) To reduce the possible loss of life or property in the event of a bushfire and provide 
a safer environment.  


b) To ensure that development in bushfire prone areas is accessible by emergency 
services at all times. 


c) To ensure that development in bushfire prone areas is designed to enhance the 
survivability of the building and is prepared for its defence in the event of a bushfire. 


d) Implement an ongoing maintenance regime to manage surrounding vegetation and 
asset protection zones to reduce possible bushfire fronts and protect the 
development. 


e) To ensure that Asset Protection Zones (APZ) do not have a significant impact upon 
biodiversity. 


Controls 


1. Construction of single dwellings on or adjacent to bushfire prone land is to be 
carried out in accordance NSW Rural Fire Service’s Single Dwelling Application 
Kit.  


2. All development shall comply with provisions of the Rural Fires and Assessment 
Act 2002 and Planning for Bushfire Protection 2006.  


3. Asset Protection Zones shall be provided within the boundary of the land on which 
a development is proposed but may include public streets located between the land 
and bushland.   


4. Development controls which shall be addressed to ensure bushfire risk is reduced 
include the following. 
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- Clearing for the purposes of bushfire management shall not be permitted 
where loss of bushland is deemed to be unacceptable by Council in terms of 
quantitative and qualitative aspects.   


- Where development requires bushfire management measures involving 
clearance or other alteration to bushland, details of proposed measures shall 
be submitted with a development application. 


- Asset Protection Zones are to be placed primarily within the Residential zones. 
APZs shall not be located on land in the E1, E2 or E3 zones, particularly where 
altering these lands to create an APZ may conflict with the LEP objectives. Key 
aspects of an APZs are illustrated below.  


5. The key components of APZs are illustrated below in Figure 2. 


Figure 2 Key Components of an APZ (NSW Rural Fire Service 2002) 


6. The APZs are to be placed as restrictions on the burdened allotments. No habitable 
or storage structures are permitted within those zones. Developments permitted in 
these zones include cycleways, footpaths, children’s playgrounds and gas 
barbeques. 


7. APZs shall be combined with active recreational uses where possible.  


8. APZs may be landscaped with native grassland species that occur naturally on the 
site or on surrounding lands. 


9. Minimal quantities of combustible materials shall be stored within inner protection 
zone. 


10. New subdivisions in bushfire interface areas shall include a perimeter road. 


11. A perimeter fire trail instead of a perimeter road may be acceptable where: 


- The perimeter fire trail is located on an east facing slope. 


- A small subdivision is being added to an existing urban area, where the pattern 
of development does not allow for a perimeter road. 


- Adequate arrangements are provided for ongoing maintenance of the 
perimeter trail. 


12. Development shall be located to minimise the risk of loss of life and property from 
bushfire. 


13. Development applications relating to land identified on the Bushfire Prone Land 
Map shall be accompanied by a bushfire hazard assessment report prepared by a 
suitably qualified professional. 


14. Any development in a bushfire interface area shall not reduce the effectiveness of 
any existing APZ. 
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15. The APZ shall be located and designed to allow ongoing maintenance to be readily 
carried out by the responsible landowners or occupiers. 


16. Hazard reduction (burning or mechanical) proposals shall be in accordance with 
the Liverpool Bush Fire Risk Management Plan and the Bush Fire Environmental 
Assessment Code.  Landowners wishing to undertake hazard reduction shall 
contact the NSW Rural Fire Service (NSWRFS) for any requirements.  Applications 
to undertake hazard reduction will be assessed by the NSWRFS.   


17. Guidelines for hazard reduction include: 


- As far as possible, the frequency, time of year and intensity of any hazard 
reduction burning in native vegetation is to approximate the natural regime. 


- Periodic weed monitoring and control shall be undertaken after bushfires and 
hazard reduction burning, and appropriate action taken as necessary. 


- All Asset Protection Zones shall be provided within the boundary of the subject 
land. National Parks, Crown Reserves, water catchments, easements, Council 
managed reserves and riparian corridors shall not be considered as part of 
Asset Protection Zones. 
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6. Water Cycle Management 


Applies to 


This section applies to all developments, which involve additional buildings or hard 
surface areas.   


It does not involve on site disposal of sewage.  Refer to Section 15 – On Site Sewage 
Disposal.  


Background 


Stormwater has the potential to cause loss of life, serious property damage, erosion 
and sedimentation.  The management of stormwater is however part of a larger 
management of the water cycle.  This management not only includes managing 
stormwater events, the quality of rainwater runoff, erosion and sedimentation but also 
the use of rainwater to supplement reticulated water supplies.  The management of the 
water cycle has its impacts on the design of developments. 


Objectives  


a) To ensure that there is no adverse impact from stormwater runoff on downstream 
properties as a result of development in the catchment for all storm events up to 
and including a 100-year ARI event. 


b) To collect and use rainwater from roof tops to reduce town water consumption. 


c) To ensure adequate drainage is provided for developments. 


d) To protect properties from localised flooding. 


e) To prevent contaminated run-off from entering watercourses. 


f) To minimise erosion and reduce the volume of waste water entering waterways.  


g) To minimise sedimentation and pollution in waterways and drainage systems. 


h) To maintain and enhance the quality of natural water bodies such as creeks, rivers 
and groundwater. 


i) To reduce cost of providing and maintaining water infrastructure. 


h)  


6.1 Gravity Drainage to Council’s drainage system 


Applies to 


This sub-section applies to development, which drains to a drainage system 
constructed by or on behalf of Council.  This includes drainage to the pipe system, 
constructed drains, detention basins and constructed swales. 


Controls 


Stormwater runoff shall be connected to Council’s drainage system by gravity means.  
Mechanical means (i.e. pump) for disposal of stormwater runoff will not be permitted 
except for basement car parks.  Charged systems will not be permitted. 


Pumped stormwater including seepage water from basement carpark shall be disposed 
by providing appropriate infiltration system within the site or shall be connected to the 
nearest stormwater pit. Pumped water is not permitted to connect to kerb of the street. 
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Easements to drain stormwater 


1. The acquisition of drainage easements over downstream properties will be 
required where direct access is not possible to Council’s drainage system (i.e. 
street kerb and gutter, piped system or open channels and watercourses).   


2. All costs associated with the value of land and easement creation are to be borne 
by the developer. 


3. Written consent for the piping and acquisition of an easement is to be obtained 
from adjoining owners and provided to Council at the time of lodging the 
Development Application.  Inability to provide a gravity stormwater drainage 
system and easement to drain water in favour of the development site will prevent 
the granting of Development Consent.  Creation of easement(s) shall be completed 
prior to the issue of the Construction Certificate. 


4. Where negotiations between a developer and a downstream property owner have 
failed to obtain an easement, an easement may be granted via the Land and 
Environment Court. 


5. Exception to acquiring an easement may be given for sites that do not drain to the 
street, only where extensions to an existing residential building or replacement of 
an existing house or dual occupancy is proposed, and genuine attempts at 
acquiring a downstream easement have failed.  Written documentation of these 
attempts, including reasonable financial consideration, must be included for any 
application for exemption.  If an exception is granted an alternative drainage 
system may be considered by Council. 


Stormwater Drainage Concept Plan (SDCP) 


For developments that require construction of stormwater drainage, a SDCP shall be 
submitted with the Development Application demonstrating the feasibility of the 
proposed drainage system within the site and connection to Council’s system.  Early 
consultation between engineers and architects is required to reduce possible conflicts 
in the final plan. 


Visual impact 


All drainage structures and storage areas are to be designed to be visually unobtrusive 
and sympathetic with the environment.  This requirement is necessary to help ensure 
that future occupants do not adjust or remove facilities for aesthetic reasons without 
understanding the functional impact of such actions. 


Surface flow Paths 


1. Surface flow paths, including the provision of an emergency overflow to cater for 
blockage of the system or flows in excess of the 100-year ARI storm flow must be 
provided.    


2. The flow route must be capable of carrying the flows generated by a 100-year ARI 
storm with a freeboard of 300mm to the adjacent habitable floor levels of the 
development site and adjoining properties. 


3. Development must not cause any adverse impact on adjoining or any other 
properties.  This includes maintaining surface flow paths and not increasing water 
levels in these flow paths. Diverting flows from one catchment to another will not 
be permitted. 


Runoff from adjacent properties 


Surface runoff from upstream properties shall not be allowed to enter OSD systems. 
On Site Detention systems must not be located in overland flow paths, which convey 
catchment flows through the site. 


 


 


 







 


Liverpool Development Control Plan  Water Cycle Management 


Part 1 24 


Floor and Ground Levels 


All habitable floor levels are to be a minimum of 300mm and garage/non habitable floor 
levels to be a minimum of 150mm above the maximum design storage water surface 
level and flow path levels. 


On-Site Stormwater Detention  


1. On-Site Detention (OSD) systems provide temporary storage of stormwater runoff 
from developments and restrict discharge from the site at a rate which council’s 
existing drainage system is capable of accommodating.   


2. OSD may only be used where:  


- The existing or proposed stormwater pipe system that is unable to cater for the 
increase in discharge due to development. 


- The development will involve an increase in impervious area on the site. 


- It is intended to connect stormwater directly to the street kerb and gutter only 
and the discharge exceeds 20 litres per second for the 10-year ARI. 


3. OSD will not be required where: 


- The increased discharge for all storms up to and including a 100-year ARI can 
be accommodated by the existing stormwater pipe system. 


- A building addition or internal alteration is within the footprint (plan area) of the 
existing building. 


- The additional impervious surfaces (e.g. roof, driveway, paving) total is less 
than 30sqm in plan area. (NOTE: the designer is advised to confirm with 
council engineer first to ensure the cumulative total of previous and future 
additions still remain less than 30sqm, otherwise OSD will apply). 


- The sub-division of an existing development does not change the buildings or 
the impervious areas of the site. 


- Sites substantially inundated by flooding. 


- The development contributes funds to a major basin strategy that mitigates the 
impact of the increased impervious area and there are no other local drainage 
issues requiring OSD. 


4. Calculations shall account for the total development site area.   


Refer to Council’s On Site Stormwater Detention Policy and Design Specification. 


6.2 Gravity drainage to a creek system 


Applies to 


This sub-section applies to development, which drains to a natural creek or river.  It 
does not apply to development, which drains to a constructed swale or other similar 
drainage work. 


Controls 


All buildings shall be setback a minimum of 40m from the top of the bank of a creek or 
river, subject limitations imposed by flooding or Foreshore Building Lines. 


Nutrient loading/effluent 


Depending on the proposed use there may be a need to provide a permanent water 
quality basin to minimise any contaminated runoff.  


Erosion protection of creek banks 


All outlet structures discharging to a creek system shall provide scour protection and 
energy dissipaters. 
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Figure 3 Discharging to a creek system 


For more information on water cycle management please refer to Council’s Stormwater 


Design Specification.  
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6.3 Gross Pollutant Traps 


Applies to 


This sub-section applies to: 


a) Development on land within a Business or Industrial zone. 


b) Development on private land that includes the construction of car parks or other 
significant impervious areas where there is a potential for the generation of gross 
pollutants. 


c) Locations where gross pollutant traps are required elsewhere in this DCP 


Background 


Stormwater runoff has the potential to mobilise significant quantities of gross pollutants 
or sediment from a development and deposit this pollution in local waterways.  This 
pollution can significantly impact on waterways in terms of aesthetics, damaging plants, 
destroying the environment / habitats and introducing chemical water quality pollutants. 


Objectives 


a) To prevent the transportation of gross pollutants and sediment from a site by 
stormwater runoff during the operational stages of a development. 


b) To install gross pollutant traps or utilise equivalent water sensitive urban design 
treatment train prior to discharge of stormwater from a site. 


c) To require developments to capture or prevent the generation of gross pollutants 
and sediment on site and at their own cost. 


d) Ensure that any gross pollutant traps on Council land are installed in accordance 
with a master plan or water cycle management plan to the satisfaction of Council. 


Controls 


1. A minimum of one gross pollutant trap shall be required between the last 
downstream stormwater pit or pollution source and prior to discharge from the site. 


2. Gross pollutant traps shall not be located within the banks of watercourses or within 
riparian zones. 


3. Where a valve is required to isolate a site during a pollution spill, consideration 
shall be given to the location of the valve in relation to gross pollutant traps. 


4. The design of the gross pollutant trap shall comply with Council’s drainage design 
specifications. 


5. Details of the proposed gross pollutant trapping system, performance and 
compliance with Council’s drainage design specifications shall be included in the 
Stormwater Drainage Concept Plan. 


Note: The impact of the device and cleaning activities on adjacent areas shall be 
considered. 


6.4 Stormwater Runoff Quality 


Applies to 


This sub-section applies to residential development on sites up to 2000sqm, except for 
development applications for single dwelling houses and dual occupancy housing. 


Background 


Waterbodies in urban or agricultural areas usually, suffer from decreased water quality.  
This adversely impacts on the biodiversity of the waterbody and the use of 
watercourses by humans. 
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Objectives 


a) To ensure that stormwater runoff is of suitable quality to protect the aquatic 
ecosystems of waterbodies within Liverpool and downstream receiving 
catchments. 


b) To protect the aquatic environment of the Georges River catchment and the 
Hawkesbury Nepean River catchment. 


c) To maintain and enhance freshwater and estuarine ecosystems, including 
biodiversity, relative abundance and ecological processes. 


Controls 


1. The post development stormwater runoff quality shall be improved to achieve the 
following reduction targets when compared to pre development levels: 


 45% reduction in the baseline annual pollutant load of total nitrogen (TN); 


 65% reduction in the baseline annual pollutant load of total phosphorus 
(TP); 


 85% reduction in the baseline annual pollutant load of total suspended 
solids (TSS); and 


 90% reduction in the baseline annual pollutant load of litter and vegetation 
larger than 5mm, through provision of GPT. 


1. The post development water quality shall be reduced to the following targets when 
compared to pre development water quality: 


- 45% reduction in the mean annual load of total nitrogen. 


- 45% reduction in the mean annual load of total phosphorus. 


- 80% reduction in the mean annual load of total suspended solids. 


2.1. In the case of areas were council has adopted a master plan or in Part 2 specifying 
water quality targets, the requirements of those documents shall be utilised in 
preference to the targets listed above. 


3.2. In the case of green field developments where Council has not adopted a master 
plan or  is not included in Part 2 of the DCP specifying water quality targets the 
above targets shall be utilised by comparing post development water quality with 
that of a conventional stormwater drainage design without water quality treatment 
for an urbanised development. 


6.5 Stormwater Quality Management  


Applies to 


This sub-section applies to the following development applications.  


a)  Residential development greater than 2,000sqm; 


b) Commercial, retail, industrial, and / or mixed use development involving new or 
additional gross floor area of greater than 100sqm; and 


c) Any development that involves the construction or designation of 10 or more 
uncovered car parking spaces. 


Background 


The Liverpool Local Government Area (LGA) is traversed by two major river systems, 
the Georges River and the Nepean River, and many of their tributary creeks and 
waterways systems. Waterways are under pressure from past and ongoing 
developments, catchment disturbance and hydrological modification, land use 
transformation and large-scale vegetation changes. Stormwater runoff has the 
potential to mobilise significant quantities of gross pollutants and sediments as well as 
nutrients from a development site and dispose into the local waterways.  These 
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pollutants will have significant adverse impact on the aesthetics and ecological health 
of waterways and the riparian corridor.  


In June 2016, Council adopted the Water Management Policy that aims to integrate 
and coordinate Council’s water management initiatives to achieve its strategic target to 
improve ecological health of all waterways within the LGA. The Policy seeks to provide 
a proactive response to the development pressures and aims to protect the aquatic 
ecosystems, the water resources and minimise the impacts of urban development to 
the urban water cycle through the necessary improvements to the quality of stormwater 
discharged to the waterways. 


The Policy requires the design and construction of water quality improvement devices 
considering a sequence of water quality treatment train to effectively improve water 
quality to desirable level while also offering substantial short and long-term ecological, 
environmental, and economic benefits. The water quality treatment train generally 
comprises of gross pollutant traps (GPT), bio retention basins, bio swales and 
raingardens.  


The GPTs provide the primary treatment to stormwater runoff that use physical 
processes to capture and retain gross pollutants such as litter and coarse sediment 
from stormwater runoff. The fine sediments are removed and chemical pollutants are 
treated through the provisions of bio swales, raingardens and bio retention basins.  


 


Objectives 


The objectives of the stormwater quality management DCP provision is to provide 
necessary control to set standards for post development stormwater runoff in a way 
that: 


a) Ensures a holistic and coordinated catchment based approach across all areas of 
Council in managing water;  


b) Enables achievement of Council’s water quality targets for its major creeks and 
rivers;  


c) Ensures that stormwater runoff is of suitable quality to protect the aquatic 
ecosystems of receiving waterbodies and downstream catchments;  


d) Harvest rainwater and urban stormwater run-off for use where appropriate; 


e) Maintains and enhances freshwater and estuarine ecosystems, including 
biodiversity, relative abundance and ecological processes; 


f) Control hydrological impacts of development on receiving surface and ground 
water systems by controlling the frequency, magnitude and duration of flows to 
preserve, as far as practicable, pre-development groundwater and surface water 
regimes and interactions; and 


g) Promotes community participation to encourage source control to reduce pollutants 
reaching its major creeks and rivers. 


Controls 


1. The post development stormwater runoff quality shall be improved to achieve the 
following reduction targets when compared to pre development levels: 


 45% reduction in the baseline annual pollutant load of total nitrogen (TN); 


 65% reduction in the baseline annual pollutant load of total phosphorus 
(TP); 


 85% reduction in the baseline annual pollutant load of total suspended 
solids (TSS); and 


 90% reduction in the baseline annual pollutant load of litter and vegetation 
larger than 5mm, through provision of GPT. 
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2. Developments that this subsection applies to, including residential development of 
land area greater than 2,000m2, are to submit a stormwater quality management 
assessment demonstrating that necessary water quality improvement targets are 
achieved.  


 


The stormwater quality management assessment is to be prepared by suitably qualified 
professionals with experience in water sensitive urban design (WSUD).  Water quality 
modelling is to be undertaken with the Model for Urban Stormwater Improvement 
Conceptualisation (MUSIC) model in accordance with the Liverpool City Council 
WSUD Technical Guideline.  


The documentation required to be submitted include is required to meet the following 
requirements: 


a) Water quality treatment works shall be designed using MUSIC modelling 
software and the water quality treatment system performance shall be verified 
using Council’s MUSIC link. 


b) Details of MUSIC modelling, with the MUSIC parameters and assumptions. 


c) Copy of the MUSIC model used for the assessment  


d)b) Plans showing details of the water quality treatment devices including gross 
pollutant traps (GPT), bio-retention basins, bio swales and rain gardens.  


e)c) Analysis showing the least present value cost option is considered through the 
lifecycle cost assessment of all possible alternative options. The lifecycle cost 
assessment shall consider capital cost and ongoing operation and 
maintenance cost of the treatment system for minimum of 20 years.  


6.6 Sewage Treatment Plant 


Objectives 


a) To ensure that development near the sewage treatment plant does not encroach 
on the buffer zoning.  


Controls 


1. Development within 400m of the Scrivener Street Sewage Treatment Plant needs 
to be referred to Sydney Water for assessment. 


6.7 Environmental Flows 


Applies to 


This sub-section applies to all development except for development applications for 
dwelling houses, semi detached dwellings, attached dwellings and dual occupancy 
housing. 


Background 


Urbanisation of catchments can increase the frequency and size of smaller stormwater 
runoff events.  This has a significant impact on channel morphology, bed and bank 
stability as well as significantly influencing aquatic ecosystems.  Furthermore, 
excessive harvesting of stormwater may reduce the water available to support aquatic 
ecosystems. 


 


Objectives 


a) To ensure that development does not adversely impact on flow patterns from that 
of a natural undeveloped catchment. 


b) Prevent bed and bank erosion and instability of waterways. 
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c) Provide sufficient environmental flows to support aquatic environments and 
ecological processes. 


Controls 


1. The peak runoff for the 1-year ARI post development does not exceed that of an 
undeveloped catchment. 


2. The peak runoff for the 1-year ARI post development is not less than 50% from that 
of an undeveloped catchment. 


6.8 Water Conservation 


Applies to 


This section applies to all development involving the use of water. 


Background 


Building design can contribute to environmental sustainability by integrating measures 
for improved water quality and efficiency of use. Water can be conserved in a number 
of ways, including; reducing water demand from the mains and re-using water, which 
would otherwise be lost as run off or waste water. 


By integrating water use efficiency, water collection and water reuse measures into 
building and associated infrastructure design development can contribute to 
environmentally sustainable outcomes. 


All mains water is treated to drinking water standard.  However, only about 1% of 
domestic water consumption is actually used for drinking. 


Uses such as toilet flushing, laundry and outdoor uses do not require water to be 
treated to such a high standard. Such uses can be satisfactorily supplied using 
rainwater collected from roofs and stored in tanks. Benefits include significant water 
cost savings and substantial reductions in stormwater discharges. 


Objectives 


a) To reduce per-capita mains consumption of potable water. 


b) To harvest rainwater and urban stormwater runoff for use. 


c) To reduce wastewater discharge. 


d) To capture, treat and reuse wastewater where appropriate. 


e) To safeguard the environment by improving the quality of water run-off. 


f) To ensure infrastructure design is complementary to current and future water use. 


Controls 


Residential 


New dwellings, including a residential component within a mixed-use building and 
serviced apartments intended or capable of being strata titled, are to demonstrate 
compliance with State Environmental Planning Policy – Building Sustainability Index 
(BASIX). 


Non-Residential 


1. A comprehensive Water Management Plan must be submitted with all non-
residential development to address the following criteria.  


2. Installed water fixtures (shower heads, taps, toilets, urinals, etc) must be Wells 3 
Star or better rated.  


3. Installed appliances (dishwashers, clothes washers etc) are to be Wells 3 Star or 
better rated with respect to water use efficiency. Demonstrate, if necessary, how 
these requirements will be achieved for replacement appliances, appliances not 
installed at construction, or bought in by occupants following construction.  
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4. Install stormwater runoff control, capture and reuse, including water quality 
management in accordance with Council guidelines.  


5. Select water efficient plants and/or, indigenous vegetation for landscape in 
accordance with Council’s recommendations. 


6. Use non-potable water for watering gardens and landscape features.  


7. For development of more than $1 million construction cost, consideration of 
separate pipe-work for the utilisation of recycled stormwater for non-potable 
purposes should be considered. 


8.  Submit operating details for swimming pools and water features including filling, 
draining and maintenance activities. Covers must be included in the building design 
and operational aspects of swimming pool installations. 


9. Any development that contains a rainwater tank must  satisfy the following criteria:  


 Rainwater is to be sourced only from roof structures via a tank storage 
system, the tank capacity, or combined tank capacity, must be at least 
5,000L. 


 Tanks may be connected to toilets and garden/outdoor taps (the common 
tanks in residential flat buildings are to be connected to common outdoor 
taps only).  


 Tanks may be connected to laundry taps with suitable filters, the system is 
to be fitted with an effective first flush device for removing roof surface 
contamination.  


 The system must contain a facility for periodic desludging. 


 Tanks must be connected to main water to top them up during times of low 
rainfall with supplemental inflow not taking places until the tank is 80% 
empty. 


 Alternatives to the above water savings methods can be presented to 
Council and they will be assessed on merit.
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7. Development near a Watercourse 


Applies to  


This section applies to: 


a) Development within 40m of a watercourse, creek or river except where separated 
from the watercourse, creek or river by land in an 


- RE1 – Public Recreation zone ,  


- E2 – Environmental Conservation zone,  


- E3 – Environmental Management zone or  


- W1 – Natural Waterways zone. 


b) Development that may impact upon, bed, banks or stream flow of a watercourse. 


c) Development, which involves removal of riparian vegetation. 


Background 


Waterfront areas are often compromised due to lack of awareness and planning 
resulting in degradation of their environmental value. 


Waterfront areas, including riparian zones represent the interface between land and 
watercourses. These areas are continually under threat from development pressures. 
These pressures have the potential to trigger the following impacts: 


- Increases in sedimentation; 


- Modification of flow regimes; 


- Destruction of riparian vegetation;  


- Visual impacts; 


- Bank instability; 


- Loss of biodiversity through destruction of habitat. 


Waterfront areas are significant in ensuring protection of the aquatic environment 
through their role in acting as a bio-filter to reduce polluted surface runoff, excessive 
sedimentation and erosion. Therefore it is important to ensure that adequate controls 
are in place to maintain and enhance the environmental significance of these areas. 


Objectives 


a) To protect, restore and maintain ecological processes, natural systems and 
biodiversity in wetlands and waterfront areas. 


b) To maintain watercourse bed and bank stability. 


c) To minimise sedimentation and pollution of watercourses and wetlands. 


d) Ensure conservation and long term maintenance of existing native vegetation in 
waterfront areas. 


e) To maintain lateral connectivity between waterways and riparian vegetation.  


f) To protect the visual amenity of the water and land interface.  


Controls 


1. If any works are proposed near a water course, the Water Management Act 2000 
may apply, and you may be required to seek controlled activity approval from the 
NSW Office of Water. Please consult with the NSW Office of Water regarding your 
proposal. Section 4 Bushland and Fauna Habitat Preservation of this DCP should 
also be addressed when pertinent.  
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8. Erosion and Sediment Control 


Applies to 


This section applies to all development, which may involve: 


a) Clearing, levelling, shaping, excavation of the existing soil surface and or 
vegetation on any site or the placement of any material stockpiles on that site; 


b) Placement of any fill upon a site; and 


c) Changes in the rate and or volume or course of runoff entering a waterbody, or 
overland flow. 


Background 


The excavation of land removes ground cover and often results in stockpiling of loose 
soil.  This has the potential to create erosion of soils on site and sedimentation 
downstream from a development site.  The sedimentation can result not just on 
adjoining land or streets but on creek and river systems quite some distance away.  
The impact on the ecosystem of creeks and rivers can be very significant. 


Objectives  


a) To avoid soil erosion through the use of effective erosion and sediment control 
measures both during and following any works. 


b) To reduce pollution by avoiding land degradation and disturbance of vegetation on 
site, hence reducing pollution impact to downstream areas and receiving waters 
and their ecosystem. 


c) To minimise costs involved in unblocking drains and water bodies, cleaning of 
roads and compensating for the loss of topsoil through improved sedimentation 
and erosion control. 


d) To improve water quality by reducing sedimentation.  


Controls 


1. The development application shall be accompanied by either a Soil and Water 
Management Plan (SWMP) or an Erosion and Sediment Control Plan (ESCP) as 
shown in Table 1.  


Table 1 Plans for stormwater soils management 


Plan Required Area of Disturbance 


ESCP Up to 2,500sqm 


SWMP Greater than 2,500sqm and/or where development consent is required.   


2. These plans shall be prepared in accordance with Managing Urban Stormwater 
Soils and Construction, also known as the Blue Book (current edition) produced by 
the NSW Department of Housing.  The plans should form part of the engineering 
design drawings and be documented in the construction plans. 


3. The SWMP and ESCP are to include the following: 


- A set of plans drawn to scale which show the layout of appropriate 
sedimentation and erosion control in accordance with the requirements of this 
DCP; 


- Outline of appropriate sedimentation and erosion control measures; 


- Proposed control of erosion and sedimentation shall be prepared by 
referencing and incorporating the requirements of Council’s Specification for 


Control of Erosion and Sedimentation. 
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4. The matters to be considered in the preparation of SWMP and ESCP are detailed 
in the “Blue Book”.  These include but are not limited to:  


- Slope and soil characteristics. 


- Conservation of topsoil and consideration of ecologically sustainable principles 
and measures. 


- Location and details of proposed control measures. 


- Control of stockpiles and re-use of material on site. 


- All weather access to the site. 


- Location of existing vegetation and vegetation to be removed. 


- Proposed method of protection of vegetation. 


- Water bodies, dams and other drainage structures. 


- Soil and water implications. 


- Re-stabilisation/revegetation details. 


- Construction site location/disturbed area boundaries. 


- Clean up of downstream sedimentation resulting from breach of erosion and 
sedimentation controls. 


- Order of works based upon construction and stabilisation of all culverts and 
surface drainage works at the earliest practical stage. 


- Proposed time schedules for construction of structures and implementation of 
control measures and details of proposed maintenance, inspection and 
corrective action. 


- Where practical, all runoff from areas up slope is to be diverted away from the 
disturbed areas.  Diverted stormwater should be discharged onto stable areas 
and should not be diverted into neighbouring properties unless written 
permission is obtained from the land owner(s).  Avoid directing stormwater 
towards the site’s access and egress. 


8.1 Sediment Basins 


Applies to 


This sub-section applies to development, which involves the provision of a sediment 
basin. 


Background  


The conversion of a sediment basin into a permanent water feature would significantly 
disturb any flora or fauna in and around the basin.  There would be a need to remove 
accumulated sediment.  Typical issues with retaining sediment basins include: 


a) Remobilisation of nutrients from sediment trapped during subdivision causing 
problems such as algal growth. 


b) Inappropriate design features such as bank treatments causing public safety 
issues as well as promoting growth and propagation of weeds. 


c) Inappropriate treatment train design promoting the accumulation of gross 
pollutants, weed infestation and algae growth. 


Objectives 


a) To ensure that temporary sediment basins are removed when no longer needed. 


b) To ensure that temporary sediment basins are constructed in a way that there is 
no long-term adverse environmental impact. 
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Controls  


1. A Sediment Basin shall not be retained as a permanent facility unless required by: 


- Part 2 of the DCP 


- Total Catchment Management Study 


- Floodplain Management Plan 


2. A Sediment Basin shall not be located within core riparian areas, land in public 
ownership or land that is intended to be transferred to public ownership. 


3. A Sediment Basin shall have no substantial impact on a natural water body or 
wetland. 


4. A Sediment Basin shall be designed and managed to prevent the establishment of 
native fauna within the basin. 


5. Any approval for the installation of a temporary basin must include approval for 
removal of that basin and site remediation. 


6. Any approval for the installation of a temporary sediment basin must include a plan 
outlining actions to be undertaken for removal of the basin and a timeline for its 
removal.  


7. Suitable fencing shall be installed and maintained to prevent persons from gaining 
access to the basin. 
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9. Flooding Risk 


Applies to 


This section applies to land identified as at or below the flood planning level. 


Background  


1. In 1984, the State Government introduced its current flood prone land policy applicable 
to New South Wales.  The first Floodplain Development Manual was published in 1986, 
providing guidelines for the implementation of the government’s flood prone land policy 
and the merit approach, which underpins its application.  Revised guidelines were 
released in 2005 and are now embodied in the Floodplain Development Manual, April 
2005.  The revised Floodplain Development Manual continues to support the NSW 
Government’s Flood Prone Land Policy.  The primary objective of the policy is: 


“To reduce the impact of flooding and flood liability on individual owners and occupiers 
of flood prone property, and to reduce private and public losses resulting from floods, 
utilising ecologically positive methods wherever possible.” 


2. To achieve this objective the Floodplain Development Manual acknowledges a broad 
risk management hierarchy of: 


- Avoidance of flood risk; 


- Minimisation of flood risk using appropriate planning controls; and 


- Flood risk mitigation. 


3. Flood risk mitigation is not always the preferred option, being costly and most likely to 
adversely affect the natural environment. Avoidance and minimisation of flood risk are 
the options most likely to be acceptable and are primarily reliant on land use planning 
and development control for implementation. These planning and development controls 
are reflected in this Section. 


4. Local Government is the primary authority responsible for both flood risk management 
and land use planning in New South Wales.  The NSW Government’s flood policy 
provides for a flexible merit based approach to be followed by local government when 
dealing with planning, development and building matters on flood prone land.  For 
Council to fully carry out its responsibilities for management of flood prone land, it is 
necessary to prepare local Floodplain Risk Management Plans. 


5. The Floodplain Development Manual requires that Councils prepare Floodplain Risk 
Management Studies as a prelude to the formulation of a Floodplain Risk Management 
Plan that, among other things, would control development and other activity within the 
floodplain. This Section of the DCP is consistent with Council’s and State Government’s 
“Flood Prone Land Policy” and the Floodplain Development Manual.  


6. This Section of the DCP is an application of the State Policy, which reflects local 
circumstances, as identified for some floodplains, through the preparation of Floodplain 
Risk Management Plans. 
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Objectives  


a) To minimise the potential impact of development and other activity upon the aesthetic, 
recreational and ecological value of the waterway corridors.  


b) To ensure essential services and land uses are planned in recognition of all potential 
floods. 


c) To reduce the risk to human life and damage to property caused by flooding through 
controlling development on land affected by potential floods. 


d) To ensure that the economic and social costs which may arise from damage to property 
due to flooding is minimised and is not greater than that which can be reasonably 
managed by the property owner and general community. 


e) To limit developments with high sensitivity to flood risk (e.g. critical public utilities) to land 
with minimal risk from flooding. 


f) To prevent intensification of inappropriate use of land within high flood risk areas or 
floodways. 


g) To permit development with a lower sensitivity to the flood hazard to be located within 
the floodplain, subject to appropriate design and siting controls. 


h) To ensure that development should not detrimentally increase the potential flood 
affectation on other development or properties either individually or in combination with 
the cumulative impact of development that is likely to occur in the same floodplain. 


i) To ensure that development does not prejudice the economic viability of any Voluntary 
Acquisition Scheme. 


9.1 Determining Relevant Controls 


Controls 


The controls vary depending on: 


1. Sensitivity of a land use to flooding 


2. Severity of flood impact on site 


3. Specific Floodplain in which a site is located 


Follow these steps determine the relevant controls.  


Step 1. Identify Flood Risk Category (degree of flooding risk).  See Section 9.2. 


Step 2. Identify Land Use Risk Category.  See Section 9.3. 


Step 3. Identify relevant Floodplain.  See Section 9.4. 


Step 4. Identify relevant Floodplain Controls.  See Section 9.5 and 9.6. 
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The following figure summarises this consideration process. 
 


 
 
Figure 4 Flow chart for the determination of flood risk 


 


9.2 Step 1 Identify the Flood Risk Category 


Controls 


1. Flood liable land is categorised according to the levels of potential flood risk as outlined 
below.  


High Flood Risk Category means land below the 1% AEP flood that is either subject to 
a high hydraulic hazard or where there are significant evacuation difficulties.  


Note: The high flood risk Category is where high flood damages potential risk to life 
evacuation problems would be anticipated or development would significantly and 
adversely affect flood behaviour. Most development should be restricted in this 
Category. In this Category there would be a significant risk of flood damages without 
compliance with flood related building and planning controls. 


Medium Flood Risk Category means land below the 1% AEP flood that is not subject to 
a high hydraulic hazard and where there are no significant evacuation difficulties.  


Does this section apply? (i.e. Is the property likely affected 
by mainstream flooding or local overland flow?) 


Then this 
section 
does not 
apply 


Are Flood Risk Category Maps available? Yes 


Prepare site specific flood study appropriate to 
development application 


High Flood 


Risk Category 


Medium Flood 


Risk Category 


Low Flood 


Risk Category 


Determine the Land Use Risk Category (Refer to Section 9.3) 


No 


Apply flooding controls (Refer to Section 9.5) 


Identify the relevant Floodplain Table (Refer to Section 9.4) 


No 


Yes 
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Note: In this Category there would still be a significant risk of flood damage, but 
these damages can be minimised by the application of appropriate development 
controls. 


Low Flood Risk Category means all other land within the floodplain (i.e. within the 
extent of the probable maximum flood) but not identified within either the High Flood 
Risk or the Medium Flood Risk Category. 


Note: The Low Flood Risk Category is where the risk of damages is low for most 
land uses. The Low Flood Risk Category is that area above the 1% AEP flood and 
most land uses would be permitted within this Category. 


No Flood Risk Mapping means that there has not yet been any risk Categories 
determined for this area.  


Note: Flood Risk Category Maps are not available for all Flood Prone Land. 
Applicants may be required to undertake a flood study to determine the flood extent 
and Flood Risk Categories in order to apply appropriate controls required by this 
Development Control Plan. 


2. Council has prepared flood risk mapping for the majority of the floodplains within the 
Liverpool LGA through a number of Floodplain Risk Management Studies and Plans 
adopted by Council and this information is available from Council. 


3. It should be noted that the flood risk mapping prepared by Council has been developed 
at a broad scale for the purpose of undertaking Floodplain Risk Management Studies.  
This mapping is considered preliminary and can be subject to refinement as part of the 
assessment of individual proposals.  Furthermore, works consistent with the flooding 
provisions of this DCP and acceptable to Council could be undertaken to alter the flood 
risk category of land. 


4. If the peak flow rate of an overland flow path, during the 1% AEP flood, exceeds 5 cubic 
metres per second then the overland flow path shall be treated as mainstream flooding 
and the development controls for mainstream flooding shall be applied. 


9.3 Step 2 Identify Land Use Risk Category 


Land use is categorised into 8 Land Use Risk Categories according to the sensitivity of each 
land use to flooding.  The definitions of each land use are based on the Liverpool LEP 2008, 
are categorised as follows. 


Critical uses and Facilities 


Community facility which may provide an important contribution to the notification or 
evacuation of the community during flood events 


Hospitals 


Residential care facility 


Sensitive Uses and Facilities  


Educational establishments 


Schools  


Hazardous or offensive industry or storage establishment 


Liquid fuel depot 


Seniors housing 


Utility installations or Public utility undertakings (including generating works) undertakings 
which are essential to evacuation during periods of flood or if affected would unreasonably 
affect the ability of the community to return to normal activities after flood events 


Telecommunications facility 
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Waste disposal land fill operation 


Group home 


 


Subdivision 


Subdivision of land, which involves the creation of new allotments, with potential for further 
development 


 


Residential 


Attached dwelling 


Backpackers’ accommodation 


Bed and breakfast premises 


Boarding houses 


Canal estate development 


Caravan Park 


Child care centre 


Dual occupancy 


Dwelling  


Dwelling house 


Exhibition home  


Exhibition village 


Family day care centre 


Health consulting rooms 


Home-based child care 
service 


Home business 


Home occupation 


Hostel 


Information and education 
facility 


Moveable dwelling 


Multi dwelling housing  


Residential 
accommodation 


Residential flat building 


Rural workers’ dwelling 


Secondary dwelling 


Semi-detached dwelling 


Serviced apartments 


Shop top housing 


Utility installations or 
Public utility undertakings 
(other than critical 
utilities) 


Tourist and visitor 
accommodation  
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Commercial or Industrial  


Agricultural produce industry 


Amusement Centre 


Animal boarding or training 
establishment 


Boat repair facility 


Boat shed 


Bulky goods premises 


Business premises 


Cemetery 


Charter and tourism boating facility 


Commercial port facility 


Crematorium 


Depot  


Electricity generating works 


Entertainment facility 


Freight transport facility 


Function Centre 


Funeral chapel 


 


Funeral home  


Heavy Industry 


Heliport 


Hotel accommodation 


Industry 


Kiosk  


Light Industry 


Materials recycling or 
recovery centre 


Medical centre 


Mortuary  


Neighbourhood shop 


Office premises 


Passenger transport terminal 


Place of public worship 


Public administration building 


Recreation facility (indoor) 


Recreation facility (major) 


 


Registered club 


Restaurant 


Retail premises 


Roadside stall 


Rural industry 


Sawmill or log processing 
works 


Service station 


Sex service premises 


Transport depot 


Take away food or drink 
premises 


Tank based aquaculture 


Truck depot 


Vehicle body repair 
workshop 


Vehicle repair station 


Vehicle showroom 


Veterinary hospital 


Warehouse or distribution 


centre  


Recreation or Non-urban Uses 


Agriculture 


Aquaculture 


Dam 


Environmental facility 


Extractive industry 


Feedlot 


Helipads 


Horticulture  


Intensive livestock 
agriculture 


Landscape and garden 
supplies 


Marina 


Recreation facility (outdoor) 


Stock and sale yard 


Turf farming 
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Concessional Development 


1. In the case of residential development: 


- An addition or alteration to an existing dwelling of not more than 30sqm or 
10% (whichever is the lesser) of the habitable floor area which existed at 1 
December 1987. (The date of adoption of the first Liverpool City Council 
Floodplain Management Plan); or 


- The construction of an outbuilding with a maximum floor area of 20sqm (or 
50sqm for land zoned for non urban purposes); or 


- Rebuilding dwellings in a manner which substantially reduces the flood risk 
having regard to property damage and personal safety when compared to the 
existing building. 


2. In the case of other development: 


- An addition to existing premises of not more than 10% of the floor area which 
existed at 1 December 1987. (The date of adoption of the first Liverpool City 
Council Floodplain Management Plan); or 


- Rebuilding of a development in a manner which substantially reduces the 
flood risk having regard to property damage and personal safety when 
compared to the existing development; or 


- A change of use, which does not increase flood risk having regard to property 
damage and personal safety; or 


- Subdivision that does not involve the creation of new allotments with potential 
for further development. 


9.4 Step 3 Identify relevant Floodplain  


Identify the relevant Floodplain on Figures 5 & 6.   


9.5 Step 4 Identify relevant Floodplain Controls 


1. Each floodplain area has two sets of controls.  These are: 


- Mainstream Flooding Controls, identified in Tables 2 – 4 and Section 9.6.   


- Local Overland Flooding Controls, identified in Table 5. 


2. Development on flood prone land will be required to comply with either or both of 
these.   


3. An explanation of these controls is in Table 6. 
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     Figure 5 Map for identification of relevant floodplains 


 


 
 


Tables 2 and 5 


Tables 3 and 5 


Tables 4 and 5 


See Figure 6 for 
insert 


Key: 


Reference to applicable 
controls 


Boundary of area 
covered by controls 


Table 8 



 


N
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     Figure 6 Moorebank Floodway 


Section 9.6 


Tables 4 and 5 


Key: 


Reference to applicable 
controls 


Boundary of area 
covered by controls 


Table 8 
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Table 2 Nepean River Floodplains (Includes South Ck, Kemps Ck, Bonds Ck and other tributaries 
of the Nepean River) 


Flood 
Risk 


Category 
Land Use Risk Category 


 
Planning Controls 
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Low 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities 12 4 4 2, 4, 5 
2, 3, 6, 7, 


8 2, 6, 8 4, 5  


Subdivision    2, 4, 5  
 


1, 6  


Residential (++) 2, 6 3 3  
2, 3, 6, 7, 


8 2, 6   


Commercial & Industrial 2, 6 3 3 2, 4, 5 
2, 3, 6, 7, 


8 1, 6 2, 3, 5  


Tourist Related 
Development 1, 6, 15 3 3 2, 4, 5 


2, 3, 6, 7, 
8 2, 6 2, 3, 5  


Recreation & Non-Urban 1, 9, 15 3 3  1, 5, 7, 8 6, 8 2, 3, 5  


Concessional Development 14 3 3  
1, 3, 5, 7, 


8, 9 2, 6 2, 3, 5  


Medium 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities         


Subdivision    1, 4, 5   1 1, 2, 3 


Residential 2, 6, 15 3 1 2, 4, 5 
2, 3, 6, 7, 


8 2, 6  1, 2, 3 


Commercial & Industrial 2, 6, 15 3 1 2, 4, 5 
2, 3, 6, 7, 


8 1, 6 2, 3, 5 1, 2, 3 


Tourist Related 
Development 1, 6, 15 3 1 2, 4, 5 


2, 3, 6, 7, 
8 2, 6 2, 3, 5 1, 2, 3 


Recreation & Non-Urban 1, 9, 15 3 1 2, 4, 5 1, 5, 7, 8 6, 8 2, 3, 5 1, 2, 3 


Concessional Development 1, 14, 15 3 1 2, 4, 5 
1, 3, 5, 7, 


8, 9 2, 8 2, 3, 5 1, 2, 3 


High 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities         


Subdivision         


Residential         


Commercial & Industrial         


Tourist Related 
Development         


Recreation & Non-Urban 1, 9, 15 3 1 1, 4, 5 1, 5, 7, 8 6, 8 2, 3, 5 1, 2, 3 


Concessional Development 1, 14, 15 3 1 1, 4, 5 
1, 3, 5, 7, 


8, 9 2, 6 2, 3, 5 1, 2, 3 


 Key:    


  Not Relevant 


  Unsuitable Land Use 


 1, 2, 3 Control reference number relevant to the particular planning consideration. (see Table 6) 


 (++) Attached dwellings, Dwelling houses, dual occupancies, multi unit dwelling housing, 
residential flat buildings (not including development for the purpose of group homes or 
seniors housing), Secondary dwellings and Semi-detached dwellings are exempt from these 
controls. 
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Table 3 Cabramatta Creek and all other Floodplains (Includes Hinchinbrook Creek, Maxwells 
Creek, Brickmakers Creek, upper parts of Anzac Ck, and other tributaries) 


Flood 
Risk 


Category 
Land Use Risk Category 


Planning Controls 
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Low 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities 13 4 4 2, 4, 5 2, 3, 6, 7, 8 3, 6, 8 4, 5  


Subdivision    2, 4, 5   1, 6  


Residential (++) 2, 6 3 3  2, 3, 7 3, 6   


Commercial & Industrial 2, 11, 15 3 3 2, 4, 5 2, 3, 6, 7, 8 (3 or 4), 6 2, 3, 5  


Tourist Related 
Development 2, 6, 15 3 3 2, 4, 5 2, 3, 6, 7, 8 3, 6 2, 3, 5  


Recreation & Non-Urban 2, 7 3 3 2, 4, 5 1, 5, 7, 8 6, 8 2, 3, 5  


Concessional Development 14, 15 3 3 2, 4, 5 1, 7, 8, 9 3, 6 2, 3, 5  


Medium 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities         


Subdivision    1, 4, 5   1, 6 1, 2, 3 


Residential 2, 6, 15 3 1 2, 4, 5 2, 3, 6, 7, 8 3, 6  1, 2, 3 


Commercial & Industrial 11, 15 3 1 2, 4, 5 2, 3, 6, 7, 8 4, 6 2, 3, 5 1, 2, 3 


Tourist Related 
Development 2, 6, 15 3 1 2, 4, 5 2, 3, 6, 7, 8 3, 6 2, 3, 5 1, 2, 3 


Recreation & Non-Urban 2, 7 3 1 2, 4, 5 1, 5, 7, 8 6, 8 2, 3, 5 1, 2, 3 


Concessional Development 14, 15 3 1 2, 4, 5 1, 7, 8, 9 3, 8 2, 3, 5 1, 2, 3 


High 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities         


Subdivision         


Residential         


Commercial & Industrial         


Tourist Related 
Development         


Recreation & Non-Urban 2, 7 3 1 1, 4, 5 1, 5, 7, 8 6, 8 2, 3, 5 1, 2, 3 


Concessional Development 14, 15 3 1 1, 4, 5 1, 7, 8, 9 3, 6 2, 3, 5 1, 2, 3 


 Key:    


  Not Relevant 


  Unsuitable Land Use 


 1, 2, 3 Control reference number relevant to the particular planning consideration. (see Table 6) 


 (++) Attached dwellings, Dwelling houses, dual occupancies, multi unit dwelling housing, 
residential flat buildings (not including development for the purpose of group homes or seniors 
housing), Secondary dwellings and Semi-detached dwellings are exempt from these controls. 
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Table 4 Georges River Floodplain (Includes Harris Ck and Williams Ck, lower parts of Anzac Ck, 
but not Cabramatta Creek) 


Flood 
Risk 


Category 
Land Use Risk Category 


Planning Controls 
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Low 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities 13 4 4 2, 4, 5 
2, 3, 6, 


7, 8 6, 8, 9 2, 4  


Subdivision    2, 4, 5   1  


Residential (++) 2, 6 2 3 2, 4, 5 
2, 3, 6, 


7, 8 6, 9   


Commercial & Industrial 4, 8, 15 2 3 2, 4, 5 
2, 3, 6, 


7, 8 (4 or 9), 6 2, 3, 5  


Tourist Related 
Development 2, 6, 15 2 3 2, 4, 5 


2, 3, 6, 
7, 8 6, 9 2, 3, 5  


Recreation & Non-Urban 2, 7 2 3 2, 4, 5 
1, 5, 7, 


8 6, 8 2, 3, 5  


Concessional Development 14, 15 2 3 2, 4, 5 
1, 7, 8, 


9 6, 9 2, 3, 5  


Medium 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities         


Subdivision    1, 4, 5   1 1, 2, 3 


Residential 2, 6, 15 2 2 2, 4, 5 
2, 3, 6, 


7, 8 6, 9  1, 2, 3 


Commercial & Industrial 8, 4, 15 2 2 2, 4, 5 
2, 3, 6, 


7, 8 4, 6 2, 3, 5 1, 2, 3 


Tourist Related 
Development 2, 6, 15 2 2 2, 4, 5 


2, 3, 6, 
7, 8 6, 9 2, 3, 5 1, 2, 3 


Recreation & Non-Urban 2, 7 2 2 2, 4, 5 
1, 5, 7, 


8 6, 8 2, 3, 5 1, 2, 3 


Concessional Development 14, 15 2 2 2, 4, 5 
1, 7, 8, 


9 8, 9 2, 3, 5 1, 2, 3 


High 
Flood 
Risk 


Critical Uses & Facilities         


Sensitive Uses & Facilities         


Subdivision         


Residential         


Commercial & Industrial         


Tourist Related 
Development         


Recreation & Non-Urban 2, 7 2 2 1, 4, 5 
1, 5, 7, 


8 6, 8 2, 3, 5 1, 2, 3 


Concessional Development 14, 15 2 2 1, 4, 5 
1, 7, 8, 


9 6, 9 2, 3, 5 1, 2, 3 


 Key:    


  Not Relevant 


  Unsuitable Land Use 


 1, 2, 3 Control reference number relevant to the particular planning consideration. (see Table 6) 


 (++) Attached dwellings, Dwelling houses, dual occupancies, multi unit dwelling housing, residential flat 
buildings (not including development for the purpose of group homes or seniors housing), Secondary 
dwellings and Semi-detached dwellings are exempt from these controls. 
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Table 5 Local Overland Flooding  


Flood Risk Category Land Use Risk Category 


Planning Controls 
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Local Overland Flood 
Risk 


Critical Uses & Facilities 13 4 5 3 4, 7, 8 7 3, 5 2, 4 


Sensitive Uses & Facilities 13 4 5 3 4, 7, 8 7 3, 5 2, 4 


Subdivision    3  5 1 2, 4 


Residential 3, 5 1 6 3 4, 7, 8 5  2, 4 


Commercial & Industrial 10 1 6 3 4, 7, 8 5 3, 5 2, 4 


Tourist Related 
Development 3, 5 1 6 3 4, 7, 8 5 3, 5 2, 4 


Recreation & Non-Urban 3, 5 1 6 3 4, 7, 8 5 3, 5 2, 4 


Concessional Development 14 1 6 3 4, 7, 8 5 3, 5 2, 4 


 Key:    


  Not Relevant 


 1, 2, 3 Control reference number relevant to the particular planning consideration.  


 
Table 6 Explanation of Development Controls  


Ref No Controls 


Floor level  


1 All floor levels to be as high as practical but not less than the 20% AEP flood level. 


2 Non habitable floor levels to be as high as practical but no less than the 5% AEP flood level. 


3 Non-habitable floor levels to be not less than the 1% AEP flood. 


4 The level of Non-habitable and general Industrial floor areas to be as high as practical but not less than 
the 2% AEP flood. Where this is impractical for single lot developments within an existing developed 
area, the floor shall be as high as practical but no less than the 5% AEP flood. 


5 Habitable floor levels to be equal to or greater than the 1% AEP flood level plus 300mm freeboard. 


6 Habitable floor levels to be equal to or greater than the 1% AEP flood level plus 500mm freeboard. 


7 Habitable floor levels to be no lower than the 1% AEP flood plus 500mm freeboard unless justified by 
site specific assessment. 


8 Habitable and general commercial floor levels to be as high as practical but no lower than the 1% AEP 
flood plus 500mm freeboard unless justified by site specific assessment. 


9 The level of habitable floor areas to be equal to or greater than the 1% AEP flood level plus 500mm 
freeboard.  If this level is impractical a lower floor level may be considered provided the floor level is as 
high as possible but no less than the 5% AEP flood level. 


10 All floor levels to be equal to or greater than the 1% AEP flood level plus 300mm freeboard.  Freeboard 
may be reduced if justified by site specific assessment. 


11 All floor levels to be no lower than the 1% AEP flood plus 500mm freeboard.  Freeboard may be reduced 
if justified by site specific assessment. 


12 All floor levels to be equal to or greater than the PMF level.  If this level is impractical a lower floor level 
may be considered provided the floor level is as high as possible but no less than the 1% AEP flood 
level plus 500mm freeboard. 
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13 Floor levels to be no lower than the PMF level unless justified by a site specific assessment. 


14 Floor levels to be equal to or greater than the minimum requirements normally applicable to this type of 
development. Where this is not practical due to compatibility with the height of adjacent buildings, or 
compatibility with the floor level of existing buildings, or the need for access for persons with disabilities, 
a lower floor level may be considered.  In these circumstances, the floor level is to be as high as 
practical, and, when undertaking alterations or additions no lower than the existing floor level. 


15 A restriction is to be placed on the title of the land, pursuant to S.88B of the Conveyancing Act, where 
the lowest habitable floor area is elevated more than 1.5m above finished ground level, confirming that 
the undercroft area is not to be enclosed. 


Building Components & Method 


1 All structures to have flood compatible building components below the 1% AEP flood level plus 300mm 
freeboard. 


2 All structures to have flood compatible building components below the 1% AEP flood level plus 500mm 
freeboard. 


3 All structures to have flood compatible building components below the 1% AEP flood level plus 500mm 
freeboard or a PMF if required to satisfy evacuation criteria (see below). 


4 All structures to have flood compatible building components below the PMF level. 


Structural Soundness 


1 Applicant to demonstrate that the structure can withstand the forces of floodwater, debris and buoyancy 
up to and including a 1% AEP flood plus 500mm freeboard or a PMF if required to satisfy evacuation 
criteria (see below).  An engineer’s report may be required. 


2 Engineer's report to certify that the structure can withstand the forces of floodwater, debris and 
buoyancy up to and including a 1% AEP flood plus 500mm freeboard. 


3 Applicant to demonstrate that the structure can withstand the forces of floodwater, debris and buoyancy 
up to and including a 1% AEP flood plus 500mm freeboard. 


4 Applicant to demonstrate that any structure can withstand the forces of floodwater, debris and buoyancy 
up to and including a PMF.  An engineer’s report may be required. 


5 Applicant to demonstrate that any structure can withstand the forces of floodwater, debris and buoyancy 
up to and including a PMF. 


6 Applicant to demonstrate that the structure can withstand the forces of floodwater, debris and buoyancy 
up to and including a 1% AEP flood plus 300mm freeboard. 


Flood Effects  


1 Engineers report required to certify that the development will not increase flood effects elsewhere, 
having regard to: (I) loss of flood storage; (ii) changes in flood levels, flows and velocities caused by 
alterations to flood flows; and (iii) the cumulative impact of multiple similar developments in the 
floodplain.  


2 The flood impact of the development to be considered to ensure that the development will not increase 
flood effects elsewhere, having regard to: (i) loss of flood storage; (ii) changes in flood levels and 
velocities caused by alterations to the flood conveyance; and (iii) the cumulative impact of multiple 
potential developments in the floodplain. An engineer's report may be required. 


3 The flood impact of the development to be considered to ensure that the development will not increase 
flood affectation elsewhere having regard to changes in flood levels and velocities caused by alteration 
of conveyance of flood waters.  An engineer’s report may be required if Council considers a significant 
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affectation is likely.  The unmitigated obstruction, concentration or diversion of overland flow paths to 
adjacent property shall not be permitted. 


4 A floodway or boundary of significant flow may have been identified in this catchment. This area is the 
major conveyance area for floodwaters through the floodplain and any structures placed within it are 
likely to have a significant impact on flood behaviour.  Within this area no structures other than 
concessional development, open type structures or small non habitable structures (not more than 
30sqm) to support agricultural uses will normally be permitted.  Development outside the Boundary of 
Significant flow may still increase flood effects elsewhere and therefore be unacceptable 


5 Any filling within the 1% AEP flood will normally be considered unacceptable unless compensatory 
excavation is provided to ensure that there is no net loss of floodplain storage volume below the 1% 
AEP flood. 


Car Parking and Driveway Access 


1 The minimum surface level of open car parking spaces, carports or garages, shall be as high as 
practical. 


2 The minimum surface level of a car parking space, which is not enclosed (e.g. open car parking space 
or carport) shall be as high as practical, but no lower than the 5% AEP flood level or the level of the 
crest of the road at the highest point were the site can be accessed.  In the case of garages, the 
minimum surface level shall be as high as practical, but no lower than the 5% AEP flood. 


3 Garages capable of accommodating more than 3 vehicles on land zoned for urban purposes, or 
basement car parking, must be protected from inundation by floods equal to or greater than the 1% AEP 
flood plus 0.1m freeboard. 


4 Basement car parking shall be protected from inundation by the 1% AEP flood. 


5 The driveway providing access between the road and car parking space shall be as high as practical 
and generally rising in the egress direction. 


6 The level of the driveway providing access between the road and car parking space shall be no lower 
than 0.3mbelow the 1% AEP flood or such that depth of inundation during a 1% AEP flood is not greater 
than either the depth at the road or the depth at the car parking space. A lesser standard may be 
accepted for single detached dwelling houses where it can be demonstrated that risk to human life 
would not be compromised. 


7 Basement car parking or car parking areas accommodating more than 3 vehicles (other than on Rural 
zoned land) with a floor level below the 5% AEP flood or more than 0.8m below the 1% AEP flood level; 
shall have adequate warning systems, signage and exits. 


8 Barriers to be provided to prevent floating vehicles leaving a site during a 1% AEP flood. 


9 Driveway and car parking space levels shall be no lower than the minimum requirements normally 
applicable to this type of development.  Where this is not practical, a lower level may be considered.  In 
these circumstances, the level is to be as high as practical and, when undertaking alterations or 
additions no lower than the existing level. 


Evacuation  


1 Reliable access for pedestrians required during a 1% AEP flood. 


2 Reliable access for pedestrians or vehicles is required from the building, commencing at a minimum 
level equal to the lowest habitable floor level to an area of refuge above the PMF level, or a minimum 
of 20% of the habitable floor area is above the PMF. 


3 Reliable access for pedestrians or vehicles is required from the building to an area of refuge above the 
PMF level, or a minimum of 20% of the habitable floor area is above the PMF 


4 Reliable access for pedestrians or vehicles required during a 1% AEP flood to a publicly accessible 
location above the PMF. 
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5 The evacuation requirements of the development during flooding shall be considered. 


6 The development is to be consistent with any relevant flood evacuation strategy or similar plan. 


7 The evacuation requirements of the development are to be considered up to the PMF level. 


8 The evacuation requirements of the development are to be considered.  An engineer’s report will be 
required if circumstances are possible where the evacuation of persons might not be achieved within 
the effective warning time. 


9 Adequate flood warning is available to allow safe and orderly evacuation without increased reliance 
upon the SES or other authorised emergency services personnel. 


Management and Design 


1 Applicant to demonstrate that potential development as a consequence of a subdivision proposal can 
be undertaken in accordance with this DCP. 


2 Site Emergency Response Flood Plan required where floor levels are below the design floor level, 
(except for single dwelling-houses). 


3 Applicant to demonstrate that area is available to store goods above the 1% AEP flood level plus 
500mmfreeboard. 


4 Applicant to demonstrate that area is available to store goods above the PMF level. 


5 No storage of materials below the design floor level which may cause pollution or be potentially 
hazardous during any flood. 


6 Finished land levels in new release areas shall be not less than the 1% AEP flood unless justified by 
site specific assessment. A surveyor’s certificate will be required upon completion certifying that the 
final levels are not less than the required level. 


Fencing  


1 Fencing within a High Flood Risk area, Boundary of Significant Flow or floodway will not be permitted 
except for permeable open type fences. 


2 Fencing is to be constructed in a manner that does not obstruct the flow of floodwaters so as to have 
an adverse impact on flooding. 


3 Fencing shall be constructed to withstand the forces of floodwaters or collapse in a controlled manner 
so as not to obstruct the flow of water, become unsafe during times of flood or become moving debris. 


4 Fencing shall be constructed to withstand the forces of floodwaters. 
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9.6 Controls Applicable to the Moorebank Floodway 


1. Notwithstanding any other provision where a property is identified within the 
Moorebank Voluntary Acquisition Scheme area, Council will only consent to further 
development as noted in Table 7. 


Table 7 Controls applicable to the Moorebank Floodway 


 Control 


Development Development is only for minor works such as small awnings over 
existing first floor balconies or in-ground swimming pools 


 The capital investment shall not materially increase the acquisition 
costs of the property. 


 
Council will not permit any type of development which would be inconsistent with the 
objective of discouraging further development in areas of high risk and with Council’s 
commitment to the Moorebank Voluntary Acquisition Scheme.  







 


Liverpool Development Control Plan  Contaminated Land Risk 
Part 1  53 


10. Contaminated Land Risk 


Applies to 


This section applies to: 


a) Land that is identified as being potentially or actually contaminated in accordance 
with the relevant guidelines. 


b) Land which has past or current land use of the following: 


 


Agricultural/ horticultural 
activities
  


Airports
  


Asbestos 
production/disposal
  


Batteries manufacture and 
recycling
  


Chemicals such as use or 
manufacture of acid/alkali 
products, adhesives/ 
resins, dyes, explosives, 
fertiliser, flocculants, foam 
production, fungicides, 
herbicides, paints, 
pesticides, 
pharmaceuticals, Service 
stations and fuel storage 
facilities
  


Defence work 


Drum reconditioning 


Dry cleaning 


Electrical 


Engine works such as 
mechanics and air 
conditioning repairers 


Foundries 


Gas works 


Iron and steel works 


Landfill 
sites
  


Marinas
  


Metal 
treatments
  


Mining and extractive 
industries
  


Photography, rubber 
manufacture and solvents 


Power stations 


Printing shops 


Railway yards 


Scrap yards 


Sheep and cattle dips 


Smelting and refineries 


Tanning and associated 
trades 


Water and sewage 
treatment plants 


Wood preservation 
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Background 


Land contamination is most often the result of past uses.  It can arise from activities 
that took place on or adjacent to a site and be the result of improper chemical handling 
or disposal practices, or accidental spillages or leakages of chemicals during 
manufacturing or storage.  Activities not directly related to the site may also cause 
contamination; for example, from diffuse sources such as polluted groundwater 
migrating under a site or dust settling out from industrial emissions.  


The impacts of land contamination can include increased risk to human health, 
detrimental effects on the biophysical environment and adverse impacts on the safety 
of existing and new structures.  A decision will need to be made as to whether the land 
should be remediated, or its use of the land restricted, in order to reduce the risk.  


Objectives  


a) To identify the presence of contamination at an early stage of the development 
process and to manage the issues of land contamination to ensure protection of 
the environment and that of human health is maintained. 


b) Ensure that proposed developments or changes of land use will not increase the 
risk to human health or the environment; 


c) Avoid inappropriate restrictions on land use;  


d) Ensure that all stakeholders are aware of their responsibilities for the ongoing 
management of contaminated land. 


Controls 


Preliminary Contamination Investigation 


If the initial evaluation by Council finds insufficient information available, or sufficient 
information is available, which indicates that contamination is an issue for the site, a 
Preliminary Contamination Investigation (Stage 1) shall be undertaken.  


Detailed Contamination Investigation 


If the Preliminary Site Contamination Investigation (Stage 1) indicates a potential for 
contamination and that the land may not be suitable for the proposed use, a Detailed 
Contamination Investigation (Stage 2) shall be undertaken.  


Remedial Action Plan 


1. If the Detailed Contamination Investigation (Stage 2) indicates that the site is not 
suitable for the proposed use a Remedial Action Plan shall be prepared.  


2. If the Remedial Action Plan proposes to undertake Category 1 Remediation: 


- Additional consent may be required. Council shall be consulted for a 
determination on the appropriate course of action that is whether an additional 
development application is required.  


- Approval of the application shall be subject to satisfactory remediation. A notice 
of completion of Category 1 Remediation works shall be provided to Council 
within thirty (30) days of completion of the works. 


- A validation and/or monitoring report shall be prepared and approved by 
Council prior to works commencing.  


- A Site Audit Statement may be requested by Council to be prepared and 
submitted to Council.  


3. If the Remedial Action Plan proposes to undertake Category 2 Remediation, 
Council shall be notified within 30 days upon commencement and completion of 
remedial works. Documentation associated with or in support of the Remedial 
Action Plan shall be submitted to Council.  


4. Any remedial works shall be undertaken in accordance with the Remedial Action 
Plan.  
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5. Any investigations, Remedial Action Plans or reports shall be undertaken or 
prepared by an appropriately qualified professional with experience in preliminary 
and detailed investigations, the preparation of Remedial Action Plans as well as 
validation and/or monitoring reports for contaminated lands. 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Figure 7 Model for Contaminated Lands Investigation and Management Strategies 
that should be undertaken. (Adapted from Managing Contaminated 
Lands, 1998) 


Initial evaluation by Council 


Insufficient information 


Contamination is not an 
issue for the site 


Application proceeds 
normally 


Preliminary Site Contamination Investigation 
(Stage 1) indicates a potential for contamination 


and that the land may not be suitable for the 
proposed use 


Preliminary Site Contamination 
Investigation (Stage 1) indicates that 
the land is suitable for the proposed 


use 
 


Application proceeds 
normally 


Detailed Contamination Investigation 
(Stage 2) indicates that site is not suitable 


for the proposed use 


Detailed Contamination Investigation 
(Stage 2) indicates that the site is suitable 


for the proposed use 


Category 1 Remediation required Category 2 Remediation required 


Application proceeds 
normally 


Sufficient information 


Contamination is an 
issue for the site 


Undertake a Preliminary Site Contamination 
Investigation (Stage 1) 


Undertake a Detailed Contamination 
Investigation (Stage 2) 


Prepare a Contaminated Land 
Remedial Action Plan 
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11. Salinity Risk 


Applies to 


This section applies to all development, which: 


a) Is located in an area coloured yellow, orange or red on State Government issued 
salinity potential maps or 


b) Is in existing or proposed urban areas that may affect the processes of salinisation. 
or 


c) Involves lands affected by groundwater salinity.  


Background 


Salinity is the accumulation of salt in the soil and is one of the major issues facing the 
NSW landscape. The problem affects both urban and rural landscapes. While salt 
occurs naturally in our landscape, activities such as land clearing and inefficient water 
use can exacerbate the problem. This impacts on soil, native vegetation, biodiversity, 
crops and water quality. 


The four main types of salinity are: 


1. Dryland: This involves the build up of salts in the soil surface and groundwater in 
non-irrigated areas.   


2. Irrigation: This involves the rise in saline groundwater and the build up of salt in the 
soil surface in irrigated areas.   


3. Industrial: Effluent from rural villages, intensive agriculture and rural industry can 
contain high levels of salt.   


4. Urban: This is mainly caused by rising groundwater bringing salts to the land 
surface.  Towns are often located in areas prone to salinity (such as plains, valleys, 
or at the foot of a ridge).  Urban development can lead to localised salinity because 
of clearing of native vegetation, over-watering of gardens, parks and sporting fields, 
water leaking from pipes, drains and tanks, seepage from sullage pits and blocking 
or changing natural drainage paths (such as by building roads).  


Salinity can cause physical damage to buildings, roads and water pipes. Some building 
methods may also contribute to the development of salinity. Compacted surfaces can 
restrict groundwater flow and concentrate salt in one area.  By cutting into slopes to 
build, groundwater or saline soil may be intercepted and exposed.  Fill used to build up 
an area may be a source of salt, or it may be less permeable, preventing good drainage.  


Salinity can render farming land unproductive and sports grounds and recreation areas 
unusable.  Salinity can also damage wetlands and rivers and affect native vegetation, 
causing the disappearance of native flora and fauna and poor downstream water 
quality. 
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Figure 8 Illustration showing how development can impact on landscape functions as well 


as how development may be impacted upon salinity processes  


 


Objectives  


a) To prevent further spread of urban salinity and remedy, where possible, existing 
areas of salinity. 


b) To minimise disturbance to natural hydrological systems as a result of development 
and appropriately manage land uses affecting land salinisation and/or those 
affected by salinity. 


c) To ensure that land is used and developed in a manner that does not significantly 
increase water infiltration to groundwater systems and does not significantly 
increase salt loads in waterways, wetlands drainage lines, or soils. 


d) To control the impact of a development on prevailing and potential soil or 
groundwater salinity in the urban environment as well as ensure that soil or 
groundwater salinity does not impact on the structural integrity of a development. 


e) To ensure that consideration is given to any physical limitations of land, including 
soil salinity and the impacts of that salinity, to minimise the potential for future 
adverse economic impacts arising from development.  


Controls 


1. The following flowchart shall be used to determine an appropriate course of action 
for salinity investigation and management for single or multi-lot developments. 


Note: *Where it is difficult to decide between colours it should be assumed that the 


salinity potential is denoted by the colour for the higher salinity potential. 


Note: **Salinity risk activities are those activities which are considered to have a 


greater risk associated with them in area of salinity potential, based on level of ground 
disturbance, water-use, and the potential to alter hydrological conditions and/or salt 
concentrations. This may include, but is not limited to: quarrying, intensive agriculture, 
activities involving high levels of irrigation, large scale artificial waterbodies, infiltration 
into the soil or groundwater, waste water re-use or treatment systems or major landscape 
reshaping. 
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Figure 9 Model for how salinity assessment, investigation and management strategies 


should be undertaken (Adapted from WSROC 2003) 


2. If a Level 1 or 2 Salinity Management Response is required the applicant shall use 
the Salinity Management Response Checklists to determine appropriate measures 
to prevent salinity. These measures shall be detailed in the Statement of 
Environmental Effects or equivalent. These measures shall be approved by 
Council prior to the issuing of Development Consent. 


3. Level 3 Salinity Management Response shall be: 


- Approved by Council prior to the issuing of Development Consent. 


- Integrated into a Total Water-cycle Management Plan for the site for 
developments where such a plan is required.  


4. The Salinity Management Response shall be based on site conditions and the 
proposed development. It shall include controls to protect buildings and also 
strategies to protect infrastructure, including roads and underground services and 
to manage the water cycle. A Response shall assume worst-case scenario for 
salinity on the site.  


5. Salinity investigations shall be undertaken by an appropriately qualified 
professional with experience in salinity investigations and management.  
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Yellow Orange or red 


No 
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Locality 
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low 
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proceeds 
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proceeds 
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Locality 
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potential* 
 


Locality 
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potential* 
 
 


Locality 
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yellow – 
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potential* 
 
 


Level 2 Salinity 
Management 
Response 
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Management 
Response 


No 


Level 3 Salinity 
Management 
Response 
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6. Management strategies for salinity shall be developed in accordance with the 
approved Guidelines. This includes general management strategies for all sites 
and salinity processes and strategies including, but not limited to, the following: 


- Building requirements 


- Vegetation and landscaping 


- Roads and pavements 


- Soil landscapes with a shale geology 


- Localised concentrations of salinity 


- Deeply weathered soils 


- Salinity in groundwater. 


7. To ensure appropriate measures or management strategies are employed Council 
may require monitoring reports to be submitted. 


8. For developments involving the construction or removal of dams, artificial wetlands 
or stormwater retention ponds a Level 3 Salinity Management Response is 
required. 


9. For developments involving the construction or removal of dams, artificial wetlands 
or stormwater retention ponds, water sensitive urban design (WSUD) principles 
shall be applied.  


10. Development shall have minimal impact on the water table. 


11. For areas with a moderate to high salinity potential development shall demonstrate 
no net increase in hydrologic load or water inputs and shall maintain the natural 
water balance. 
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12. Acid Sulfate Soils Risk 


Applies to 


This section applies to  


a) Any development that is located in an area identified as having an acid sulfate soil 
potential within the Liverpool LEP 2008.  


b) Any development involving drainage or excavation, which has the potential to result 
in the formation of acid sulfate soils. 


Background 


Acid sulfate soils are sediments deposited under estuarine conditions (that is close to 
sea level), and which contain the sulfidic mineral pyrite. Acid sulfate soils are found 
underlying many coastal floodplains, in coastal wetlands, and as bottom sediments in 
coastal estuaries. 


As long as acid sulfate soils are not disturbed or drained, these materials are relatively 
harmless and are termed potential acid sulfate soils. However, if the sediments are 
exposed to air, the pyrite is oxidised and sulfuric acid is generated. When the rate of 
acid production exceeds the neutralising capacity of the soil, actual acid sulfate soils 
are formed. As a result, soil pH may become highly acidic. 


Acid sulfate soils can have considerable effects on: 


- Engineering and landscaping works including affecting the type of concrete or steel 
required for construction, the design of roads, buildings, embankment and drainage 
system, extractive materials specifications, maintenance programs for drains, 
water and sewage pipelines and other structures. 


- Agricultural management practices including choice of crops, liming practices, 
fertiliser requirements and drainage practices. 


- Aquaculture management practices including choice of site, pond design and 
management practices 


- The management of contaminated soil particularly in relation to mobility of metals 


- The conservation of biodiversity and protection of wetlands as well as shallow 
freshwater systems including degradation of water quality and habitat, killing or 
disease of fish and other aquatic organisms.  


Acid sulfate soils underlie significant areas of coastal Australia including parts of the 
Liverpool LGA. The cost of testing, treating and monitoring of acid sulfate substantially 
increase the cost of development.  


The impacts of actual acid sulfate soils are one of the most significant water-based 
environmental problems in coastal areas of NSW. Certain environmental effects of 
actual acid sulfate soils can last for hundreds or even thousands of years 


Appropriate planning and management of urban and agricultural land to prevent 
damage associated with acid sulfate soils is now recognised as an extremely important 
issue. A well informed understanding of acid sulfate soils and their distribution is critical 
for sustainable land use. 
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Objectives  


a) To provide regulation on the procedures involved in the assessment and 
management of activities within areas affected by acid sulfate soils. 


b) To identify areas of acid sulfate soil risk to prevent any unnecessary impact to the 
environment. 


c) To ensure that preliminary acid sulfate soil assessment is undertaken prior to 
development consent being granted to determine the level of risk proposed by 
the activity/development. 


d) To ensure that acid sulfate soil management plans are prepared when an activity 
or development is associated with an acid sulfate soil risk. 


e) To provide effective management of areas where acid sulfate soils are identified.  


Controls  


The following flowchart shall be used for investigation and assessment of acid sulfate 
soil potential as well as any management responses, which may be required. 


 


Figure 10 Model for how acid sulfate soils assessment, investigation and management    
strategies should be undertaken (adapted from Acid Sulfate Soil Manual 1998).  


1. If acid sulfate soils are present and not likely to be disturbed, best practice 


measures employed to manage the quality of water leaving the site shall be 


detailed in the SEE or equivalent. 


2. If acid sulfate soils are present and likely to be disturbed a soil and water analysis 


and an assessment of the potential risk from disturbance of the acid sulfate soils 


Identify acid sulfate soils potential of locality on Acid Sulfate Soils Map in Liverpool 


LEP 2008 


Locality includes high 
probability of acid sulfate 


soils occurring 


Locality includes no 
known occurrence of 


acid sulphate soils 


Application proceeds 


normally Undertake Preliminary Assessment 


Acid sulfate soils not 


likely to be disturbed 
Acid sulfate soils likely to be disturbed 


Best practice measures 
employed to manage 
the quality of water 


leaving the site 


Undertake a soil and water analysis 


Assess potential risks from disturbance to 


acid sulfate soils 


Develop an acid sulfate soils management plan 


Locality includes low 
probability of acid sulfate 


soils occurring 
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shall be undertaken. The analysis and assessment shall be approved by Council 


prior to the issuing of development consent. 


3. If acid sulfate soils are present and likely to be disturbed an acid sulfate soils 


management plan shall be prepared in accordance with the guidelines. The acid 


sulfate soils management plan shall be approved by Council prior to the issuing 


of development consent.  


4. Any acid sulfate soils analysis, assessments and management plans shall be 


undertaken or prepared by an appropriately qualified professional with 


experience in acid sulfate soils analysis and assessments as well as the 


preparation of acid sulphate soils management plans. 


5. Council may require monitoring reports on the implementation of an acid sulfate 


soils management plan to be submitted. 
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13. Weeds 


Applies to 


This section applies to land where noxious weeds are found. 


Background 


Noxious weeds have the potential to have an adverse impact on the biodiversity and 
economic use of land.  Some species compete with native tree and shrub species and 
have the potential to dominate entire landscapes altering their natural condition.  Some 
species are particularly effective at penetrating areas of bushland, others choke 
waterways and riverbanks, some are toxic and others cause allergic reactions in 
humans. 


Objectives  


To remove noxious weeds in conjunction with the development of land. 


Controls 


1. Where the site analysis identifies noxious weeds on the site, a Weed Management 
Strategy (WMS) shall be submitted with any development application.  A WMS 
shall be prepared by a suitably qualified professional and shall include: 


2. A complete list of all noxious and environmental weeds on the site; 


3. A site plan displaying actual weed infestation densities shown as percentages and 
grouped into cover classes as follows: 


R = (Rare): less than 1% cover 


O = (Occasional): between 1 and 5% cover 


F = (Frequent) between 5 and 20% cover 


A = (Abundant) between 20 and 40% cover 


D = (Dominant) between 40 and 100% cover 


4. A treatment program for each weed species identified. 


5. The treatment program for each weed species shall detail the following: 


- The method(s) of treatment of weeds e.g. mechanical removal or herbicide 
application. 


- The herbicide product name (if used), the proposed rates and method(s) of 
application. 


- The timing of all treatments and control method(s) to be applied. 


- An ongoing maintenance program detailing methods of follow up treatments to 
ensure all weed infestations present are contained and/or controlled. 


- Details of any weed material disposal methods (i.e. if weed material is to be 
removed from the development site.) 


6. It is an offence to knowingly remove any weed material that is classified as a W1 
noxious weed under section 28 of the Noxious Weeds Act 1993.  


7. Plants that have been declared noxious are listed in Appendix 2. 
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14. Demolition of Existing Developments 


Applies to 


This section applies to development, which involves the demolition of an existing 
building. 


Background 


The demolition of buildings can have environmental impacts, particularly involving older 
buildings, which may contain toxic materials.  There is also the potential to recycle 
materials and minimise waste going to land fill. 


Objectives  


b) To minimise waste generation and disposal to landfill. 


c) To ensure efficient storage and collection of wastes and recyclables during 
demolition and construction stages. 


d) To minimise adverse impact on adjoining premises; and 


e) To minimise release of contaminated materials. 


Controls 


Demolition 


1. All demolition work must comply with the Australian Standard AS2601 - 1991, The 
Demolition of Structures. 


2. Security fencing such as hoardings must be provided around the perimeter of the 
demolition site prior to work commencing to prevent access by unauthorised 
persons at all times during the demolition period.  Approval of the fencing by 
Council must be received prior to erection. 


3. Demolition must not be conducted in high winds to ensure dust does not spread 
beyond the site boundaries. High winds are identified as either a strong breeze 
(39-49km/hr), or near gale (50-61km/hr) under the Beaufort Scale. 


4. All lead contaminated materials identified in the building must be handled and 
disposed of in accordance with the NSW Environment Protection Authority's 
requirements. 


5. Dust Controls must be implemented on site prior to and during demolition. 


6. Asbestos, if identified in the building, must be removed and disposed of in 
accordance with the requirements of Work Cover. Where the amount or type of 
asbestos materials to be removed requires a licensed asbestos contractor to 
undertake the removal and disposal, both Council and the Principle Certifying 
Authority must be advised in writing of the name, address and asbestos license 
details of the contractor undertaking that work and the name and address of the 
facility to which the materials will be taken. 


7. All trucks/trailers entering or leaving the site must have their loads adequately 
covered.  A sign indicating this should be placed at the entry to and exit from the 
site. 


8. Temporary toilet facilities must be provided on the site until all demolition work is 
completed. 


9. Demolition activities on site must be limited to the following hours: 


- Monday to Friday 7:00am to 6:00pm 


- Saturday 8:00am to 1:00pm 


- No work on Sunday and Public Holidays  







 


Liverpool Development Control Plan  Demolition of Existing Developments 
Part 1 65 


10. Sound pressure levels emanating from the site must not exceed levels established 
by the NSW Environment Protection Authority. 


11. A Waste Management Plan (WMP) is to be submitted with the Development 
Application.  The WMP must include realistic estimates of the volume or area of all 
types of waste material to be generated from the demolition and excavation 
activities. Details of how each of those materials will be re-used, recycled or 
disposed of is to be provided, including the locations to which the materials will be 
taken. 


12. The waste management plan together with proof of lawful disposal for all waste 
that is disposed of, or otherwise recycled from the site must be retained on site. 
Proof is to include a log book with associated receipt/invoices, waste classification, 
and site validation certificate. All entries must include: 


- Time and Date 


- Description and size of waste 


- Waste facility used 


- Vehicle registration and company name 


Both the log book and the associated recepts must be made available for 
inspection by authorised Council Officer at any time during site works.  


13. Where subdivision works are proposed, relevant sections of the WMP must be 
completed.  If the destination for excavation material is not a licensed waste facility, 
it must have development consent to receive such material. 


14. A Dilapidation Report for any demolition within the zone of influence of any other 
building. 


15. Where demolition work includes the removal of air-conditioning or refrigeration 
units, all refrigerants that remain within those units must be extracted by a licensed 
air-conditioning technician. The recovered refrigerant must be forwarded for 
destruction to Refrigerant Reclaim Australia (RRA), or other facility approved to 
destroy refrigerants in an environmentally friendly manner. 


16. All construction and demolition waste must be inspected, graded and sorted in 
accordance with current EPA standards. Once sorted, it must be either recycled or 
disposed of according to its classification. 
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15. On-site Sewage Management Systems 


(OSMS) 


Applies to 


This section applies to: 


- Development of land that does not have access to a reticulated sewerage system.  


- All existing and proposed On-site Sewage Management Systems and Greywater 
reuse systems.  


Background 


The rural areas and rural villages of Liverpool are generally not connected to a reticulated 
sewerage system. Disposal of waste water must take place on site which places limitations on 
the scope of development that is possible on the site and the extent of the area that can be 
developed. Disposal of wastewater on site also has potential public health and environmental 
impacts which must be addressed and minimised. 
 
 
Application for approval to operate an OSMS 


Where a new OSMS is to be installed or an existing OSMS altered, an application under Section 
68 of the Local Government Act 1993 for approval to install or alter an OSMS must be submitted 
and the prescribed fee paid. 


Prior to the operation of an OSMS an application under Section 68 of the Local Government 
Act 2003 for approval to operate must be submitted along with certification of the installation 
and commissioning of the system. Approval to operate the OSMS will be granted upon 
successful installation and certification of the system and this approval will be automatically 
renewed on an annual basis or at a frequency determined by Council.  


Council officers may inspect the OSMS from time to time to ensure that the conditions of 
approval are being met and that the system is operated and maintained in accordance with the 
required performance standards set out in the Local Government (General) Regulation 2005. 


Council may modify, revoke or withhold an approval or renewal of approval should the system 
not comply with the conditions of that approval or be found to be inadequately performing or 
operated in an inappropriate manner.  
 
 
Objectives  


To ensure that the disposal of wastewater and reuse of greywater: 


a) Is carried out in a manner which is economically and environmentally sustainable  


b) Protects the quality of public and environmental health. 
 
 
Controls 


Application Requirements 


1. Applications for development of land to which this part applies must be accompanied by an 
application under s68 of the Local Government Act 1993 for the installation, alteration and 
operation of an OSMS.  Development consent will not be issued until Council is satisfied 
that the s68 application can be approved. 


2. All development proposals relying on an OSMS or impacting on an existing OSMS must be 
accompanied by a wastewater report demonstrating that the site can sustainably accept all 
wastewater generated on the site. This includes the modification of existing developments 
such as additions/modifications to a dwelling or commercial activity.  
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3. When a proposed development increases the potential wastewater flow on an existing 
property, the treatment capacity of the existing system must be reviewed. A new system 
must be installed where the existing system does not have adequate treatment capacity for 
all potential flows. A wastewater report will be required to detail the capacity of the existing 
or proposed system and propose a new or modified effluent irrigation area. 


4. All wastewater reports must be prepared by a suitably qualified and experienced person 
and must contain the following as a minimum: 
 


Plan 


The report must include a plan, to scale, showing the location of: 


 The sewage management facility proposed to be installed or constructed on the 
premises, 


 Any related effluent application areas,  


 Any buildings or facilities existing on, and any environmentally sensitive areas of, any 
land located within 100 metres of the sewage management facility or related effluent 
application areas, and 


 Any related drainage lines or pipework (whether natural or constructed). 
 
Specifications 


The report must include full specifications of the sewage management facility proposed to 
be installed or constructed on the premises concerned. 


 
Site assessment 


The report must include details of the climate, geology, hydrogeology, topography, soil 
composition and vegetation of any related effluent disposal areas together with an 
assessment of the site in the light of those details. 
 
Statement 


The report must include a statement of: 


 The number of persons residing, or probable number of persons to reside, on the 
premises, and 


 Such other factors as are relevant to the capacity of the proposed sewage management 
facility. 


 
Operation and maintenance 


The report must include details of: 


 The operation and maintenance requirements for the proposed sewage management 
facility,  


 The proposed operation, maintenance and servicing arrangements intended to meet 
those requirements, and 


 The action to be taken in the event of a breakdown in, or other interference with, its 
operation. 


Standards and guidelines 


The report must demonstrate that a system can be installed in accordance with the 
requirements of the documents listed in control 5 of this section. 
 
Wastewater Flows 


The report must consider all potential wastewater flows on the property including all 
proposed and existing flows. 
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Specifications 


5. Design OSMSs in accordance with: 


a) Local Government (General) Regulation 2005; 


b) Australian/New Zealand Standard 1547:2012, On-site Domestic Wastewater 
Management, or any updated standard which supersedes AS1547:2012. 


c) Sydney Catchment Authority 2012, Designing and Installing On-site 
Wastewater Systems. 


d) NSW Health 2001, Septic Tank and Collection Well Accreditation Guideline 


e) Department of Local Government 1998, On-site Sewage Management for 
Single Households. 


f) Any other relevant guideline documents adopted by Council after the issue of 
this DCP. 


 


Types of systems not supported 


6. Development or subdivision proposals relying on pump-out systems will not be approved 
by Council. 


Pump-out systems are not considered to be economically or environmentally sustainable 
systems due to the high costs associated with the removal of effluent which can result in 
unauthorised discharge into the environment.  
 


Connection to reticulated sewer 


7. Proposals relying on on-site sewage management will not be approved where a reticulated 
sewerage service is available within 75m of any property boundary. 


8. Decommission OSMSs when a reticulated sewerage service becomes available within 75m 
of any property boundary, and connect the development to the service. 


NOTE: This requirement may also be a condition of development consent and/or be 
included on the 88b certificate.  
 


Location requirements 


9. Locate OSMS tanks a minimum of 1.5m from any building and outside of any overland flow 
paths or depressions in the land.  


10. Setback effluent disposal areas associated with OSMSs with setbacks in accordance with 
Table 8. 


 
Table 8 Minimum Setbacks for Effluent Disposal Areas 


System Setbacks 


All land 
application 
systems 


100m to permanent surface waters (river, stream, lake etc.) 


250m to domestic groundwater well 


40m  to other waters (farm dams, intermittent waterways and drainage 
channels) 


Surface spray 
irrigation 


6m if area up-gradient of driveways and property boundaries 


3m if area down-gradient of driveways and property boundaries 


15m to dwellings 


3m to paths and walkways 


6m to swimming pools 


6m if area up-gradient of swimming pools, driveways, property 
boundaries and buildings 
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Surface drip 
and trickle 
irrigation 


3m if area down-gradient of swimming pools, driveways, property 
boundaries and buildings 


Sub-surface 
irrigation 


6m if area up-gradient of swimming pools, driveways, property 
boundaries and buildings 


3 m if area down -gradient of swimming pools, driveways, property 
boundaries and buildings 


Absorption 
system 


12m if area up-gradient of property boundaries 


6m if area down-gradient of property boundaries 


6m if area up-gradient of swimming pools, driveways, and buildings 


3m if area down -gradient of swimming pools, driveways, and buildings 


11. New or replacement systems for horticulture (as defined in Liverpool LEP 2008) must 
comply with the following: 


a) A minimum buffer distance of 20m if disposal area is up-gradient and 10m if disposal 
area is down-gradient of any market garden/igloo. 


b) The related Effluent Disposal Area is required to be fenced to prevent access of 
vehicles, animals and any heavy vehicles. 


c) Fruit and/or Vegetables are not to be grown on top or within the designated related 
Effluent Disposal Area(s) and associated buffer zones. 


12. Exclude any proposed or existing areas designated for effluent disposal from calculations 
for private open space.  


13. Locate the lid to OSMS tanks or holding tanks and all associated electrical components 
such as motors, blowers and non-submergible pumps etc. above the 1% AEP flood 
contour. 


14. Irrigate only effluent treated to a secondary standard by an Aerated Wastewater Treatment 
System (AWTS) on land below the 1% flood contour. 


15. Do not locate any portion of the Effluent Disposal Area on land within the 5% AEP contour. 
 
Systems no longer in use 


16. Remove or reuse any redundant septic tank, collection well or aerated wastewater 
treatment system in accordance with NSW Health Advisory Note 3 – May 2006 – 


Destruction Removal or Reuse of Septic Tanks, Collection Wells, Aerated Wastewater 
Treatment Systems and other Sewage Management Facility Vessels.  


Note: Demolition of tanks (Methods 1 & 5 of the advisory note) is not permissible. 


 


Design wastewater flow rates - domestic 


17. Calculate the design wastewater flow for domestic systems based on the following: 


a) Two people per bedroom for the first three bedrooms and;  


b) One person for each additional bedroom.  


NOTE: Rooms which are easily converted into a bedroom without the need for 
structural modification are to be included in this calculation e.g. studies, sewing 
rooms and other rooms of a similar size and location to a typical bedroom.  


The daily wastewater flow volume must be calculated at the following rate: 


c) 150L per person when serviced by a reticulated water supply. 


d) 120L per person when serviced by on-site rainwater tanks. 


Example: The design wastewater flow rate for a five bedroom equivalent dwelling (four 
bedrooms and one study) serviced by a reticulated water supply must be 1200L per 
day based on the following; 


 Two people per bedroom for the first three bedrooms = 6 people 
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 One person for each additional bedroom, including the study = 2 people 


 150L per person for a total of 8 people = 1200L per day. 
 


18. Consider each dwelling separately for the purpose of the calculation listed in control 17 of 
this section when the design wastewater flow is calculated for multiple dwellings on any 
premises. 


Example: The design wastewater flow rate for a five bedroom equivalent dwelling (four 
bedrooms and one study) and a 2 bedroom granny flat serviced by a reticulated water 
supply must be 1800L per day based on the following; 


Primary dwelling; 


 Two people per bedroom for the first three bedrooms = 6 people 


 One person for each additional bedroom, including the study = 2 people 


 150L per person for a total of 8 people = 1200L per day. 


Granny Flat; 


 Two people per bedroom = 4 people 


 150L per person for a total of 4 people = 600L per day 
 
Minimum irrigation area requirements for residential subdivision  
Where residential subdivision relying on an OSMS is proposed: 
19. Provide an area sufficient to accommodate an effluent disposal area of at least 1,200sqm 


on each lot. This must be demonstrated in the wastewater report. 
 
20. Locate proposed effluent disposal areas to meet the minimum setback distances listed in 


table 8 considering a potential building envelope representing a dwelling of typical size for 
the local area on each lot. 


  
Example: Figure 11 shows an example subdivision plan demonstrating the required 
effluent disposal areas on each lot. 
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Figure 11:  Example of a proposed subdivision with a total of 1200sqm of available effluent 
disposal area demonstrated on each lot.  
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16. Aboriginal Archaeology 


Applies to 


This section applies to land: 


1. In which Aboriginal sites, places or relics have been previously identified. 


2. Within an identified cultural landscape. 


3. That has not been cleared. 


Background 


The Liverpool LGA was occupied by Aboriginal people prior to European settlement.  
Relics of this still remain. 


Objectives  


To identify and where possible preserve relics of the occupation of the land by 
Aboriginal communities. 


Controls 


Initial Investigation  


An initial investigation must be carried out to determine if the proposed development 
or activity occurs on land potentially containing an item of aboriginal archaeology.  If 
any of the above features apply then the relevant Aboriginal community must be 
consulted, as part of the initial investigation to ensure that the potential for the land to 
contain Aboriginal sites, places or relics has not been overlooked by previous studies.  


Detailed Investigation 


1. If any of the features apply, then an Aboriginal Heritage Impact Assessment (AHIA) 
must be prepared in accordance with the NSW Department of Environment and 
Climate Change Draft Guidelines for Aboriginal Heritage Impact Assessment and 
submitted with the initial investigation report. 


2. An AHIA will also be required if the relevant local Aboriginal community provides 
sufficient information to the Council that leads it to conclude that the site may have 
Aboriginal heritage significance. 


3. Once the AHIA is submitted, the Council will send copies to representatives of the 
relevant local Aboriginal communities and the NSW Department of Environment 
and Climate Change for comment. 
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17. Heritage and Archaeological Sites 


Applies to  


This section applies to development affecting a heritage item, land in a heritage 
conservation area or an archaeological site as identified in the Liverpool Local 
Environmental Plan 2008, as well as land in the vicinity of a heritage item. 


Background     


The City of Liverpool local government area has a long and diverse history.  The 
Liverpool area was originally the home of the Cabrogal group of the Darug people.  The 
European settlement of the area began in the early 19th century and was formalised 
with the founding of the Town of Liverpool by Governor Macquarie in 1810.  The 
buildings, sites and elements of our landscape illustrate the history of our local 
government area.  Places identified as heritage items and heritage conservation areas 
contribute to forming our living historic environment which enriches the character of the 
local government area.  Heritage places give identity to our neighbourhoods and help 
make the City of Liverpool an attractive and interesting place to live and work. 


Development that affects places of heritage significance needs to be carefully designed 
to minimise negative impacts on heritage significance.  Negative impacts may occur 
due to actions such as the removal of original fabric, loss of important design features, 
loss of important views, the removal of important vegetation, unsympathetic bulk and 
scale of new development and inappropriate selection of materials.  


Liverpool Local Environmental Plan 2008 identifies a range of heritage items and 
heritage conservation areas and provides objectives and provisions for the 
conservation of Liverpool’s heritage.  This portion of the DCP provides additional 
objectives, controls and guidance for regulating development affecting these heritage 
items and heritage conservation areas. 


Conservation Philosophy 


The aim of heritage conservation is to ensure that the cultural significance of heritage 
items and heritage conservation areas is maintained over time. While changes may be 
necessary to adapt heritage buildings to new uses or modern living standards, it is 
important to ensure that these changes do not compromise the heritage significance of 
the item. 


The underlying philosophy of the controls for regulating development affecting heritage 
items and heritage conservation areas is derived from The Burra Charter: The Australia 
International Council on Monuments and Sites (ICOMOS) Charter for Places of Cultural 
Significance, 1999 (Burra Charter).  The Burra Charter is widely accepted as an 
industry standard for heritage conservation in Australia. 


The Burra Charter advocates a cautious approach to change: do as much as necessary 
to care for the place and to make it useable, but otherwise change it as little as possible 
so that its cultural significance is retained. 


 
Objectives  


a) to conserve the heritage significance of heritage items and heritage conservation 
areas of Liverpool including associated fabric, setting, curtilage and views; 


b) to conserve archaeological sites; 


c) to facilitate the implementation of the objectives and provisions relating to heritage 
conservation contained in the Liverpool LEP 2008; 


d) to promote and encourage heritage conservation and the consideration of the 
heritage context in development; 


e) to encourage the retention and appropriate development of significant items; 
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f) to encourage a high standard of contemporary design in the heritage context; 


g) to encourage the preservation of culturally significant vegetation; 


h) to enhance the amenity and heritage values of the Liverpool local government 
area; 


i) to enable appropriate and expert consideration of proposed development to be 
made by applicants and the Council; and 


j) to encourage and promote public awareness, appreciation and knowledge of 
heritage conservation. 


Development Application Requirements 


In addition to the general requirement for development applications the following 
additional details are required for applications relating to heritage items, places within 
a heritage conservation area or in the vicinity of a heritage item: 


 a Statement of Heritage Impact prepared in accordance with guidelines set 
out in the NSW Heritage Branch publication titled Statements of Heritage 
Impact and available at their website, www.heritage.nsw.gov.au; 


 measured drawings of the existing building including elevations, and 
clearly indicating existing walls and building elements to be retained and 
those proposed for removal or alteration; 


 details of the materials, finishes and colour schemes; 


 a streetscape elevation showing the proposed development within the 
context of the existing streetscape;  


 Additional submission requirements which may include: 
o Structural Report – major alterations may also require a report 


from a structural engineer verifying that the proposed works will 
not have a detrimental impact on the structural stability of the 
building, on significant building elements, or on neighbouring 
properties; 


o Archaeological Assessment Report – where there is a 
likelihood of disturbance of significant archaeology, an 
Archaeological Assessment will be required; 


o Interpretation Strategy – major alterations to a heritage item may 
also require the production of an interpretation strategy, detailing 
how the significant aspects and uses of the building may be 
publicly interpreted; 


o Demolition Report – whilst the demolition of heritage items and 
places within heritage conservation areas is not supported, if there 
is a proposal to demolish a heritage place this may require the 
production of a Demolition Report which details the heritage 
significance of the building and area and the contribution of the 
building or building element to that significance; the structural 
stability of the building in the form of a structural engineer’s report; 
and/or a pest inspection report. 


In the case of an item listed on the State Heritage Register, an Integrated Development 
Application or Section 60 Approval from the NSW Heritage Branch may need to be 
submitted.  Exemptions from this requirement are detailed on the NSW Heritage 
Branch website at www.heritage.nsw.gov.au. 


You are advised to contact Liverpool City Council prior to submitting a development 
application for development affecting a heritage item, heritage conservation area or in 
the vicinity of a heritage item to clarify what the submission requirements will be for 
your particular development proposal. 



http://www.heritage.nsw.gov.au/

http://www.heritage.nsw.gov.au/





 


Liverpool Development Control Plan  Heritage & Archaeological Sites 


Part 1  75 


 


Guidelines for preparing Heritage Impact Statements  


A Statement of Heritage Impact is a document which assesses the impact of any 
proposed development on the heritage significance of a building, site, streetscape, or 
area. The Statement of Heritage Impact should clearly identify each of the proposed 
works and should incorporate all development application drawings. 


 


The statement should include options that have been considered for the proposal and 
document reasons for choosing the preferred option. These should include proposals 
to minimise the impact of the development on the heritage significance of the building, 
site, streetscape or area. The statement should also consider compliance with any 
recommended management policies contained in Council’s Heritage Inventory or any 
Conservation Management Plan available for the place.   


The NSW Heritage Branch have produced guidelines for the preparation of Statements 
of Heritage Impact which are available on their website at www.heritage.nsw.gov.au 


A Statement of Heritage Impact must be submitted with any applications for 
development to: 


 Heritage items; 


 Properties in the vicinity of heritage items where the works may impact 
upon the item; 


 Properties within heritage conservation areas, including applications for 
demolition; and 


 Fire upgrading of heritage items and buildings in heritage conservation 
areas. 


Where a building has a current Conservation Management Plan, the Statement of 
Heritage Impact Statement will need to demonstrate compliance with the plan. 


Demolition and Demolition Reports 


The demolition of heritage items and places within heritage conservation areas is not 
supported.  The onus is on the applicant to demonstrate why the building cannot be 
retained, taking into consideration: 


 The heritage significance of the item or contribution of the building or 
building elements to the heritage significance of the heritage conservation 
area; and 


 A Demolition Report. 


A Demolition Report is a document which should include consideration of: 


 The heritage significance of the building and area and the contribution of 
the building or building element to that significance; 


 The structural stability of the building in the form of a structural engineer’s 
report; and/or 


 A pest inspection report. 


If the application proposes demolition of a structure of heritage significance, the 
applicant must: 


 Submit a Demolition Report demonstrating that the structure is not 
reasonably capable of retention; 


 Submit a factual statement as to why the structure needs to be demolished, 
including a statement from an appropriately qualified structural engineer; 
and 


 If demolition is recommended primarily on economic grounds, submit a 
statement from a quantity surveyor comparing the cost of demolition and 
cost of retention. 


The above requirements may be waived in the event of an emergency or danger to the 
public. 


 



http://www.heritage.nsw.gov.au/
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Submitting the necessary reports or justifications in no way implies that the consent 
authority will agree to the proposed demolition. Liverpool City Council may obtain 
independent structural engineering advice.  Where possible and reasonable, built 
heritage should be retained. 


Where demolition is allowed, a photographic record of the building must be submitted 
to Council prior to the commencement of the demolition works. 


Heritage Inventory 


Liverpool City Council maintains the Liverpool State Heritage Inventory database which 
lists all heritage items and heritage conservation areas within the local government 
area.  Each listing contains an inventory sheet that includes a physical description of 
the heritage item or heritage conservation area and a statement of significance.  The 
inventory will be considered by the consent authority as part of its assessment of 
development applications.  


Limited information on the inventory sheet does not mean that the item is not 
significant. Where insufficient detail is available, information provided with the 
development application may be used to update the database. 


Liverpool State Heritage Inventory sheets are available by contacting Council or online 
through the NSW Heritage Office at: www.heritage.nsw.gov.au 


Controls 


Development of heritage items 


1. Where a proposal involves a heritage item, it will be necessary to lodge a 
Statement of Heritage Impact; 


2. All development of heritage items must be designed by a Registered Architect; 


3. All development of heritage items must be designed to respect the heritage 
significance of these places in terms of: 


 Setting; 


 Scale; 


 Form; 


 Materials and colours; 


 Fenestration; 


 Fencing; 


 Landscaping. 


4. Original fabric and landscape elements that contribute to the significance of a 
heritage item should be retained; 


5. Outbuildings should be located to the rear of heritage items and outside  important 
view corridors to or from the place; 


6. Additions should maintain the integrity of the heritage item by retaining the 
significant fabric and form of the place and should be smaller in height and scale 
than the existing building to maintain views and vistas to the heritage item; 


7. Modern technologies (e.g. solar electricity collectors, TV aerials or satellite dishes) 
are to be located on roof slopes facing the rear yard of heritage items and should 
not be visible from the public domain nor intrude into significant view corridors to 
or from the place; 


8. Garages and carports should be located as far behind the front building alignment 
as possible and should not be incorporated into the front façade of a heritage item. 



http://www.heritage.nsw.gov.au/
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Development in heritage conservation areas 


9. Where a proposal involves development within a heritage conservation area, it will 
be necessary to lodge a Statement of Heritage Impact; 


10. All development within heritage conservation areas must be designed to respect 
the heritage significance of the area in terms of: 


 Character; 


 Setting and views; 


 Scale; 


 Form; 


 Setbacks; 


 Materials and colours; 


 Fenestration; 


 Fencing; 


 Carparking; 


 Landscaping. 


11. 11. Modern technologies (e.g. solar electricity collectors, TV aerials or satellite 
dishes) are to be located on roof slopes outside primary view corridors to or from 
the place and should not be visible from the public domain nor intrude into 
significant view corridors to or from the place. 


Development in the vicinity of a heritage item 


12. Development in the vicinity of a heritage item shall be designed to respect and 
complement the heritage item in terms of:  


 Scale; 


 Materials, colours and finishes; 


 Building and street alignment; 


 Landscaping and fencing. 


13. Development in the vicinity of heritage items is to minimise the impact on the setting 
of the heritage item by: 


 Retaining and respecting significant views to and from the heritage item; 


 Retaining original or significant landscaping (especially plantings 
associated with the heritage item); 


 Providing an adequate area around the place to allow interpretation of the 
heritage item.  


Development of Archaeological Sites 


14. The Council may grant consent to carry out development involving the excavation 
or filling of land or the erection (involving disturbance of land) or demolition of 
buildings on land which is an archaeological site that has non-Aboriginal 
significance or a potential archaeological site that is reasonably likely to have non-
Aboriginal significance only if:  


 It has been considered an archaeological report; and 


 It is satisfied that any necessary excavation permit required by the 
Heritage Act 1977 has been granted.    


Subdivision 


15. Subdivision of an allotment that includes a heritage item should not be allowed 
unless it can be demonstrated that an adequate curtilage of the heritage item is 
retained and important views corridors conserved. 


Signage 


16. The significant architectural detailing of a heritage item, or places within a heritage 
conservation area, is not to be obscured by commercial signage; 


17. The façade of a heritage item should not be painted in a corporate colour scheme, 
especially where the colour is inappropriate in the heritage context or when the 
façade is traditionally unpainted; 
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18. Backlit signs and neon signs should only be allowed for under-awning signs on 
commercial buildings that are heritage items or within heritage conservation areas; 


19. Advertising structures should not obstruct or dominate important views to or from 
a heritage item or within a heritage conservation area. 


Adaptive Reuse 


20. Adaptive reuse of a heritage item or places within a heritage conservation area 
should involve minimal change to the significant fabric of the place, particularly 
features that contribute to the streetscape; 


21. Adaptive reuse of a heritage item or places within a heritage conservation area 
should consider significant associations and meanings of the place. 
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18. Repealed 
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19. Used Clothing Bins  


Applies to 


This section applies to charity bins located on either private or Council land.  


Background 


Used clothing bins are considered beneficial for the local community as they provide a means 
for residents to dispose of unneeded clothing items whilst providing an avenue for charities 
to obtain clothing donations from the public to provide goods, services and financial relief for 
disadvantaged people.  Furthermore, clothing bins have the capacity to divert a substantial 
amount of recyclable material from landfill, thus ensuring the continued protection of the 
environment. The use of clothing bins is important as it supports both charitable causes and 
local residents in need. 


Objectives  


a) To recognise used clothing bins form a legitimate and appropriate means of social support 
while encouraging the recycling of unneeded clothing. 


b) To allow for the operation of used clothing bins in a manner which limits adverse impacts 
upon visual amenity, health amenity, existing landscaping and the safety of pedestrians 
and vehicles. 


c) To control the number and location of used clothing bins within the Liverpool LGA. 


d) To regulate the size, appearance and maintenance of used clothing bins. 


e) To provide Council with legal protection from issues that may arise with regard to the 
placement and operation of used clothing bins. 


General controls for all Used Clothing Bins 


1. Used clothing bins are permitted in all business zones, the private recreation zone and 
on compatible sites such as educational establishments and places of public worship. 


2. A used clothing bin is permitted on RE1 zoned land, only if the land adjoins a business 
zone and Council permission is obtained. 


3. A maximum of 8 square metres must be identified in each development application for 
retail/shopping centre, schools and places of public worship for the future placement of 
used clothing bins.  


4. A maximum of 2 used clothing bins are permitted on each shopping centre site. The bins 
at each shopping centre location/or other site are to be operated by the one charity 
organisation. Council reserves the right to use its discretion in determining whether 
additional bins are appropriate, and whether the site is considered suitable.  


5. A used clothing bin must clearly display the name and telephone number of the operator 
and not exceed the following dimensions:  


- Width: 1.2 metres 


- Depth: 1.3 metres 


- Height: 1.9 metres 


6. The used clothing bin is to be placed on a concrete slab to allow all weather use. 


7. The organisation owning the clothing bin will maintain the bin and its immediate 
surroundings in a neat and tidy condition at all times and operate it in such a manner so 
as to minimise any form of nuisance. The bin itself should be kept free of graffiti. 


8. Illegally dumped materials within a 5 metre radius of a used clothing bin must be 
removed by the organisation owning the bin within 24 hours of being informed by 
Council. 
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9. A used clothing bin must be emptied at least twice every week or within 24 hours of 
being notified by Council of the necessity to do so. 


10. Used clothing bin should be readily accessible and are not to be located in a designated 
car parking space and manoeuvring areas, nor in such a way that contravenes any 
condition of development consent applicable to the site. 


11. Used clothing bin proposed to be placed on privately owned land must be supported by 
a letter giving the consent of the owner of that land. 


12. A used clothing bin must not be located in a position where it could cause an obstruction 
to pedestrian and cycle paths, affect vehicular sightlines, on a road verge or in a manner 
which contributes to a potentially dangerous situation. 


13. At no time will a used clothing bin be permitted on Council’s footpaths, cyclepaths or 
nature strips.  


14. Council reserves the right to direct the replacement of a used clothing bin that has 
become damaged or dilapidated. 


15. A used clothing bin will not be permitted in a particular location if, in the opinion of 
Council, the bin will result in an unacceptably adverse visual impact upon the 
surrounding area. 


16. Each used clothing bin is to be left in the approved location and if moved by accident, or 
by any other persons, it is to be relocated to the correct position by the owner of the bin 
within 48 hours of being notified by Council. 


17. The owner of a charity bin shall be responsible for compliance with any conditions 
imposed by the NSW Department of Gaming and Racing and the Charitable Fundraising 
Act 1991. 


18. Breaches of conditions of any development consent granted can lead to the service of 
Order by the Council or a prosecution or any other action under the provisions of the 
Environmental Planning and Assessment Act 1979. 


Additional controls for Used Clothing Bins on Council owned land 


19. An application for the placement of a used clothing bin must be in writing and must 
address the following criteria: 


a. The name of the company which will be operating the bin, and the name and contact 
details of a designated contact person within that company who has control of 
locating and servicing their bins. 


b. Proof of membership with the National Association of Charitable Recycling 
Organisations. An application for the placement of a charity bin will only be approved 
if the owner of the bin is registered with the National Association of Charitable 
Recycling Organisation (NACRO). Approved bins are to at all times carry a label, as 
issued by NACRO, identifying that the owner is a member of that organisation.  


c. A copy of the current insurance policy which indemnifies Council against any claims 
that could arise from the operation of the bin. 


d. A detailed map which shows: 


1. The location of the proposed bin, 


2. The location of any other bins located within 500 metres of the proposed 
location, 


3. The location of any other bins controlled by the applicant/operator that are 
located within the Liverpool LGA, 


4. Details of the bins dimensions, signage, materials and method of installation, 


5. Details of the maintenance arrangements for the bin itself (including removal of 
graffiti) and the area around the bin (including the removal of excess clothing 
and general waste), 







 


Liverpool Development Control Plan 2008  Used Clothing Bins  
Part 1 82 


6. Details of the frequency and method with which the bin will be emptied. 


20. The organisation owning the used clothing bin shall carry public liability insurance 
providing cover against third party injury or damage. The owner of the bin must submit 
written evidence of public liability insurance naming Liverpool City Council as an 
additional insured party and providing a limit of indemnity not less than $20 million. 
Details of the insurance cover are to be lodged with Council at the time of making the 
application for approval.  


21. The siting of used clothing bins on Council land is permitted only with the written consent 
of Council. 


22. The cost of any necessary improvements to Council owned land is to be borne by the 
bin owner. 


23. Approval to place a used clothing bin on Council land is conditional on: 


- There being no detrimental impact to the amenity of the area where the charity bin 
is proposed to be located, 


- Any other condition considered appropriate by Council.  


24. The applicant will comply with the criteria endorsed by NACRO in relation to the use and 
operation of the used clothing bin. 


25. The owner of any charity bin placed on Council property without Council’s permission or 
not carrying a NACRO membership label will be given a written direction to remove the 
bin.  


26. Council will review the location of the bin after an initial period of twelve (12) months and 
may require removal/relocation if the bin and surrounds is not managed appropriately. 


27. Council will retain the authority to require that any bin, approved or otherwise, shall be 


removed at any time after reasonable notification. 
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20. Car Parking and Access 


Applies to 


This section applies to development, which generates the need to provide car parking and 
loading facilities, generates vehicle and pedestrian movement and potentially generates the 
need for public transport. 


Background 


Most development generates vehicle and pedestrian movements.  There is a need to 
achieve a balance between the need to minimise adverse impacts on the immediate 
neighbourhood, the street network and adjoining developments.  Some developments, due 
to their scale may require changes to the transport networks. 


Good design integrates vehicle access and car parking into the development concept so that 
it is convenient for the users and safe for pedestrians and vehicles.  Access and car parking 
needs to be carefully considered so that it is balanced with landscape elements and does 
not dominate the appearance or character of a development. 


Objectives  


a) To ensure that adequate parking space and service facilities are conveniently located 
on site to satisfy the reasonable demand created by the development. 


b) To ensure that access is designed to accommodate the size and volume of vehicles 
likely to visit the site. 


c) To ensure that loading facilities are provided for vehicles likely to service the site. 


d) To ensure where appropriate that car parking and the manoeuvring of commercial 
vehicles are separated in the interest of safety and amenity. 


e) To ensure that adequate landscaping/tree planting is provided to improve amenity and 
reduce visual impact of car parking and loading areas. 


f) To ensure that car parking and driveways do not interfere unreasonably with the amenity 
of the neighbourhood. 


g) To ensure the provision of the appropriate car parking depending on location. 


h) To ensure that where a development generates the need to augment the local transport 
network that the development contributes to that work.  


i) To provide highly accessible end-of-trip facilities for bicycle riders, and to provide a 
network of cycleways which encourages active travel. 


j) To provide safe facilities by ensuring adequate manoeuvring space, and separation 
where appropriate, between bicycles and motor vehicles in parking areas. 


k) To ensure pedestrian and vehicle safety. 


Controls 


The controls for Car Parking and Access are contained within clause 20.1 through 20.7. Bicycle 
parking, facilities, and infrastructure requirements are contained within this section for all 
development. 


20.1 Overall Design Considerations 


The layout of a car parking area shall consider the entire facility, including car parking 
modules, landscaping, circulation aisles and roadways, access driveways and, if necessary, 
frontage road access as an integrated coordinated design. The management of traffic within 
a car parking facility should take into account: 
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1. The need for traffic to move to and from the frontage road with minimum disruption to 
passing traffic and maximum pedestrian safety. 


2. Provision of adequate capacity in circulation roadways and aisles to handle peak hour 
movements without congestion. 


3. Avoid as far as practicable conflicts between intersecting streams of circulating traffic. 


4. Minimum length travel paths between entry/exit points and car parking spaces. 


5. Safe treatment of points of conflict with pedestrians and other road users. 


20.2 Vehicular Access Arrangement and Manoeuvring Areas 


Background 


The location, type and design of vehicular access points to a development can have 
significant impacts on the streetscape, the site layout and the building façade design.  


The design and location of vehicular access to developments should minimise traffic 
impacts, including pedestrians and vehicles conflicts, on footpaths, particularly along 
pedestrian priority places, and visual intrusion and disruption of streetscape continuity.  


Objectives 


a) To ensure all driveways and access points are designed to Australian Standards  


b) To minimise any negative impacts of vehicular access points on the public footpath   


c) To ensure efficient traffic flow. 


d) To minimise impact of driveway crossovers on pedestrian safety and streetscape 
amenity.  


e) To minimise stormwater runoff from uncovered driveways and parking areas.  


Controls 


1. If driveways are proposed from a classified road approval is required from the Roads 
and Maritime Services (RMS). 


2. Vehicular egress and entrances must be integrated into the building design so they are 
visually recessive. This can be achieved by locating the opening a small distance behind 
the front façade.  


3. Where practicable, adjoining buildings are to share or amalgamate vehicle access 
points. Internal on site signal equipment is to be used to allow shared access. Where 
appropriate, new buildings should provide vehicular access points so that they are 
capable of shared access at a later date. 


4. Access ways to underground parking should be sited to minimise noise impacts on 
adjacent habitable rooms, particularly bedrooms. 


5. Vehicular access may not be required or may be denied to some heritage buildings. 


6. Vehicle access ramps parallel to the street frontage will not be permitted;  


7. Doors to vehicular access points are to be roller shutters or tilting doors set back from 
the building façade; and  


8. Vehicular entries are to have high quality finishes to walls and ceilings as well as high 
standard detailing. No service ducts or pipes are to be visible from the street. 


20.3 On-Site Car Parking Provision and Service Facilities by Land Use 


Background 


On-site parking includes underground (basement), surface (at grade) and above ground 
parking, including parking stations. 
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Objectives 


a) To facilitate an appropriate level of on-site parking provision to cater for a mix of 
development types. 


b) To minimise the visual impact of on-site parking. 


c) To provide for adequate space for parking and manoeuvring of vehicles including service 
vehicles and bicycles. 


d) To enable the conversion of above ground parking to other future uses. 


e) To recognise the complementary use and benefit of public transportation and non-
motorised modes of transport such as bicycles and walking.  


Controls 


1. Where a proposed use is, in the opinion of Council, unusual and not appropriately dealt 
with by the parking rates, the RMS guidelines to Parking rates may be used to guide 
the required parking rate. 


2. Basements cannot extend out of the ground more than 700mm at the street front of a 
site and 1200mm at the rear unless site conditions are such that minor variations are 
require.  


3. Provide natural ventilation to underground parking areas, where possible. Ventilation 
grills must be: 


 integrated into the overall façade and landscape design of the development; 


 only located on the secondary streets and service lanes; and 


 oriented away from windows of habitable rooms and private open space areas. 


4. Tables 11, 12 and 13 outline the number of car parking spaces and any other facilities 
required for the accommodation of vehicles on site for each land use type. In proposals 
where calculations of car parking requirements result in fractions of spaces being 
required, the fraction will be rounded up to the nearest whole space. Where 
developments comprise separately defined facilities, for example a hotel with a 
restaurant; the relevant requirements of each facility must be satisfied. 


5. For Development Applications that propose composite developments such as shopping 
malls, retail plazas (and the like) the common or shared areas (e.g. toilets, corridors) 
are excluded from the LFA. 


Car Parking Provision in Liverpool City Centre 


Off-street car parking shall be provided in Liverpool City Centre in accordance with Clause 
7.3 of Liverpool Local Environmental Plan (LLEP) 2008, Car parking in Liverpool city centre 
(where the land is zoned B3 — Commercial Core or B4 — Mixed Use) and Section 4.4.2 of 
Part 4 LDCP 2008. 


Off-Street - Car Parking Provision other than Liverpool City Centre 


Off street car parking provision and service and loading provision shall be provided in 
accordance with Table 11.  
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  Table 11 Car Parking, Servicing and Loading Provision 


Land Use Minimum Number of Car Parking 
Spaces 


Service and Loading 


Boarding houses 1 space per, 2 bedrooms or 1 space per 3 
beds, whichever is the greater 


Servicing facilities for 1 
small rigid vehicle 


Bulky Goods Premises (in 
the B5 zone) 


Developments of LFA < 600sqm: 1 space 
per 30sqm LFA, 


Developments of LFA 600 to 3,000sqm: 1 
space per 90sqm LFA, 


Developments of LFA  > 3,000sqm: 1 
space per 150sqm LFA 


Developments of LFA < 
600sqm require occasional 
access for an articulated 
vehicle and service facilities 
for a heavy rigid vehicle 


Developments of LFA > 
3,000sqm require service 
facilities for an occasional 
articulated vehicle 


Caravan Parks and 
Camping Areas 


1 space per unit/site plus  


1 space per employee 


 


Waste collection vehicle 
service access 


Loading space for a coach 


Child care centres   


Residential & industrial 
zones 


1 space per staff member and 1 space 
per 10 children 


(Stack parking of employees cars, 
maximum 2 deep, will be considered if 
there is good design for flow-through of 
short term car parking) 


Pick up and set down of children must 
address their safety 


Service facilities for a van 


Business zones  1 space per 35sqm of LFA Service facilities for a van 


Drive-in food Outlets 


For type definitions refer to 
Appendix 1 in Part 1 


Type 1 - 1 space per 8sqm of LFA 


Type 2 - 1 space per 8sqm of LFA plus 1 
space per 5 seats 


Type 3 - 1 space per 6 seats plus queuing 
area for 10 cars 


Waste collection vehicle 
service access 


Service facilities for a heavy 
rigid vehicle 


Drive-in Liquor Stores Parking while browsing is provided for 
without interfering with through traffic 
Internal roadway:  


Two parallel lanes, minimum 3m wide, 
with queuing min. length 30m.  


Entry & exit driveways min 4m wide & 
minimum 1m apart 


Waste collection vehicle 
service access 


Heavy rigid vehicle service 
facilities 


Dwelling houses 2 spaces   


Educational 
establishments 


  


Rural, Residential & 
Industrial zones 


1 space per 1 staff member, plus 1 space 
per 30 students 


Car parking is to be convenient to the 
distribution of destinations on campus 


A traffic and car parking report will be 
required, as these uses are land 
intensive, including student car traffic 
generation 


Loading facilities for a coach 
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Land Use Minimum Number of Car Parking 
Spaces 


Service and Loading 


Business zones  1 space per 35sqm of LFA 


A traffic and car parking report will be 
required, as these uses are land 
intensive, including student car traffic 
generation 


 


Entertainment facility 1 space per 10sqm LFA of audience area 
or per 6 seats whichever is the greater 
OR subject to traffic report (at the 
applicant’s expense) if required by 
Council, due to the scope of a particular 
development 


Service access for a small 
rigid vehicle 


Exhibition home 
Exhibition villages 


5 spaces per dwelling used for exhibition 
purposes 


Temporary car parking can use the front 
setback area 


 


Group homes -
(transitional & permanent 


1 Space per employee, plus 


1 space per 4 bedrooms 


 


 


Health consulting rooms 
& veterinary hospitals 


3 spaces per consulting room or health 
care professional, whichever is greater, 
plus 


1 space per person employed on the 
premises, plus any residential 
requirement 


Service access for an 
occasional small rigid 
vehicle 


Home business Home 
occupation Home industry 


1 space per employee not resident on the 
site plus the residential requirements 


Service access for an 
occasional small rigid 
vehicle 


Hospitals A traffic and car parking report will be 
required to define the need and 
demonstrate its fulfilment 


Car parking is to be convenient to the 
distribution of destinations on site 


Service facilities for a heavy 
rigid vehicle 


Facilities are designed for 
waste collection 


Hotel accommodation 


(Reductions available if 
peaks of facilities do not 
coincide) 


1 space per room/unit plus 


1 space per 2 employees engaged in 
accommodation  


For developments exceeding 200 
bedrooms, provision must be made for 
short-term lay by for a tourist coach, 
couriers and taxis 


Waste collection vehicle 
service access 


 


Loading facilities detailed in 
Sub Section 4 


Industry 1 space per 35sqm of office LFA 


1 space per 75sqm factory/warehouse 
LFA or 1 space per 2 employees, 
whichever is the greater 


Warehouse developments of GFA 
>1000sqm:  1 space per 250sqm in GFA 


Developments of LFA > 
1,000sqm require 
occasional access for an 
articulated vehicle 


Service Facilities detailed in 
Section 4 


Landscape and garden 
supplies 


Minimum 15 spaces plus 1 space per 
200sqm of nursery site area 


Service access for a heavy 
rigid vehicle 
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Land Use Minimum Number of Car Parking 
Spaces 


Service and Loading 


Markets 2.5 spaces per stall Occasional access for an 
articulated vehicle (to 
transport temporary 
structures) 


Loading facilities to be 
convenient to stalls 


Materials recycling or 
recovery centre 


Traffic Report Required  


Medical centres  1 space per 25sqm of LFA for typical 
situation 


Traffic report required where specialised 
services are provided 


Developments > 2,000sqm 
LFA require waste collection 
vehicle service access 


Multi dwelling housing 
and residential flat 
buildings 


  


Residential & Business 
zones  


1 space per small dwelling (< 65sqm) or 1 
bedroom 


1.5 spaces per medium dwelling (65 - 
110sqm) or 2 bedrooms 


2 spaces per large dwelling (> 110sqm) or 
3 or more bedrooms 


1 visitor car space for every 4 dwellings or 
part thereof 


Service access for 
removalists and garbage 
servicing 


Office premises   


Business zones  1 space per 35sqm of LFA 


 


Developments of LFA > 
2,000sqm require waste 
collection vehicle service 
facilities 


Place of Public Worship   


Rural, Residential & 
Recreation zones 


1 space per 5sqm LFA or 1 space per 6 
seats, whichever is the greater OR 
subject to traffic report (at the applicant’s 
expense) if required by Council, due to 
the scope of a particular development 


Service access for a small 
rigid vehicle 


Business zones  1 space per 35sqm of LFA Service access for a small 
rigid vehicle 


Industrial zones 1 space per 70sqm of LFA Service access for a small 
rigid vehicle 


Recreation facilities    


Industrial & Recreation 
zones 


Gymnasia, Fitness Centres and Indoor 
Cricket 1 space per 22sqm of LFA 


Tennis or Squash Court & Bowling Alleys 
- 3 spaces per court/alley 


Bowling Green 30 spaces for first green 
and 15 spaces for each additional green 


Other sports subject to traffic report 


Service access for a small 
rigid vehicle 
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Land Use Minimum Number of Car Parking 
Spaces 


Service and Loading 


Business zones  1 space per 20sqm of LFA 


 


For major or large recreation facilities a 
traffic report may be required.  


Service access for a small 
rigid vehicle 


Registered club   


All areas  1 space per 5sqm of LFA of uses under 
license OR a traffic report 


Service access for a small 
rigid vehicle 


Waste collection vehicle 
service access 


Restaurant   


Residential zones 
(where permitted) 


1 space per 7sqm of LFA of uses under 
license OR 1 space per 3 seats, 
whichever is the greater 


Waste collection vehicle 
service access 


Business zones  1 space per 20sqm of LFA Waste collection vehicle 
service access 


Industrial zones 1 space per 7sqm of LFA of uses under 
license OR 1 space per 3 seats, 
whichever is the greater 


 


Waste collection vehicle 
service access 


Retail premises   


Business zones  Developments of LFA < 12,000sqm: 1 
space per 20sqm LFA, 


Developments of LFA 12,000 to 
30,000sqm: 1 space per 25sqm of LFA, 


Developments of LFA > 30,000sqm: 1 
space per 30sqm LFA 


Developments of LFA < 
4,400sqm require service 
access for an articulated 
vehicle 


Service Facilities as per 
Section 4 


 


Transport depot Traffic Report Required  


Roadside stalls 4 spaces per stall Occasional access for an 
articulated vehicle (to 
transport temporary 
structures) 


Loading facilities to be 
convenient to stalls 


Service station 2 spaces per fuel outlet plus 


3 spaces per service bay plus1 spaces 
per employee 


1 space per 20sqm of LFA of any 
convenience store 


Service access for an 
articulated vehicle 


Service facilities for a heavy 
rigid vehicle 


Serviced apartments 1 space per bedroom/suite plus 1 space 
per 2 employees 


 


Service access and facilities 
for an occasional heavy 
rigid vehicle (e.g. Furniture 
van) 


Sex service premises (in 


Industrial Areas) 
1 space per 70sqm of LFA or 1.5 car 
spaces per employee, whichever is the 
greater 
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Land Use Minimum Number of Car Parking 
Spaces 


Service and Loading 


Vehicle Repair Station   


Business zones  1 space per 70sqm of LFA Service access for a small 
rigid vehicle 


Industrial zones 1 space per 70sqm of LFA Service access for a small 
rigid vehicle 


Vehicle showroom 1 space per 130sqm  


Veterinary hospital 1 space per 35sqm of LFA  


Business zones  1 space per 20sqm LFA Service access for a small 
rigid vehicle 


Warehouses  1 space per 35sqm of office LFA 


1 space per 75sqm factory/warehouse 
LFA or 1 space per 2 employees, 
whichever is the greater 


Where it can be shown that employee 
numbers will be significantly less than the 
required car parking provision, some of 
the car spaces may be set aside as 
unformed car parking 


Warehouse developments of GFA 
>1000sqm:  1 space per 250sqm in GFA 


Developments of LFA > 
1,000sqm require 
occasional access for an 
articulated vehicle 


Service Facilities detailed in 
Section 4 


 


Disabled Off-Street Car Parking 


Disabled car parking shall be provided in accordance with Table 12 for car parking areas 
over 20 spaces: 


Table 12 Disabled Car Parking Provision 


No of spaces Land Use 


1 per 100 spaces Retail, Commercial, Industry or Transport 


2 per 100 spaces Community, Recreation, Accommodation or Education 


3 per 100 spaces Entertainment or Health 


 


Bicycle Parking and Cycling Facilities  


1. Bicycle parking and cycling facilities shall be provided in accordance with Table 13 
below. 


2. Bicycle parking and cycling facilities shall be clearly signposted and located in an area 
that is convenient to access from within the building(s) and from the street/public path.  


3. In multi-storey developments, bicycle parking and cycling facilities for residents and staff 
shall be located on the ground floor, or first basement level close to entry/exit points, to 
ensure they are secure and easily accessible by staff and tenants. The design of 
buildings must ensure: 


- areas between bicycle parking and the street have a courtesy ramp, if stairs are 
the primary means of access, 


- paths between the entry point and bike parking and cycling facilities shall be 
wide enough to accommodate a person walking a bike (particularly around 
corners) 


- paths adjacent to a driveway are visually or physically separated and marked, 
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- bike cages or lockers within basement car parks are not located in, or create, 
concealed spaces.  


4. Any bicycle parking for visitors or customers shall be located adjacent to the main entry 
point. In developments with multiple entry/exit points, the share of bicycle parking can 
be divided between each entry point, as per expected demand and design of the 
development. 


5. End-of-trip facilities (showers and change rooms) are to be provided at the rate of 1 per 
10 employee bicycle spaces. Where less than 4 facilities are proposed, they should be 
unisex. End-of-trip facilities are optional for residential uses or for visitors to other 
developments. 


6. Where shower facilities and change rooms are provided, they should be located adjacent 
to the employee bicycle parking. This may be near the main entrance/lobby of the 
building, or in some instances the service entry. 


7. At least one personal locker is to be provided for each Class 1 or 2 bicycle parking space. 


 
Note: Bicycle parking facilities have the same classification as Cycling Aspects of Austroads 
Guidelines and are classified as: 


- Class 1. High security facilities are suitable for all-day or night parking. This includes fully 


enclosed individual lockers. Refer to AS 2890.2 


- Class 2. Medium security facilities are appropriate for all-day parking in many areas. These 


facilities include a lockable shelter/enclosure fitted with Class 3 facilities. Refer to AS 


2890.2 


- Class 3. Low security facilities are appropriate for short-medium stay parking in highly 


visible areas. This includes bicycle rails/racks where the wheels and frame can be locked 


to the rack (traditional ‘toaster’ racks where the front wheel only is secured is not an 


appropriate facility). 
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Table 13 Bicycle Parking Provision 
Land Use Employee/Resident Parking 


Spaces (Class 1 or 2 facility) 
Visitor/Customer Parking 
Spaces (Class 3 facilities) 


Residential   


Residential Flat Buildings, Multi-
Dwelling Housing 


1 per 2 units, or 1 for every 4 
bedrooms (whichever is greater).* 


1 per 10 units. 


Boarding Houses, Hostels & 
Group homes 


1 per 10 beds. 1 per 10 units/rooms. 


Seniors Housing 1 per 10 staff & 1 per 20 units 2 per centre 


Caravan Parks, Tourist & 


Visitor Accommodation 


1 per 10 staff. 1 per 20 bedrooms/sites.  


Commercial   


Bulky Goods Premises, Garden 
Centres, Hardware and Building 
Supplies premises, Industrial 
Retail Outlets, and Rural 
Supplies. 


1 per 1000sqm GFA or 1 per 10 
staff (whichever is greater) 


1 per 1000sqm GFA  


Cellar Door premises, Kiosks, 
Roadside Stalls and Timber 
Yards. 


Not Applicable Not Applicable 


Office Premises 1 per 200sqm of GFA. 1 per 750sqm GFA 


Other Retail and Business 
Premises (>500sqm GFA) 


1 per 10 staff or 1 per 200sqm 
GFA (whichever is greater) 


2 plus 1 per 100sqm GFA 


Shopping Centres 1 per 300sqm LFA 1 per 500sqm LFA 


Industry, Depots, 
Warehouses & Distribution 
Centres 


1 per 10 staff (or 1 per 10 car 
spaces if staff numbers are 
undetermined) 


Nil 


Rural Industry (Fixed 


Location) 


Not Applicable Not Applicable 


Community/Other   


Medical Centres and Health 


Consulting Rooms 


1 per 10 staff 2 per centre, plus 1 for 
every 5th consulting room 


Educational Facilities 1 per 10 staff 1 per 10 students 


Child Care Centres 1 per 10 staff 2 per centre 


Community Centre/Museums 1 per 10 staff 2, plus 1 per 1500sqm GFA 


Places of Public Worship 1 per 10 staff 1 per 20 seats 


Libraries 1 per 10 staff 4 plus 1 per 200sqm GFA 


Registered Club & Function 
Centres 


1 per 10 staff 1 per 140sqm GFA 


Recreational Facilities   


Major Facilities 1 per 1500 spectator places 1 per 250 spectator places 


Swimming Pools 1 per 10 staff 1 per 15sqm of pool 


Other Indoor Facilities 1 per 10 staff 2 plus 1 per 100sqm GFA 


*The storage of bicycles for a unit in a residential flat building or multi-dwelling housing may be 
combined with a unit’s allocated basement storage area. The bicycle parking space may also be 
combined with a storage room within the dwelling. The area for bicycle parking must be larger than 
a Class 1 locker. If the storage room is in a basement it must satisfy control 3 above.  
 
Bike Paths and Facilities 
The Liverpool Bike Plan provides for new on-road and off-road bicycle routes to be provided across 
Liverpool. In an effort to avoid instances of providing ‘tack-on’ widenings or reconstruction of new 
footpaths, new developments must consider any proposed routes in the Bike Plan. 
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1. Any development which would otherwise be required to rehabilitate, or provide a new 
footpath, shall provide a shared-path (or other facility as specified) if it forms part of a 
route in the bike plan.  


2. In addition to control 1 above, any developments involving more than 10 dwellings may 
be required to join any shared paths (or other facilities) required as part of the 
development with that of other nearby facilities if the paths would not meet.  


3. Shared paths shall be at-least 2.5m wide, and designed in accordance with any 
applicable Council paving policy, the Cycling Aspects of Austroads Guidelines and NSW 
Bicycle Guidelines (RTA). 


4. In an effort to reduce streetscape clutter, regulatory shared-path signage should not be 
installed until a reasonable portion of the route has been constructed (e.g. a length of 
approximately 50m or more, such as an uninterrupted length between two streets). 


20.4 Car Parking Design 


Car Space Dimensions 


Table 14 Dimensions of Off-Street Car parking for bays at 90° 


Land use types Width 


 


Length 
1 


Length 
2 


Aisle 
Width 


Tenant, employee and commuter car parking, universities 
(generally all day car parking) 


 


2.4m 


 


5.4m 


 


4.8m 


 


6.2m 


Long-term city and town centre car parking, sport facilities, 
entertainment centres, hotels, motels, airport visitors (generally 
medium term car parking) 


 


2.5m 


 


5.4m 


 


4.8m 


 


5.8m 


Short-term city and town centre car parking, shopping centres, 
department stores, supermarkets, hospitals and medical 
centres (generally short term car parking and where children 
and goods can be expected to be loaded into vehicles) 


 


2.6m 


 


5.4m 


 


4.8m 


 


5.8m 


Car parking for people with disabilities (see next section) 3.2m 5.4m 4.8m 5.8m 


 


1.  Length 1 - Where car parking is to a wall to high kerb not allowing any overhang. 


2.  Length 2 - Where car parking is controlled by wheel-stops or a kerb no higher than 
100mm, which allows 600mm overhang. 


3.  Refer to AS 2890.1: 2004 for more details. 


4.  Adjacent Obstruction - If the side boundary of a space is a wall or fence, or if there are 
obstructions such as columns placed so as to restrict door opening, 300mm shall be 
added to width required for the space. 


5.  Blind Aisles - The end spaces shall be made 1m wider than the remaining spaces. In 
car parks open to the public, the maximum length of a blind aisle shall be equal to the 
width of six, 90-degree spaces unless provision is made for cars to turn around at the 
end and drive out forwards. 


Landscaping within car parking areas 


An outdoor car park with 20 or more car parking spaces must include at least 1 tree per 10 
car parking spaces to the following specifications: 


1. A tree must be a single trunk species to allow a minimum visibility clearance of 1.5m 
measured above natural ground level; and 


2. A tree must be planted in an island bed that is a minimum 2m in width and 4m in length. 


 Layout for car parking spaces 
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Figure 13 Car parking layout 


 


20.5 Internal Driveways 


Gradient 


1. Driveways are to be in accordance with the relevant Australian Standard. The maximum 
change in gradient is to be as shown in the “Maximum Gradients of Internal Driveway” 
diagram (See Figure 3). 


2. Measured parallel to the angle of car parking 1 in 20 (5%); and 


3. Measured at 90° to the angle of car parking – 1 in 16 (6.25%). 
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Figure 14 Driveway gradients 


Widths  


1. For internal driveways between the access driveway and the car parking area the 
minimum carriageway width depends on the number of car parking spaces and service 
bays served.   


2. Consideration should be given to increase these widths where high levels of heavy 
vehicles usage are anticipated.   


3. By definition circulation driveways should not have car parking on them.  


4. The minimum internal driveway widths are to be provided in accordance with Table 4. 
 


Table 15 Internal driveway widths 


 
 


 


 


 


 


 Number of Car Parking Spaces / Service Bays 


1 - 15 spaces and length 
not exceeding 40m 


15 - 40 spaces  Over 40 spaces 


Width 3.5m 5m 6 - 6.5m 
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The following illustrates this table. 


 


 
Figure 15 Internal driveway widths 
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Design 


1. Locate and design car-parking areas so they can be observed by adjoining uses. 


2. Minimise the number of pedestrian and vehicular entry and exit points, and ensure they 
are in close proximity to each other and to nearby active uses. 


3. Staff car parking areas should be separated and secured. 


4. Provide surveillance measures such as security cameras or devices and security guards 
where possible. 


5. Underground car parking areas should provide security grilles in the roofs or upper walls 
to allow some street surveillance. 


6. Lighting must comply with relevant Australian Standards, with brighter lighting located at 
entrances and pedestrian path or accessways.  Lighting should be placed to sufficiently 
illuminate car parking bays as well as the driveways. Light fittings should be vandal 
resistant and easily maintained to ensure continued compliance with the Australian 
Standard. 


7. Clear directional signs must be provided to stairs, lifts, and exits to shops or businesses, 
as well as signs to advise users of security measures in place. 


8. Pedestrian pathways should be integrated into the design and allow for maximum safety, 
especially for people with a disability and people using prams. Pathways should be 
clearly marked and well lit. 


9. Internal driveway should be designed for a low speed environment.   


Loading Facilities 


1. Adequate facilities for servicing developments shall be provided on-site to ensure 
loading/unloading activities do not occur on street and compromise the safety, amenity 
and capacity of the public road system.   


2. Provision for loading facilities shall be provided for development in accordance with AS 


2890.2 – 2002. 


3. Service facilities shall be conveniently located close to service entrances (or other 
building entrances) to discourage loading/unloading in other than the designated areas.   


4. Areas where heavy vehicles are manoeuvring shall be separated from areas of car 
parking or pedestrian movement with safety being the over-riding consideration. 
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20.7 Driveway Crossings 


Location of Driveway Crossings 


1. Driveway Crossings shall be located a minimum distance from the following items: 


- 0.5m from all drainage structures on the kerb and gutter; 


- 1.0m from side property boundaries; 


- 6m from a kerb tangent point of a street corner. 


2. Driveway Crossings should avoid the need to remove existing street trees and any 
replacement tree (species determined by Council) is to be at the development’s cost.  


3. Driveway Crossings should avoid changes to existing public utility infrastructure 
including drainage and any relocation of such shall be the development’s expense. 


4. Where a development site has frontage to a Classified Road, the Driveway Crossings 
should be located on an alternative street. 


5. Where a Driveway Crossing is proposed directly from a Classified Road, a deceleration 
lane may be required. 


6. Locate the entrance at the first Driveway Crossing from the adjacent kerbside lane. 


7. Avoid a driveway layout, which may result in on-street queuing. 


8. All vehicles must enter and leave the property in a forward direction (except in the case 
of dwelling houses and Attached dwellings and Semi detached dwellings). 


9. Locate each Driveway Crossing so that it is clear of all obstructions, e.g. poles, trees, 
which may prevent drivers from having a timely view of pedestrians. 


Design of Driveway Crossings 


1. Design each Driveway Crossing so that it is relatively level within 6m of the site boundary 
or any pedestrian way, the recommended maximum gradient is 5%. 


2. Signpost each Driveway Crossing with appropriate entry, exit and keep left signs. 


3. Decorative Driveway Crossings over the footpath area will only be permitted if it is 
compatible with the amenity of the locality. 


4. In business zones any Driveway Crossing shall be compatible with the existing and 
future paving pattern. 


Second Driveways (for Residential Dwellings) 


1. A second Driveway Crossing for dwelling houses, attached dwellings and semi-detached 
dwellings are to be consistent with the relevant Australian Standards and all other 
provisions in the DCP, specifically: 


- Minimum distances from public domain infrastructure, including drainage 
structures, street signage, bus stops, kiosks, lighting, power poles and the like; 


- Minimum distances from property boundaries and kerb tangent points; 


- Minimum and maximum driveway widths; 


- Cut and fill of the land (including any associated retaining wall); 


- Minimum landscaping requirements for the site, as indicated in the relevant DCP 
provision; and 


- Removal of existing vegetation, including street trees. 


2. Second driveways will only be considered in instances where: 


- The lot width, measured at the lot boundary which faces the road, is greater than 
15 metres; 
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- The combined driveway width between the lot boundary and the face of the 
dwelling is not more than 50% of the total lot frontage, or 12m, whichever is the 
lesser; 


- There is at least a 6m space between driveway crossings, to allow for an on-
street parking space; 


- The existing driveway cannot be augmented; 


- The second driveway will not involve the net loss of any street tree; 


- The second driveway will not reasonably invoke obstruction of a footpath (or 
area outside the property boundary) due to vehicle overhang;  


- The second driveway will not decrease pedestrian and other road user safety 
due to poor visibility to/from the driveway; 


- There is a demonstrated lack of available on-street parking for registered 
vehicles; and 


- The existing driveway, and any garages or carports, approved by Council, have 
not been converted for other uses which reduces the availability of on-site 
parking 


3. An application for an additional driveway must include a dimensioned plan of the site, 
which shows: 


- Location of dwelling; 


- Location of the existing and proposed driveway, including any garage, or 
carport; 


- Width of the property frontage; 


- Distance between existing and proposed layback; 


- Dimensions of the proposed and existing driveways; 


- The area of impervious surfaces and pervious surfaces within the front setback; 


- The area of landscaped area on the site as a whole; and 


- Indication of any vegetation to be removed 
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The following illustrates the requirements for the location of Driveway Crossings. 


 


Figure 16 Locations of Driveway Crossings 
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Width of Driveway Crossings 


1. Driveway crossing widths shall be in accordance with tables 5 and 6.   


Table 16 Car Parking Spaces served by the Driveway Type 


Street 
Frontage 


Number of Car Parking Spaces served by the Driveway Type 


Less than 25 25-100 101-300 301-600 More than 
600 


Heavy 
Vehicles 


Major 1-2 2-3 3-4 4 5 7 


Minor 1 1-2 2-3 3-4 4 6 


2. Major Street Frontage includes Classified Roads and Sub Arterial Roads under Council’s 
Road Hierarchy. 


- Maximum for residential: 6m. 


Table 17 Driveway crossing widths 


Type Entry Width 


 


Exit Width 


 


Minimum 
separation of 


driveways 


Splay at kerb 
line 


Kerb return 
turnout radius 


 W W  S R 


1 3 –  m Combined NA 0.5m - 


2 6 – 9m Combined NA 1m - 


3 6m 4 – 6 m 1 - 3m 1m 2 – 9m 


4 6 – 8m 6 – 8 m 1 - 3m 1m 2 – 9m 


5 Direct feed from a controlled intersection via a public street 


6 8 – 10m 8 –10m 3m 1m 2 – 9m 


7 10 –12m 10 –12m 3m 1m 2 – 9m 


 


Cost of Driveway Crossing Works 


The cost of any adjustment to a public road, including kerb and gutter, road shoulder and 
deceleration lane shall be borne by the development. 


20.8 Pavement requirements 


Access driveways, internal driveways and car parking spaces are to be paved to a standard 
to carry the anticipated loadings, unless otherwise specified elsewhere in the DCP.  Porous 
paving materials will be considered, provided that sufficient detail is provided to show that 
such paving is sustainable. Driveway material must not be allowed to spill or be carried onto 
road pavement.  
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20.9 Transport Impact 


Transport Management Plan 


For major developments a Transport Management Plan shall be submitted with the 
development application.  The Transport Management Plan shall address the following: 


1. The existing traffic environment. 


2. Traffic generation anticipated from the proposed development. 


3. The cumulative impact of traffic in the locality. 


4. The need for traffic improvements in the locality. 


5. The need for public transport works on site and in the locality. 


6. Proposed traffic egress/ingress to Classified/Sub Arterial Roads. 


7. Sight distance and other safety issues. 


Construction Transport Plan 


A Construction Transport Plan may also be required where it is likely that the construction 
phase of a development will have a significant impact on traffic movement in the locality.  A 
Construction Transport Plan shall address the following: 


1. The existing traffic environment. 


2. Traffic generation anticipated from the construction of the proposed development. 


3. The impact on traffic in the locality. 


4. Proposed heavy vehicle routes. 


5. The need for transport management and hours of operation and access in the locality. 


6. Sight distance and other safety issues. 


Cost of Transport Impact Works 


The cost of any works directly attributable to the development, including dedication and or 
construction of road works, traffic management facilities or any public transport facilities 
either on site or off site shall be borne by the development. 
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21. Subdivision of Land and Buildings 


Applies to 


This section applies to development, which involves subdivision of land or buildings. 


Background 


The subdivision of land has a major impact on the use of land in terms of density and type 
of development, impacts on adjoining development, impact on the natural environment, 
demands on public infrastructure, usability of land, access to roads and future development 
potential.  The subdivision of buildings also has impacts on the future management of 
buildings and on the adjoining areas. 


Objectives  


a) To provide a functional, attractive and safe environment for residents that are consistent 
with community standards and needs. 


b) To minimise adverse effects on the natural environment. 


c) To provide for the needs of future users of the land in respect to building requirements 
vehicular and pedestrian access, provision of services and an amenity appropriate to 
the zoning of the land. 


d) Provide for the economic utilisation of the land resource of the area. 


e) To achieve a balance between the development / subdivision of residential, commercial 
and industrial land and the amenity of existing occupants. 


f) To provide for an equitable and efficient distribution of public amenities and services. 


g) To minimise Council's future maintenance costs for roads, services and open spaces. 


Controls 


21.1 Specifications 


Subdivision works shall be carried out in accordance the Council Subdivision Specification. 


Splay corners 


Minimum 6 x 6m splays for all subdivisions involving creation of a road junction. 


 


21.2 Rural Zones – RU1 and RU4 


Minimum lot sizes 


Refer to Liverpool LEP 2008 written statement and the maps for the minimum allotment sizes 
in the RU1 and RU4 zones.  Note that this varies depending on the location. 


Minimum Lot Width  


 The minimum lot width in the RU1 and RU4 zone is 24m.  


Street widths 


All new streets shall be a minimum 20m wide, unless specified elsewhere in a Locality Part 
of the DCP. 


All Weather Roads 


Development involving the creation of new streets in RU1 and RU4 zones will be required to 
provide an all-weather road system to provide a functional and safe vehicular access to each 
allotment or development. 
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Sealing of Roads 


1. Bitumen sealing of the road system will be required on all new roads and existing roads, 
which will be an extension of existing sealed roads unless specified otherwise by 
Council.   


2. Council will not approve the development/subdivision of lands proposing non- dedicated 
road access (e.g. private road systems).  However consideration will be given to the 
creation of a right-of-way to serve allotments having the minimum dedicated road 
frontage but not having road access.   


3. Such right-of-way is to link directly to an existing or proposed dedicated road and 
constructed in accordance with Councils standards.   


4. Minor subdivisions in isolated rural areas require a reasonable standard of all-weather 
access road suitable for all year round access for essential services, i.e. school bus, 
ambulance etc.   


5. Each proposal will be considered on its merits in accordance with the following 
guidelines: 


- The status of the road. 


- Existing road surface condition. 


- Cost of upgrading. 


- Flooding frequency and hazards of creek or river crossings. 


- Potential population catchment. 


- Bush Fire Hazard. 


Electricity 


1. The extension of electricity mains to each allotment within the subdivision is required.   


2. Subdivisions in areas remote from electricity mains may be relieved of this requirement, 
if special circumstances prevail and details of such circumstances are submitted to 
Council, together with the written agreement from Integral Energy. 


Sewerage 


1. Effluent disposal will normally be by way of appropriate on-site disposal.   


2. Where the development is in near proximity to an existing sewered area or where, in the 
opinion of the NSW Department of Health or Council, the land is unsuitable for site 
disposal of effluent, connection to sewerage will be required.   


3. A geotechnical report to support sewerage treatment proposals is to accompany an 
application for onsite sewage management this type of the development. 


Street signage 


1. Street name and information signs shall be provided to facilitate accessibility and 
mobility. 


2. Approval for the naming of all new streets shall be obtained from Council prior to the 
erection of any new street signage. 


21.3 Rural Zone – RU2 and Residential Zone – R5 


Minimum lot sizes 


Refer to Liverpool LEP 2008 written statement and the maps for the minimum allotment sizes 
in the RU2 and R5 zones.  Note that this varies depending on the location. 


Minimum Lot Width  


 The minimum lot width in the RU2 and R5 zone is 24m.  
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Street widths 


All new streets shall be a minimum 20m wide, unless specified elsewhere in a Locality Part 
of the DCP. 


Kerb & Gutter 


1. Development involving the creation of new streets in RU2 and R5 zones shall require 
kerb and guttering and underground stormwater drainage where specified in Council’s 
standards.   


2. Concrete lined table drains shall be required where scour velocities are exceeded and/or 
the soils are susceptible to erosion from stormwater. 


Sewerage 


1. Effluent disposal will normally be by way of appropriate on-site disposal.   


2. Where the development is in near proximity to an existing sewered area or where, in the 
opinion of the NSW Department of Health or Council, the land is unsuitable for site 
disposal of effluent, connection to sewerage will be required.   


3. A geotechnical report to support sewerage treatment proposals is to accompany an 
application for onsite sewage management this type of the development. 


Natural Features 


1. The configuration of the subdivision is to have consideration for natural features such as 
rivers, creeks, topography of the land, tree groupings and prominent natural features.   


2. The design should also consider buffers for conflicting land uses, watercourses, etc. 


Street signage 


1. Street name and information signs shall be provided to facilitate accessibility and 
mobility. 


2. Approval for the naming of all new streets shall be obtained from Council prior to the 
erection of any new street signage. 


Street lights  


Street lighting is to be provided in accordance with AS1158.  


21.4 Residential Zones (Except R5) 


Minimum lot sizes 


Refer to Liverpool LEP 2008 written statement and the maps for the minimum allotment sizes 
in the Residential Zones.  Note that this varies depending on the location. 


Minimum Lot Width  


1. Subdivision of land shall meet the minimum lot width requirements as set out in Table 
18.  


2. Subdivision of land involving the creation of lots less than 300sqm or less than 10m lot 
width shall include the dwelling house as part of the development application.  


3. The subdivision plan will not be released until the dwelling which was approved in 
conjunction with the subdivision is completed to above ground floor level. 
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Table 18 Minimum Lot Widths  


Zones Minimum Lot Size 
(as per LLEP 2008 minimum lot size map) 


Minimum lot Width 


R4 Any lot size shown on the Lot Size Map 
greater than 300sqm  


24m 


R1, R2 600-1000sqm 20m 


R2 450sqm 15m 


R1, R3 450sqm 12m 


R1, R2 400sqm 11m 


R1, R2 300sqm  9m 


R1, R2 300sqm (Area 3) 9m 


R1, R2, R3 300sqm (Area 2) 8m 


R1, R4 300sqm (Area 1) 7m 


Note:  Minor variations may be considered if the average width of the lot is greater than the 
Minimum Lot Width as stated in Table 18.  


Road widths 


All new streets shall be a minimum 18m wide, unless specified elsewhere in Part 2 of this 
DCP. 


Road works  


1. Development involving the creation of new streets in Residential Zones will be required 
to provide fully serviced subdivisions including the provision of a sealed road system 
with drainage, and kerb and gutter, to adequately and safely provide both vehicular and 
pedestrian access to each allotment. 


2. Development in established residential areas shall meet the full cost of kerb and 
guttering across all existing street frontages of any development/subdivision except 
where direct vehicular access is restricted. 


3. Streets adjoining a public reserve shall provide kerb and gutter to adequately and safely 
provide both vehicular and pedestrian access.  Footpaths may also be required. 


Stormwater 


Legal easements of width as determined by the Council Codes and Specifications are to be 
provided over stormwater drains and watercourses.   


Water and Sewerage 


New development will be required to extend augment and meet the full cost of water and 
sewerage reticulations, as arranged with Sydney Water within developments / subdivisions 
plus the cost of connecting to existing services. 


Electricity 


1. Electricity services are to be extended to the development / subdivision and in 
accordance with the requirements of Integral Energy and at full cost to the development.   


2. Underground electricity services will be required except where it can be shown that it is 
not appropriate.   


Street lighting 


Street lighting shall be designed by the applicant to AS1158 and the development will be 
required to meet the full cost of street lighting installation. 


 


Telephone 
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The development will be required to provide for telephone facilities within the design.  Where 
underground electricity is used, underground telephone facilities are also to be provided by 
the development. 


Stormwater Runoff 


Urban stormwater runoff will need to be assessed in terms of satisfactory performance both 
within the development and external to the development to a legal point of discharge. 


Street Tree Planting 


1. Street trees shall be required to be planted in conjunction with the creation of a new 
street or the extension of an existing street.   


2. One street tree shall be planted for each allotment created.   


3. The street trees shall be planted prior to the release of the subdivision certificate.   


4. The trees shall be provided with protection to ensure their survival during the 
construction of buildings in the street.  Refer to Figure 17 for details. 


 
Figure 17 Tree Guard and Planting Details 


Street signage 


1. Street name and information signs shall be provided to facilitate accessibility and 
mobility. 


2. Approval for the naming of all new streets shall be obtained from Council prior to the 
erection of any new street signage. 
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21.5 Industrial and Business Zones 


Road widths 


All new streets shall be a minimum 20m wide, unless specified elsewhere in Part 2. 


Minimum Lot Width  


B1 and B2 zones 


The minimum lot width in the B1 and B2 zones is 20m. 


B6 Zone (Enterprise Corridor) 


1. Development shall not be permitted for a new building (other than a maximum 10% 
addition to an existing structure) in the B6 zone unless the site has a frontage width to 
the Classified road of at least: 


- 30 m, where the site also has frontage to a local street that intersects with and would 
permit access to and from the classified road; or 


- 90m otherwise. 


2. Development for a new building (other than a maximum 10% addition to an existing 
structure) in the B6 zone must not leave adjacent land such that it cannot achieve either: 


- A site frontage with of at least 30m (where the site also has frontage to a local street 
that intersects with and would permit access to and from the Classified Road): or 


- 90m otherwise. 


IN 1, IN 2 and IN 3 Zones (Industrial) 


The minimum frontage for new lots shall be in accordance with Table 19. 


 
Table 19 Frontage Width 


Street Width of 
Frontage 


Classified Roads, Bernera Road, Kurrajong Road and  


Moorebank Avenue 


65m 


Other streets 30m 


Cowpasture Road (Site adjacent to future link road 
across Hinchinbrook Creek to former Hoxton Park 
Airport) 


120m 


Road works  


1. Development involving the creation of new streets in Industrial and Business Zones will 
be required to provide fully serviced subdivisions including the provision of a sealed road 
system with drainage, and kerb and gutter, to adequately and safely provide both 
vehicular and pedestrian access to each allotment. 


2. Development in established areas shall meet the full cost of kerb and guttering across 
all existing street frontages of any development/subdivision except where direct 
vehicular access is restricted. 


3. Streets adjoining a public reserve shall provide kerb and gutter to adequately and safely 
provide both vehicular and pedestrian access.  Footpaths may also be required. 


Street Lighting  


Provide Street lighting to AS1158. 
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Pavement for Heavy Traffic 


Engineering Road Design and Pavement Design will need to provide for heavy traffic 
conditions as specified by Council. 


Water and Sewerage 


New development will be required to extend augment and meet the full cost of water and 
sewerage reticulations, as arranged with Sydney Water within developments / subdivisions 
plus the cost of connecting to existing services. 


Electricity 


Electricity services are to be extended to the developments/subdivision and in accordance 
with the requirements of Integral Energy at full cost to the development.  Integral Energy will 
make determination of the maximum loading of the electricity service, and whether the 
service is provided above ground or underground. 


Telephone 


Developments will be required to provide for telephone facilities.   Where underground 
electricity is used, underground telephone facilities are also to be provided by the 
development. 


Street Tree Planting 


1. Street trees shall be required to be planted in conjunction with the creation of a new 
street or the extension of an existing street.   


2. One street tree shall be planted for every 20m of street frontage.   


3. The street trees shall be planted prior to the release of the subdivision certificate.   


4. The trees shall be provided with protection to ensure their survival during the 
construction of buildings in the street.  Refer to Figure 17 for details. 


Street signage 


1. Street name and information signs shall be provided to facilitate accessibility and 
mobility. 


2. Approval for the naming of all new streets shall be obtained from Council prior to the 
erection of any new street signage. 


 


21.6 Hatchet shaped Allotments 


1. The minimum width of the accessway to a hatchet shaped allotment shall be as shown 
in Table 20. 


Table 20 Hatchet allotment access handle 


No of Allotments Rural and 
Residential 


zones 


Industrial and 
Business zones 


One allotment  5m 7m 


Two allotments 5m 7m 


2. There shall be a maximum of 2 allotments from any access way in the Residential, 
Business and Industrial zones. 


3. Where 2 allotments are proposed to be created having an adjacent access ways to a 
public street, the access ways shall have reciprocal rights of way created over each of 
the access ways in order to minimise separate driveway access points. 
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4. Where traffic generation from use of a hatchet shaped allotment is likely to be 
significant an additional width for the access way may be required. 


21.7 Strata subdivision 


Applications for strata subdivision of buildings, space or land will need to ensure that the strata 
plan is consistent with the development consent particularly the allocation of private and 
common property.  In particular visitor or customer car parking identified in a development 
consent shall remain as common property. 


There must be a minimum requirement of three buildings, spaces, or land parcels for strata 
subdivision. 
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22. Energy Conservation 


Applies to 


This section applies to development involving the use of energy. 


Background 


The ability of development to optimise thermal performance, thermal comfort and day 
lighting will contribute to the energy efficiency of the buildings, provide increased 
amenity to occupants and reduce greenhouse emissions and, with them, the cost of 
supplying energy. 


Objectives 


a) To reduce the necessity for mechanical heating and cooling. 


b) To minimise greenhouse gas emissions. 


c) To provide thermal comfort by minimising temperature variations within buildings. 


Controls 


Residential 


New dwellings, including multi-unit development within a mixed use building and 
serviced apartments intended or capable of being strata titled, are to demonstrate 
compliance with State Environmental Planning Policy – Building Sustainability Index 
(BASIX). A complying BASIX report is to be submitted with all development applications 
containing residential activities. 


Non-Residential 


1. All Class 5 to 9 non-residential developments are to comply with the Building Code 
of Australia energy efficiency provisions. 


2. Improve the control of mechanical space heating and cooling by designing heating/ 
cooling systems to target only those spaces which require heating or cooling, not 
the whole building. 


3. Encourage passive solar designed dwellings. 


4. Improve the efficiency of hot water systems by: 


- Insulating hot water systems. 


- Installing water saving devices, such as flow regulators, 3 stars rated shower 
heads, dual flush toilets and tap aerators. 


5. Reduce artificial lighting and design lighting systems to target only those spaces 
which required lighting at any particular ‘off-peak’ time, not the whole building. 


6. Maximise natural light to reduce reliance on artificial lighting and utilise energy 
efficient lamps, reflectors and fittings to reduce requirements for artificial lighting. 


7. For all commercial office development over $5 million, provide an Energy Efficiency 
Report from a suitably qualified consultant to accompany any development 
application for a new commercial office development. The report is to demonstrate 
that the building can achieve no less than 4 stars under the Australian Building 
Greenhouse Rating Scheme. 
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23. Reflectivity 


 


Background 


Reflective materials used on the exterior of buildings can result in undesirable glare for 
pedestrians and potentially hazardous glare for motorists. Where installed on tall 
buildings, reflective materials may be also a hazard for aircraft. Reflective materials 
can also impose additional heat load on other buildings. The excessive use of highly 
reflective glass is discouraged. Buildings with a glazed roof, facade or awning should 
be designed to minimise hazardous or uncomfortable glare arising from reflected 
sunlight. 


Objectives 


a) To restrict the reflection of sunlight from buildings to surrounding areas and 
buildings.  


Controls 


1. New buildings and facades must not result in glare that causes discomfort or 
threatens safety of pedestrians or drivers.  


2. Visible light reflectivity from building materials used on the facades of new buildings 
must not exceed 20%.  


3. Subject to the extent and nature of glazing and reflective materials used, a 
Reflectivity Report that analyses potential solar glare from the proposed 
development on pedestrians, motorists or aircraft may be required. 
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24. Landfill  


Applies to 


This section applies to development, which involves cutting and or filling of land.  It does not 
involve land cut and filling in conjunction with a development application for a building(s). 


Background 


The cutting and filling of land has the potential to have significant environmental and visual 
impacts on the environment.  


Objectives  


a) To minimise any land cut and filling. 


b) To minimise any adverse impact of land cut or filling on adjoining or nearby lands. 


Controls 


1. All fill applied should be Virgin Excavated Natural Material (VENM), as defined by the 
NSW Department of Environment and Climate Change. Any fill involving material other 
than VENM is subject to referral to the State Government as potential Integrated 
Development or contaminated land assessment. 


2. All filling in the vicinity of native vegetation must be local material (in order to minimise 
the spread of weeds). 


3. Any excavation within the zone of influence of any other building will require a 
Dilapidation Report. 


4. Refer to the section on Salinity if cutting greater 500mm is to be undertaken. 


5. No retaining wall structures will be permitted within any easements such as drainage 
easements.  Retaining walls located on the boundary of two allotments or boundary to a 
public street or public reserve shall be of masonry construction.  Other types of retaining 
wall structure may be permitted if the structure is located wholly within the property. 
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25. Waste Disposal and Re-use Facilities  


Applies to 


This section applies to all applications that propose: 


1. Subdivision and excavation of land. 


2. Demolition of an existing building. 


3. Construction of any development including alterations and additions. 


4. Any development that requires a waste bay or the like. 


Background 


The construction and demolition of buildings and excavations generates the need for waste 
disposal and opportunities to minimise waste disposal and maximise recovery of resources 
from those activities.  For new buildings, the occupation of those buildings generates an 
ongoing need for waste disposal and recycling.  There are potential environmental and 
human health impacts associated with waste generation, storage and disposal.  Under 
current waste legislation there is a need to minimise disposal of waste to landfill and recover 
resources to minimise depletion of natural resources. 


Objectives  


a) To minimise waste produced during demolition and construction of new development 
and maximise resource recovery. 


b) To ensure waste management for the end use of the development is designed to provide 
satisfactory amenity for occupants and provide appropriately designed collection 
systems. 


c) To minimise ongoing waste to landfill and maximise recycling of ongoing waste. 


Controls 


Non-residential development  


Note: Council does not provide waste services to non-residential premises. Owners and 
operators of non-residential premises must engage a private commercial waste contractor 
to remove and legally dispose of the waste their premises generates.  


1. Development applications for all non-residential development must be accompanied by 
a waste management plan that addresses:  


 best practice recycling and reuse of construction and demolition materials,  


 use of sustainable building materials that can be reused or recycled at the end 
of their life,  


 handling methods and location of waste storage areas, such that handling and 
storage has no negative impact on the streetscape, building presentation or 
amenity of occupants and pedestrians, and  


 procedures for the on-going sustainable management of green and putrescible 
waste, garbage, glass, containers and paper, including estimated volumes, 
required bin capacity and on-site storage requirements.  


2. The waste management plan is to be prepared by a specialist waste consultant and is 
subject to approval by Council 


Residential development 


1. Provision must be made for the following waste generation shown in Table 21.  
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Table 21 Waste Generation 


Type of Waste Dwellings (including housing, 
attached and semi dwellings 


and dual occupancy) 


Medium and High Density 
Residential Development 


General Waste 140 litres/week/dwelling 110 litres/week/dwelling 


Recycling 120 litres/week/dwelling 110 litres/week/dwelling 


Green Waste 120 litres/week/dwelling Shared 240 litre bins can be 
provided by Council. 


Numbers of bins will be 
assessed on a case by case 
basis and require provision 


of adequate storage. 


2. In dwellings not exceeding six (6) dwellings, individual waste storage facilities may be 
permitted. In a development of more than six dwellings or where the topography, or 
distance to the street makes access difficult for individual occupants, a collection and 
storage area is required. The storage area must be located in a position which is: 


 Not visible from the street 


 Easily accessible to dwelling occupants 


 Accessible by collection vehicles (or adequately managed by the body corporate 
to permit relocation of bins to an approved collection point), 


 Has water and drainage facilities for cleaning and maintenance; and 


 Does not immediately adjoin private open space, windows or clothes drying 
areas. 


3. Wherever a rear lane is present, the rear lane is to be used for the removal of waste 
provided that it complies as follows:  


 Provides an area of kerbside where the placement of waste bins will not obstruct 
the passage of vehicles; and 


 Has sufficient dimensions for the Council’s contractor’s collection vehicles to be 
able to empty waste bins safely and without damage to property. 


4. Subject to Council collection policy, common waste storage areas are to be sized to 
accommodate the number and size of waste bins that are required, plus enough space 
for the bins to be accessed, manoeuvred in and out for emptying and rotated as 
necessary. Minimum dimensions of the bins can be found in the Council fact sheet, 
‘Waste Management Services for Residential Flat Buildings and Multi Dwelling Housing 


5. The size and number of the waste bins shall be determined having regard to the number 
of dwellings to be serviced, the space available for the presentation of the bins for 
emptying and the need for either on-site access by the waste contactor’s collection 
vehicle or the requirement for bins to be wheeled to the street for collection by the 
contractor. If transferred to the street for collection, the body corporate or a caretaker 
must be responsible for the movement of bins to their collection point and return to their 
place of storage within the time set in Council’s Domestic Waste Policy. If bins are being 
collected from within a development, they are to be presented for emptying to the 
approved collection point by agents of the body corporate and then returned back into 
the storage area by those agents afterwards. 


Waste Management Plan  


1. A Waste Management Plan (WMP) shall be submitted with a Development Application 


for any relevant activities generating waste. The WMP is provided in three sections: 
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- Demolition; 


- Construction; and 


- On-going waste management. 


2. The WMP shall show: 


- Estimated volumes of waste generated according to type; and 


- Details of whether each type of waste material that will be produced on site are 
to be reused, recycled or disposed of and the recycling or waste facilities to which 
those materials will be taken. 


3. The WMP must then be implemented on site throughout the development process, 
demolition, construction and use of the development.  During demolition and 
construction the WMP together with proof of lawful disposal for all waste that is 
disposed of or otherwise recycled from the site must be retained onsite in a Waste Data 
File. Proof is to include a log book with associated receipt/invoices, waste classification 
and site validation certificate.  


All entries in the Waste Data File must include: 


- Time and Date 


- Description and size of waste 


- Waste facility used 


- Vehicle registrations and Company name 


4. The Waste Data File must be made available for inspection by any authorised Council 
Officer at any time during site works and at the conclusion of site works should be 
retained by the person responsible and made available for inspection by authorised 
Council Officers. 


5. A copy of the final Waste Data File shall be submitted by the PCA to Council with a 
copy of the occupation certificate. 


Waste Management Facilities 


1. Waste management facilities shall be provided for in all new buildings (except dwelling 
houses, Attached dwellings, Semi-Detached Dwellings and Dual Occupancy).  These 
shall be designed to ensure that the storage and collection of waste and recyclables is 
user friendly for both the occupant and the waste collection contractor. 


2. Where a communal Waste Management Facility for Multi dwelling housing and 
Residential flat buildings is required, on site storage details are to be submitted on the 
plans and set out as below: 


- Location of space within the dwelling for the separation and temporary storage of 
waste, recyclables and compost with sufficient capacity for a minimum of one days 
waste or recycling 


- Location and design of the Waste Storage and Recycling Area (Bin bay) on the 
premises. This must be readily accessible for both residents and waste and recycling 
contractors. 


- Where applicable design details of any Volume Reduction Equipment.  The use of 
volume reduction equipment (to compact waste materials) may be appropriate 
where space is a problem. In normal circumstances there will not be a reduction in 
area requirements where such equipment is proposed, to accommodate future 
variations to development management and waste disposal options.  Volume 
reduction equipment should not be used on recyclables; removing contaminants 
from compacted recyclables is almost impossible and compacted contaminated 
loads will be rejected by end markets. 
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- For buildings more than three (3) storeys, or where elevator access is required for 
dwellings on the upper levels a waste service room, or compartment must be 
provided on each floor of the building for the intermediate storage of garbage and/or 
recycling. Sufficient space must be allocated for access by residents, storage of 
bins, and easy manoeuvring of bins. 


- The area must be suitably located on premises in terms of accessibility for both the 
occupants and the waste and recycling contractor.  The system for waste 
management must be compatible with available collection services – collection 
occurs at the front of the land. 


- Measures for protecting bins and any associated waste equipment from theft or 
damage are to be indicated within the WMP. 


3. Provision of ongoing waste management facilities shall include: 


- In the case of multi dwelling housing of 8 or fewer dwellings individual 240L waste 
bins are to be provided and stored within the courtyard of each dwelling.  If such 
storage is not possible an easily accessible garbage bin bay is to be provided. 


- In the case of multi dwelling housing of 9 or more dwellings and residential flat 
buildings one or more garbage and recycling enclosures (bin bays) are to be 
provided within the site. 


- Bin bays are to be well ventilated and screened to a minimum height of 1.5m by a 
structure and landscaping.  Construction materials are to be compatible with the 
proposed development and adjoining development.  


- Bin bays or waste service rooms are to be sufficiently open and well lit to allow safe 
use after dark 


- A hose cock for hosing the garbage bin bay and a sewered drainage point are to be 
provided in or adjacent to the bin storage area.  The drainage point should have a 
fine grade drain cover sufficient to prevent coarse pollutants from entering the sewer.  
If the hose cock is located inside the bin storage bay it is not to protrude into the 
space indicated for the placement of bins.  Responsibility for cleaning of all waste 
storage areas should be determined when designing the system and clearly stated 
in the waste management plan.  Frequency of cleaning to eliminate odour and pests 
should also be indicated on the WMP. 


- Sufficient space must be allocated within the bin bays to allow for access to all 
required bins by residents and waste collectors, as well as manoeuvring of bins 
within the bay and for the removal and return of bins by the waste collector. 


- The agreed numbers of bins that will require storage are given as a consent 
condition. 


- In the case of secure developments where garbage and recycling bins are stored 
within the secure area, the WMP needs to indicate: 


- Arrangements for supervised access by Council Contractors to collect waste 
must be shown to the satisfaction of Council; or 


- Arrangements for delivery of bins to kerbside and removal when emptied to 
within the development must be shown.  


- Council waste and recycling contractors are not to be provided with keys, pass 
keys, or other mechanical or electronic means of entry to secure developments. 


Access to waste and recycling storage  


1. Bin bays are to be adjacent to a street frontage, or if not possible then at a designated 
point adjacent to the common access driveway provided sufficient level areas (<5% 
grade) is available for bin collection to be carried out, away from vehicle ramps and 
steps.  The bin bay is to be located so that distance from bin bay to the nearest waste 
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collection point accessible by the collection vehicle is no further than 15m.  The bin bay 
shall be positioned so as to minimise noise impacts on residents from the usage of bins 
and waste or recycling collection. 


2. The access routes should be highlighted on the plan.  Access must be made available 
by wheelchair for occupants.  Bin bays should allow for bins to be wheeled by to the 
street kerb over flat or ramped surfaces with a maximum grade of 7% and not over steps, 
gutters, or landscape edging.  The need for manual handling by collection staff should 
be kept to a minimum.  


3. Residents should not be required to carry waste or recyclables more than 30m to a waste 
storage area such as a bin bay, or in the case of a residential flat building greater than 
three storeys, a waste service room for interim storage of waste and/or recyclables. 
Recycling bins are not to be stored in isolation, but in close proximity to garbage bins or 
chutes. 


4. Waste service rooms or compartments where provided, shall be enclosed and of design 
compatible with the proposed development. Adequate ventilation shall be provided for 
the room or compartment.  Suitable arrangements for transfer of any interim storage to 
the main bin bay are to be indicated in the WMP. 


5. Waste and recycling collection vehicles should be able to service the development 
efficiently and effectively and with no need to reverse.  Current collection vehicles are 
fitted with a left side lifter for handling MGBs, with a minimum height clearance of 3.6 m 
when lifting and 4.7m width when lifting. 


6. Council and waste collection contractor vehicles will not enter private property including 
driveways to collect waste or recycling. 


Other Waste Considerations  


1. In the case of multi dwelling housing or residential flat buildings of more than 25 
dwellings, a designated space reflecting the number of dwellings shall be provided for 
temporary storage of disposed bulky items awaiting Council clean up or contracted 
removal.  The minimum allocated space must be 6sqm, with a minimum height of 2m. 
The space shall be signed as to its purpose. 


2. No waste incineration devices are permitted.  


3. Council will consider applications for buildings more than three (3) storeys or where 
elevator access is required for dwellings on the upper levels that utilise garbage chutes 
as a means of transferring waste from each level to a centralised garbage room, with 
the following criteria: 


- Garbage chute access can only be located within a waste service room or 
compartment. 


- Recycling chutes are not permitted. Recycling bins for interim storage are to be 
proved in each waste service room.  


- Garbage chutes are not to be situated adjacent to habitable rooms 


- Applications must state the material the chute is to be made from, how the chute is 
to be cleaned, how often the chute will be cleaned, how any blockages will be 
removed and any fire protection measures to be used. 


- The waste collection system that the chute feeds into must be stated (compactor, 
carousel, open bin) and suitable for the number of dwellings in the development. 


4. Signage should be in English, and consideration given to other languages reflective of 
the most recent demographics of Liverpool LGA.  Illustrative graphics will form a 
minimum 50% of the area of the signage.  Council can provide appropriate bin bay usage 
signs if required. Signage is to be prominently posted in each bin bay, or waste service 
room indicating that: 
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- Garbage is to be placed wholly within the garbage bins provided. 


- Only recyclable materials accepted by Council shall be placed within the recycling 
bins. 


- The area is to be kept tidy. 


- A telephone number for arranging the disposal of bulky items. 


- Should garbage chutes be incorporated, signage on how to use the chutes is to be 
located prominently next to the chute itself. 
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26. Outdoor Advertising and Signage  


Applies to 


This section applies to applications for Outdoor Advertising and Signage. 


Background 


The provision of signage is an integral part of any business to identify its presence to the 
potential customers.  Depending on the size, number and location, signage may have a 
substantial visual impact on a locality. 


Objectives  


a) To ensure that outdoor advertising signage is complementary to and compatible with 
both the development on which it is displayed and the character of the surrounding 
locality. 


b) To encourage the rationalisation of existing and proposed advertising signs so as to 
minimize the extent of visual clutter caused by the proliferation of signs. 


c) To provide guidelines for the display of outdoor advertising to ensure that they 
communicate effectively and contribute positively to the urban and rural environment. 


d) To ensure that outdoor advertisements are designed and located so that they do not 
adversely affect the safety of motorists and pedestrians. 


Controls 


26.1 Need for Consent 


A combined DA/CC could be submitted to save time in processing the applications. 


26.2 Outdoor Advertising without Consent 


Some outdoor advertisements have a minimal effect on the appearance of the building, 
structure or place where they are displayed and, as such, have a low level of environmental 
impact.  However, if a structure is used to display such advertisements, a construction 
certificate may be required.   


Advertisements without Consent include: 


All Zones 


1. Advertisement other than on a heritage item or in a heritage conservation area which is 
not visible from outside the land on which it is displayed 


2. Temporary signs other than those on awnings provided they comply with the Design 
Criteria in Section 8.7. 


3. A public notice displayed by a public body giving information or direction about the 
services provided. 


4. Signs behind the glass line of a shop window provided they are not flashing or moving 
and do not occupy more than 25% of the shop window for heritage items or 50% in all 
other situations. 


5. Street sign. 


6. Advertisements on a public seat or bus shelter. 


7. Advertisements on motor vehicles used principally for the conveyance of goods or 
passengers. 
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8. Business identification sign not including a moving sign or flashing sign and other than 
on a heritage item or in a heritage conservation area provided they comply with Sub-
section 9.7 Design Criteria. 


Rural Zones 


1. One pole or pylon sign of not more than 2sqm in area and not exceeding 2m in height 
above ground level per lot. 


2. One additional sign of not exceeding 0.75sqm in area on the face of a building where 
the business is carried out in an architecturally compatible manner. 


Residential Zones 


One sign of not more than 0.75sqm in area attached to a solid masonry fence or one pole or 
pylon sign of not more than 0.75sqm in area and not exceeding 2m in height from ground 
level for each business operation or activity. 


Business Zones 


One under-awning sign, one fascia sign and one top hamper sign on each shop or business 
premises. 


Industrial Zones 


1. One pole or pylon sign (including directory board for multiple occupancies) not exceeding 
5sqm in area and 5m in height from ground level for each development. Such a sign is 
to be located within an area of 5 x 3m on either side of the ingress or combined 
ingress/egress, subject to compliance with sight distance requirement. 


2. For multiple occupancy development, one additional company identification sign, not 
exceeding 2 x 0.6m at the entrance to each occupied unit. 


3. For single user development, one additional company identification sign is permitted at 
the rate of not exceeding 1sqm of advertising area per 3m of street frontage or a 
maximum of 50 sqm whichever is the less. 


Real Estate Signs 


1. Real estate signs other than flashing signs or moving signs or those on awnings provided 
they comply with the design criteria specified in Schedule 1 and the following: 


2. In residential or rural premises: 


- Does not exceed 2.5sqm in area; 


- Has returns not exceeding 180mm. 


3. In business and industrial premises does not exceed 4.5sqm in area; 


4. In land development on subdivision does not exceed 6sqm for each 25 lots or part 
thereof.  
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26.3 Outdoor Advertising  


1. All proposals for Outdoor advertising shall 
comply with the following: 


- Conforms to the desired future 
character of the area or zone as 
described in the objectives for the 
zone. 


- Complements the dominant character 
of an urban or rural landscape. 


- Complements the character of a 
building, site or area, e.g. an historic 
building, public garden, view of urban 
or rural landscapes. 


- Conveys the advertiser's message or 
image while conforming to the 
surrounding character. 


- Rationalises or reduces the number of 
existing signs. 


- Does not adversely affect traffic and/or 
pedestrian safety. 


- Complements any established theme 
or pattern of signage. 


- Refers to an approved or lawful use of 
the site or building. 


Limiting sign numbers       Figure18 Signage Requirements 


1. The following design factors are relevant: 


- Number of existing signs on the building (and adjacent buildings); 


- Placement - visibility; 


- Dimensions (including depth); 


- Scale (dimensional or proportional relationship to spaces, other physical urban 
elements including buildings, trees, other signs or people); 


- Shape; 


- Materials, construction details - means of attachment; 


- Colour; 


- Purpose of sign (identification, directional or general advertising); 


- Reflectivity; 


- Means of illumination; 


- Movement; 


- Provision of services; 


- Durability; 


- Maintenance provisions. 
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26.4 Signage Controls in Zones 


Rural Zones 


Objectives 


a) To preserve the rural amenity of the locality. 


b) To minimise the visual impacts of signs in rural areas. 


c) To coordinate tourism signs. 


d) To avoid undue distraction to motorists and to maintain traffic safety on rural roads. 


Controls 


1. One pole or pylon sign is permissible per lot. Sign 
is not to exceed 2sqm in area and 2m in height 
above ground level. 


2. One additional sign is permitted on the face of a 
building where the business is carried out in an 
architecturally compatible manner.  The size of 
the sign is not to exceed 0.75sqm in area. 


3. Illuminated signs are only permitted to operate 
during those times when the business is open for 
trading. 


4. Moveable signs are not permitted. 


5. Signs for tourist facilities are to be considered on 
individual merits. 


6. Signs are not permitted at locations where they are hazardous to traffic. 


7. Third party advertising is not permitted. 


8. Advertising structures shall comply with Sub-section 9.7 Design Criteria. 


 


 


 


 


 


 


 
   Figure 20 Proliferation of signs  


 


Residential Zones 


Objectives 


a) To preserve the residential amenity of the locality. 


b) To minimise the visual impact of signs. 


c) To permit adequate identification of permissible uses (e.g. convenience store, home 
occupations, home industries, professional services, place of public worship, child care 
centre) without interfering with the amenity of the area. 


Identification sign 


Controls 


Figure 19 Tourist directional signs 
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1. Signs are to be placed wholly within the allotment boundary. 


2. Signs are not permitted on walls facing adjoining residences. 


3. The number and size is restricted to 1 sign of not more than 0.75sqm per business 
operation or activity. 


4. Signs shall not be affixed to or displayed on the fence other than solid masonry fence. 


5. Maximum height of a free standing sign is 2m from ground level. 


6. Illuminated signs, except for doctors or veterinarians, are not permitted. 


7. Third party advertising other than on public seat and bus shelter is not permitted. 


8. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


Business Zones 


Objectives 


a) To permit adequate identification and business advertising. 


b) To recognise that advertising signs can help to express the character of commercial and 
entertainment environments, creating a lively daytime and evening atmosphere. 


c) To ensure that signs are in keeping with the scale and character of the building they are 
on and do not detract from the architecture. 


d) To ensure that the number, size and positioning of signs do not crowd the advertiser's 
message and defeat the purpose of advertisement. 


e) To reduce the visual complexity of a streetscape by providing fewer, more effective 
signs. 


f) To ensure compatibility with the desired urban character of the adjacent land uses. 


g) To ensure that advertising signs do not adversely affect the safety of motorists and other 
road users. 


 


 
Figure 21 Signs should complement the architecture 


Controls 


1. One under-awning sign is permitted on each shop or commercial premises.  For shop or 
premises with wide frontage, under-awning signs are permissible at the rate of not more 
than one sign per 8m of shop front. 


2. Under-awning signs are to be at least 6m apart to provide adequate visibility. 


3. Signs including real estate signs and temporary signs are not allowed to stand on 
awnings. 
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4. One projecting wall sign is permitted for each shop or commercial premises. 


5. Total area of all signs is not to exceed 1sqm of advertising area per 1m of shop frontage. 
This includes signs painted on blinds or window blinds. 


6. Signs in excess of a total of 50sqm in area are to be considered on its merits. 


 
Figure 22 Corporate identity 


7. Special consideration will be given to commercial uses along Classified Roads where 
signs are required to be bigger in order to be seen by people travelling in vehicles. 


8. Applications for high wall signs are to be considered on individual merits.  They are not 
allowed in local centres unless it can be demonstrated that it is compatible with the scale 
of development and amenity of the surrounding land uses. 


9. Roof signs are not permitted. 


10. Moving signs will be considered on individual merits having regard to the objective of 
creating a lively day time and evening atmosphere, the safety of motorists and 
pedestrians and the amenity of adjacent developments. 


11. For development with wide street frontage and adequate setback, pole signs are 
permissible at the rate of not more than one pole sign per development. Application for 
additional pole signs will be considered on individual merit. 


12. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


 


 


 


 


 


 


 


 
 
 


Figure 23 Illuminated pole sign in neighbourhood areas 
 


           Figure 24 Protecting residential amenit 
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Outdoor cafes 


1. Only the name and/or logo of the business and/or core product and/or service associated 
with the outdoor cafes may be placed on any item of furniture, as a minor element of the 
furniture design to the Council’s satisfaction. 


2. No other advertising is permitted on any outdoor furniture or elsewhere in the outdoor 
cafe or adjacent area, unless Council grants development consent. 


Industrial Zones 


Objectives 


a) To permit the display of information concerning the identification of premises, and the 
name of the occupier and activity conducted on the land or in the building. 


b) To encourage a coordinated approach to advertising where there is multiple occupancy 
of site. 


c) To enhance the architectural and landscape presentation of industry so that advertising 
signs appear proportional to the scale of the building or space within which they are 
located. 


d) To minimize the negative visual impact of cluttered and untidy advertising signs, in 
particular at gateway sites and entry points to industrial precincts, so as to promote the 
townscape qualities of Liverpool. 


 


 
Figure 25 Sign envelope  


 


  
Figure 26 Advertising zone at the ingress to development 


Controls 


1. Pole or pylon sign for building or site (including directory board for multiple occupancies) 
is limited to a single structure at the entry to the site from a public road, along the road 
frontage. 


2. Pole or pylon sign not exceeding 5sqm in area and 5m in height from ground level are 
to be located within an area of 5 x 3m on either side of the ingress or combined 
ingress/egress, subject to compliance with sight distance requirements. 
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3. For multiple occupancy development, one company identification sign not exceeding 2 
x 0.6m is permitted at the entrance to each occupied unit.  Such signs are to be of a 
uniform shape, size and general presentation. 


4. For single user development, additional company identification sign is permissible at the 
rate of not exceeding 1sqm of advertising area per 3m of street frontage or a maximum 
of 50sqm whichever is the less.  (Corner lots will be assessed on the length of the main 
presentation frontage of the building only.) 


5. Roof signs are not permitted. 


6. Third party advertising is not permitted. 


7. Sign exceeding 50sqm in area will be dealt with on individual merits. 


8. Advertising facing back/side boundaries and abutting a Classified Road will be assessed 
on individual merits. 


9. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


 


 
Figure 27 Signage locations for Industrial units 


 


 
Figure 28 Areas of Environmental Significance (including Environmentally Significant Land, 


Heritage Conservation Areas and Heritage Item) 
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Multiple occupancy development 


Objective 


To ensure that outdoor advertising is designed and located in a manner, which preserves 
and enhances an area of environmental significance. 


Controls 


1. Signs on individual buildings or within an area of environmental significance are to be 
discreet and complement the building or the area.  The architectural characteristics of a 
building always dominate.  (For example, signs are not to be placed on cast-iron, first 
floor verandahs and balustrades or in front of cast-iron verandah frieze work.). 


2. Advertising is placed in locations on the heritage item, which traditionally have been 
used as advertising areas.  If such areas do not exist, advertising is generally 
inappropriate. 


3. No signs are permitted to break an historic parapet or roofline of a building or buildings. 


4. The form and content of all signs must enhance the heritage significance of the heritage 
item or area.  Particular attention is to be given to location, choice of colours, size of 
lettering and means of illumination. 


5. Permanent signs on shop windows are not to occupy more than 25% of the window area. 


6. The size of signs may vary according to the design and history of the building or its 
environment. 


7. Complies with Sub-section 8.7 Design Criteria. 


 
Figure 29 Considering building design 
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Figure 30 Traditional sign 


Special Uses Zones 


Objectives 


a) To permit adequate identification and/or business advertising. 


b) To ensure that signs are in keeping with the scale and character of the buildings and are 
compatible with the amenity of the area. 


c) To ensure that advertising does not adversely affect the safety of road users. 


Controls 


1. Owing to the variety of special uses, it is not possible to design control guidelines that 
are relevant and common to all situations.  Every application for outdoor advertisement 
is to be considered on individual merit. 


2. For applications within the 'Special Use - Classified Road' zone, advertising signs are to 
be a minimum of 1 km apart.  Their location and dimension are not to adversely affect 
the amenity of the locality and the safety of motorists and other road users. 


3. For applications within the 'Special Use - Airport' zone, concurrence is to be obtained 
from the operator of the airport. 


4. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


Recreation Zones 


Objectives 


a) To recognise the opportunity for outdoor advertisement for the promotion of commodities 
and services associated with recreational activities. 


b) To ensure that outdoor advertisement is compatible with the character of the 
development on which it is displayed and the character of the surrounding land uses. 


c) To permit the display of information associated with the recreational activities carried out 
on the land or in the building on which the sign is displayed. 
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Figure 31 Sign at entry point to recreational facility 


Controls 


1. Pole or pylon signs are permitted at the rate not exceeding one pole sign per vehicular 
entry point to the recreational facility. 


2. Each pole sign is not to exceed 10sqm in area and not more than 7m in height from 
ground level. 


3. Signs in sports grounds are permissible on the perimeter fencing of the play area and 
on scoreboards and shall face the play area.  The maximum height above ground level 
of any sign, except signs on scoreboards, is 1.2m. 


4. Advertising structures shall comply with the Sub-section 8.7 Design Criteria. 


 


 


 


 


 


 


 
 


   Figure 32 Advertising opportunity at playing field 


26.5 Signage in Particular Developments 


Service Stations 


As service stations are land extensive and are permissible within a wide range of zones, it 
is considered necessary to have controls for advertising on such development. 


Objectives 


a) To ensure that advertisement is compatible with the amenity of the surrounding locality. 


b) To ensure that advertisement is designed and located so that it does not adversely affect 
the safety of motorists and other road users. 


Controls 


1. One pole or pylon sign of not exceeding 7m in height from ground level. 


2. Pole or pylon sign of not exceeding 2.5m in height from ground level for the display of 
prices of fuels is permitted at the rate of not more than one sign per ingress point to the 
development. 


3. Fascia signs on the canopy of forecourt and top hamper signs for the sales office and 
associated convenience store, workshop or food outlet are permissible. 
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4. The total advertisement area in excess of 50sqm is to be considered on individual merits. 


5. Roof signs and fin signs are prohibited. 


6. The location and design of signs (including their illumination) are not to adversely affect 
the amenity of adjacent development and the character of the locality and not to obstruct 
any traffic lights and traffic signs. 


7. Advertising structures shall comply with the Sub-section 8.7 Design Criteria. 


 
Figure 33 Advertising sign at service station 


Exhibition Home and Exhibition Village 


Although exhibition home and exhibition village are temporary in nature, they are usually 
located within residential zones.  Their use is also associated with strong promotion through 
outdoor advertising. 
 


 
Figure 34 Pole sign for exhibition home 


Objectives 


a) To recognise the need for outdoor advertising, business identification and promotion. 


b) To ensure that outdoor advertising is compatible with the amenity of the surrounding 
locality. 


Controls 


1. One pole or pylon sign with an area of not exceeding 2.5sqm and a height of not more 
than 3m from ground level is permitted for an exhibition home. For each exhibition home 
within an exhibition village, one pole or pylon sign with an area of not exceeding 2.5sqm 
and a height of not more than 5m from ground level is permissible. 


2. For exhibition village advertising signs are to be of a uniform shape, size and general 
presentation. 
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3. Additional signs for ancillary uses such as sales office, home financing and materials 
display are to be considered on individual merits. 


4. All advertisements must be placed wholly within the allotment boundary. 


5. Third party advertising is prohibited. 


6. Illuminated signs are prohibited. 


7. The location and design of advertisements are not to adversely affect the amenity of the 
locality in general and adjacent occupied dwellings in particular. 


8. Advertising structures shall comply with Sub-section 8.7 Design Criteria. 


26.6 Other Types of Signage  


Illuminated Street Name Signs  


Objectives 


a) To facilitate the use of Illuminated Street Name Signs (ISNS) in providing directional 
information and the identification of street names, in conjunction with the display of an 
appropriate advertising/ sponsor message. 


b) To ensure that ISNS do not have an adverse impact on the amenity of residential areas 
by restricting their use to Classified Roads. 


c) To ensure that ISNS are designed and located so that they do not have an adverse 
impact on pedestrian and motorist amenity and safety, by providing controls which 
clearly identify the required location of ISNS within the road reservation. 


d) To ensure that ISNS are complementary to and compatible with the existing streetscape 
and the character of the surrounding area, and do not obstruct the view of RTA traffic 
signs and traffic controls for road users.  


e) To ensure that the external shape, style, colour, text and graphics of ISNS are consistent 
with Liverpool City Council colours and existing Council signs and street furniture. 


Controls 


1. To maintain the amenity of residential and rural areas ISNS shall be restricted to 
Classified Road reservations. 


2. One ISNS will be permitted per intersection only.  Provided that where signs are located 
20m or more apart, two signs per intersection may be permitted. 


3. ISNS shall be located at a sufficient distance so as to not obstruct the view of traffic 
control signals and RTA directional signage for road users. 


4. ISNS shall be restricted to corner locations within road reservations only. The sign pole 
shall be located at a minimum distance of 1.5m from each kerb line forming the edge of 
the carriageway at the intersection. 


5. The ISNS shall comprise an advertising sponsor panel, in conjunction with separate 
finger panels displaying at least two street names and locality or other community facility 
directional information approved by Council. The advertising/ sponsor panel shall display 
the use of appropriate messaging conforming to standards of decency and morality 
acceptable to Council; Advertising of local products and services is preferred and in all 
cases Council approval is to be obtained for the content of the sign. 


6. The maximum height of the ISNS shall not exceed 5.2m above the ground, measured 
as a vertical distance from the existing ground level to the uppermost portion of the sign. 
The clearance to the underside of the advertising/sponsor panel shall be a minimum of 
2.6m. To ensure pedestrian amenity, the clearance to the underside of the street 
name/finger panel shall not be less than 2.1m. 
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7. The total area of the advertising/sponsor panel shall not exceed 2.2sqm in dimensions 
(excluding the street name portion of the sign), including any city identification. 


8. The external shape, colour, text and graphics of an ISNS shall be generally consistent 
with the shapes, colours and design used in existing Council signs (such as park and 
community signs) and Council street furniture, and standard RTA text and graphics in 
the locality. 


9. Written approval of the Roads and Traffic Authority (RTA) shall be provided to Council 
with each ISNS application proposing installation on a road reservation under the control 
of that Authority. 


10. Each application for approval of an ISNS shall be accompanied by an engineer’s 
certificate verifying structural integrity and frangibility conforming to the requirements of 
the RTA. 


11. As a condition of any consent being given to install an ISNS, Council will require the 
applicant to meet its requirements covering operational aspects of the system, including 
such matters as: agreement commencement and term, community messages, 
compliance with Australian Standards, maintenance and repairs, payment of electricity 
charges, public risk, annual licence fee, use of sponsor panel vacant space, pavement 
restoration, relocation, temporary removal and default by company. 


   


 Figure 35 Illuminated Street name Signs 


Inflatable Signs 


Inflatable sign as a promotion tool is becoming more common. In view of the visual attraction 
it captures and the impact it may have upon the locality special controls are considered 
necessary. 
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Figure 36 Inflatable sign 


Objectives 


a) To ensure that inflatable signs are compatible with the character of the surrounding land 
uses and do not adversely affect the amenity of the locality. 


b) To ensure that inflatable signs are designed and located so that they do not adversely 
affect the safety of motorists and pedestrians. 


Controls 


1. Inflatable signs are not normally permissible in residential zones and areas of 
environmental significance. 


2. The size, shape and colour of signs do not adversely affect the amenity of the locality 
and adjoining areas. 


3. The operation of inflating mechanical services is not to cause noise nuisance to 
neighbouring properties. 


4. Illumination of signs is not to cause nuisance to neighbouring properties by spillage of 
light and glare. 


5. The size, shape, colour, location and illumination of signs are not to interfere with traffic 
signals and cause undue distraction to motorists. 


6. Any other requirements as may be stipulated by Council and/or other agencies. 


26.7 Design Criteria 


Specific Requirements Relating to Advertising Structures 


Compliance with these requirements does not imply that an application will be approved. 


Advertising Panel  


(Any advertising structure, other than those described in other parts of this section, which is 
illuminated, including hoarding or bulletin board) 


1. Not to extend laterally beyond or vertically above the top of the wall to which it is 
attached. 


2. Not to cover any windows or architectural features. 


Underside Awning Sign  


(Sign attached to the underside of an awning, other than the fascia or return end) 


1. Maximum size not to exceed 2.5m in length and 0.5m in height. 


2. Erected horizontally to the ground and a minimum clearance of 2.6m from the ground 
level to the underside of the sign. 


3. A minimum of 0.6m clearance inside the kerb. 


4. Not to project beyond the awning. 


5. Securely fixed by metal supports. 
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Upper side Awning Sign  


(Sign attached to the upper side of an awning, other than the fascia or return end) 


Normally not permitted, if approved, the design criteria are: 


1. Size to be considered on individual merits. 


2. Not to project beyond the awning. 


3. Securely fixed by metal supports. 


Fascia Sign  


(Sign attached to the fascia or return of an awning) 


1. Not to project above or below the fascia or return end of the awning to which it is 
attached. 


2. Not to extend more than 0.3m from the face of the fascia or return end of the awning. 


Fin Sign  


(Sign erected on or above the canopy of a building e.g. canopy of a service station) 


Normally not permitted, if approved, the design criteria are: 


1. Not to extend more than 2.6m above the canopy on or above which it is erected. 


2. Securely fixed by metal supports. 


Flashing Sign  


(Illuminated as to any part of the advertising area at frequent intervals by an internal or 
external source of artificial light and whether or not included in any other class of advertising 
sign) 


A minimum of 6.1m above ground level. 


Floodlit Sign  


Illuminated as to any part of the advertising area by an external light source and whether or 
not included in any other class of advertising sign. 


Lighting medium must be at least 2.6m above the ground if the sign projects over a public 
road. 


Moving Sign  


Sign attached to a building and capable of movement by any source of power whether or not 
included in any other class of advertising sign. 


A minimum of 4.6m from ground level. 


Pole or Pylon Sign  


Sign erected on a pole or pylon independent of any building or other structure. 


Unless otherwise stated in this DCP, not to project more than 7m from ground level. A 
minimum of clearance of 2.6m from ground level to the underside of the sign. 


Roof/Sky Sign  


Sign erected on or above the roof or parapet of a building. (It is also called a sky sign) 


Normally not permitted.  If approved, subject to specification by Council. 


Top Hamper Sign  


(Sign attached to the transom of a doorway or display window of a building) 


1. Not to extend more than 0.2m beyond any building alignment; 


2. Not to extend below the head of the doorway or window above which it is attached. 
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Flush Wall Sign  


(Sign attached to the wall of a building (other than the transom of a doorway or display 
window) and not projecting more than 300mm from the wall) Painted wall sign:  


Sign painted onto a wall of a building. 


1. Not to project above or beyond the wall to which it is attached; 


2. Where it is illuminated, it must be at least 2.6m above the ground level. 


 


Projecting Wall Sign  


(Sign attached to the wall of a building (other than the transom of a doorway or display 
window) and projecting more than 300mm)  


1. Not to project above the top of the wall to which it is attached; 


2. Not to project more than 1.2m from the wall to which it is attached; 


3. A minimum clearance of 2.6m from the ground level to the underside of the sign; 


4. A minimum of 0.6m clearance inside the kerb. 


Other types of Signs 


Illuminated Street Name Sign 


Freestanding pole sign comprising an internally illuminated sponsor panel and up to two 
internally illuminated street name cabinets erected within a road reservation. 


Parapet Sign 


Sign attached to or painted on the parapet of a building, but not extending above the parapet. 


Spandrel Sign 


Sign attached to the wall below the sill of windows. 


Street Sign 


Sign erected on public road which include guide sign, warning sign, temporary warning sign, 
regulatory sign, car parking sign, hazardous markers and service symbols as defined under 
AS 1742. 


Window Sign 


Sign attached to, or displayed on, the shop window. 
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Figure 37 Types of signs 
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26.8 The Facade - Grid Analysis Technique 


While the technique relates specifically to traditional building facades (such as those 
commonly found in strip-shopping centres), the principles apply to all building forms. 


Signs do not have to be on a building's front facade.  For example, they can be placed 
on sidewalls provided they do not interfere with the adjoining development. In these 
circumstances the principles of the technique still apply. 


The technique 


Step 1 


To identify sign opportunities the facade could be subdivided using the main design 
lines to form a series of panels.  Many traditional building designs can be easily broken 
into a grid based on the alignments of the parapet (skyline), cornice, verandah, window 
and door.  An example of this procedure is shown in Figure 38. 


Step 2 


To identify possible sign panels the rectangles of the grid may be used separately or 
be joined together to form horizontal or vertical panels.  Figure 39 shows examples of 
such panels. 


The scale of advertising signs should be compatible with the buildings they are on, as 
well as with nearby buildings, street widths and other existing signs.  In most cases, 
appropriate dimensions are achieved by restricting signs to grid locations or panels. 
This ensures that the original architectural character (set by the lines of awnings, 
windows and door openings, parapet lines and setbacks) remains dominant. 


On buildings with decorative facades, signs should not be placed on the decorative 
forms or mouldings.  Instead, they should appear on the undecorated wall surfaces, 
unless architecturally designed panels are provided. 


Figure 39 also shows that a building may be given a horizontal or vertical appearance 
simply by the way in which the sign panels are arranged across or down a building. 
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Figure 38 Horizontal or vertical panels 


 
Figure 39 Establishing the façade grid    


 


Step 3  


Applying the technique to a series of buildings shows the possible panels for the 
streetscape and provides the basis for developing patterns and themes.  Figure 40 
shows how the technique produces a uniform and clean series of sign possibilities 
instead of a haphazard array. 


Figure 40 also shows that sign panels do not have to be rectilinear in design or 
contained in a perimeter margin unless these impose an architectural formality or 
introduce continuity with the surrounding area, which is presently lacking in the building. 


Figure 41 shows how a variation of the technique can be used to help correct 
discontinuities in streetscape. The lines of adjacent buildings may be projected across 
the facade of the building, thereby defining horizontal panels in which signs may be 
located. This will achieve visual continuity with neighbouring buildings. 
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Step 4 


Not every panel identified using this technique should be used to display a sign. 
Consideration should be given to placing signs in locations compatible with those on 
adjoining buildings to develop a pattern or theme in streetscape. 


 


 
      


Figure 40 Developing patterns and themes 


 
 


  Figure 41 Improving discontinuities in streetscape 
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27. Social Impact Assessment  


Applies to 


This section applies to applications for the types of development listed in Table 1, and 
any other types of development if notified in writing by Council.  This section does not 
apply to development that is otherwise permitted without consent. 


Background 


Social impacts include the intended and unintended effects of a change or activity on 
the well-being of a community, families and individuals.  Demand for a greater focus 
on social impacts has been driven by: 


 - a changing demographic profile and pressures arising from the growth and 
positioning of Liverpool as the regional city for South Western Sydney; 


- increasing awareness of planning authorities to apply social criteria in making 
decisions about development and land use; 


- increasing emphasis by Council and the community in considering social 
issues. 


Council has a statutory obligation under Section 79C of the Environmental Planning 
and Assessment Act 1979 to consider the social impacts of development applications.  
The Liverpool Local Environmental Plan 2008 aims to “foster economic, environmental 
and social well-being so that Liverpool continues to develop as a sustainable and 
prosperous place to live, work and visit”. 


Social impact assessment is a process that aims to identify and manage the potential 
positive and negative consequences of development to optimise social outcomes, 
consistent with Council’s objectives for the community.  Council is committed to the 
process of social impact assessment as a means of considering social issues more 
comprehensively and consistently in its planning and decision making.  Council 
requires a social impact assessment to be submitted with development applications for 
specific types of development.  In addition, Council may, at its discretion, require a 
social impact assessment for other types of development. 


Objectives  


a) To ensure distributional equity of positive and negative social impacts of 
development, to help build healthier communities where people want to live and 
work; 


b) To apply a precautionary approach to, and encourage effective community 
engagement and participation in, planning and development decisions that may 
have significant impact; 


c) To ensure social impact assessments are undertaken in a consistent and 
transparent manner, by an appropriately trained person, and contain the 
information required to enable objective evaluation of potential impacts by Council. 


Controls 


1. A social impact assessment shall be submitted with a development application for 
all types of development listed in Table 21.  The social impact assessment shall 
take the form of a Social Impact Comment or a Comprehensive Social Impact 
Assessment, as specified in Table 21. 


2. Council may, at its discretion, alter the requirements for social impact assessment 
at any stage of the development assessment process, if it deems a proposal to 
foreseeably generate or contribute to social impacts that are substantially less or 
more significant than envisaged in Table 21.  This discretion rests with the 
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Executive Management Team, with consideration of recommendations made by 
Council staff. 


3. A social impact assessment shall be submitted for any types of development not 
listed in Table 21 if, at any stage of the development assessment process, Council 
deems the proposal to foreseeably generate or contribute to significant social 
impacts.  The social impact assessment shall take the form of a Social Impact 
Comment or a Comprehensive Social Impact Assessment. 


4. Any social impact assessment shall be prepared in accordance with Council’s 
Social Impact Assessment Policy. 
 


Note: 


Applicants are advised to consult with Council before lodging a development 


assessment, to discuss Council’s specific requirements relating to social impact 


assessment.  Council will notify applicants in writing of any changes to 


requirements for social impact assessment. 


 


Table 22 Types of development for which a social impact assessment is 
required 


Type of 
development 


Social Impact Comment Comprehensive Social Impact 
Assessment 


Residential 
development 


Applications for development of, or 
major changes to: 


- Residential flat buildings 
greater than 20 units 


- Multi-dwelling housing greater 
than 20 dwellings 


- Residential subdivision greater 
than 20 dwellings 


- Affordable housing, within the 
meaning of SEPP (Affordable 
Rental Housing) 2009 – 
excluding secondary dwellings 


- Housing for seniors or people 
with a disability, within the 
meaning of SEPP (Housing for 
Seniors or People with a 
Disability) 2004 


- Student housing 


- Caravan parks 


Application for development of, or 
major changes to: 


- Residential flat buildings 
greater than 250 units 


- Development that results in a 
reduction of affordable 
housing 
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Commercial 
development 


Applications for development of, or 
major changes to: 


- Entertainment facilities 


- Amusement centres 


- Function centres (greater than 
100 persons capacity) 


- Retail centres and other 
commercial development, 
including tattoo parlours 


Applications for development of, or 
major changes to: 


- Packaged liquor outlets 


- Hotels (bars, pubs, taverns), 
nightclubs and registered 
clubs 


- Applications for liquor licences 
and gaming machines* 


- Extension of trading hours for 
licensed premises 


- Gaming outlets 


- Restricted premises (e.g. sex 
shops) 


- Sex services premises (e.g. 
brothels) 


- Gun shops 


Other types of 
development 


Applications for development of, or 
major changes to: 


- Childcare centres (more than 
20 places) 


- Places of public worship 
(greater than 200 persons 
capacity) 


- Educational establishments 


- Health consulting rooms 


- Council-owned community 
facilities, including community 
centres, libraries, childcare 
centres and recreation facilities 


- Community land, as classified 
by the Local Government Act 
1993 


Applications for development of, or 
major changes to: 


- Drug rehabilitation services – 
including methadone clinics 
and safe injecting rooms 


- Hospitals, medical centres and 
community health service 
facilities 


- Freight transport facilities 


- Major public transport facilities 
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28. Shopping Trolleys  


Applies to  


This section applies to any development that will provide shopping trolleys for 


customers.  


Background  


Abandoned shopping trolleys are a major problem throughout the Liverpool LGA as 


they tend to end up in streets, parks and waterbodies.  


Objectives  


To minimise the abandonment of shopping trolleys.  


Controls  


1. A management plan is required for all businesses that offer the use of trolleys to 
their customers. At a minimum the management plan must contain the following 
elements:  


 A list of contacts for the store/premises (including phone numbers).  


 A statement verifying that trolley management will be undertaken in 
accordance with the relevant consent (the consent is to be attached as an 
addendum once issued).  


 Methods for identifying shopping trolleys that belong to a specific business 
(e.g. serial numbers, company logo, tracking device etc.).  


 A schedule for the daily collection of abandoned shopping trolleys, 
including details of trolley collection routes.  


 Details of a trolley containment system which restricts the removal of 
trolleys from the premises.  


 Measures to ensure that any trolleys reported as posing a risk or nuisance, 
are collected immediately upon notification (this may require an “after 
hours” collection service).  


 A register of all trolleys that have been reported or collected (including 
instances where the trolley was not found at the reported location).  


 Methods for warning customers about the consequences of abandoning or 
removing trolleys from the premises.  


 A site plan of the premises showing the location of trolley bays and exit 
points.  


Note:  


Council must be notified of any updates to the plan of management.  


2. A trolley containment system must be provided for businesses with 20 or more 
trolleys. Such examples include:  


 Coin/token operated system with refund  


 Trolleys with wheel locks activated by a radio signal or magnetic strip  


 Radio signal transmitters on trolleys  
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29. Safety and Security 


29.1 Safety and Security 


Background 


The design of buildings and public spaces has an impact on perceptions of safety and 


security, as well as actual opportunities for crime. A safe and secure environment 


encourages activity, vitality and viability, enabling a greater level of security. 


Objectives  


a) To ensure developments are safe and secure for pedestrians.  


b) To reduce opportunities for crime through environmental design.  


c) To contribute to the safety of the public domain.  


d) To encourage a sense of ownership over public and communal open spaces.  


Controls 


1. Address ‘Safer-by-Design’ principles in the design of public and private domain, 
and in all developments including the NSW Police ‘Safer by Design’ Crime 
Prevention Though Environmental Design (CPTED) principles.  


2. Submit a ‘Safer by Design’ assessment in accordance with the CPTED principles 
from a qualified consultant for retail and commercial development with a gross floor 
area of more than 5000sqm. 


29.2 Pedestrian Access and Mobility 


Background 


New development must be designed to ensure that safe and equitable access is 


provided to all, including mobility impaired people.  


Objectives 


a) To provide safe and easy access to buildings.  


b) To ensure buildings and places are accessible to people with a disability.  


c)  To provide a safe and accessible public domain.  


Controls 


1. Main building entry points should be clearly visible from primary street frontages 
and enhanced as appropriate with awnings, building signage and high quality 
architectural detail.  


2. The design of facilities (including car parking requirements) for disabled persons 
must comply with the relevant Australian Standard (AS 1428 Pt 1 and 2, or as 
amended) and the Disability Discrimination Act 1992 (as amended).  


3. Barrier free access is to be provided to not less than 20% of dwellings in each multi-
dwelling development and associated common areas.  


4. One main pedestrian entrance is to be provided with convenient barrier free access 
in all multi-dwelling developments to the ground floor.  


5. Pedestrian access ways, entry paths and lobbies must use durable materials 
commensurate with the standard of the adjoining public domain (street) with 
appropriate slip resistant materials, tactile surfaces and contrasting colours.  
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30. Additional Uses  


30.1  Restricted Premises 


Background 


Liverpool LEP 2008 permits restricted premises within the business zones. The 
following provisions are provisions for that particular land use.   


Objectives 


a) To ensure that the design and external appearance of restricted premises, 
including colour scheme and lighting, does not have an adverse impact on the 
architectural character of the surrounding built environment and streetscape 
appearance. 


b) To ensure that the safety of all staff and visitors to restricted premises is 
maintained when approaching, entering and leaving the premises. 


c) To ensure that restricted premises are provided with appropriate facilities in 
accordance with the relevant occupational health and safety provisions. 


d) To ensure that adequate and suitable facilities are provided within restricted 
premises to ensure the privacy, comfort, safety and security of staff and patrons. 


e) To ensure that advertising and signage associated with restricted premises is 
discreet, does not draw attention to the use and does not result in visual clutter or 
other adverse visual impacts on the surrounding area. 


f) To minimise the potential for the operation of a restricted premises to cause a 
disturbance in the surrounding area because of its size, location, hours of 
operation, number of employees or clients, or proximity to other restricted 
premises or sex services premises. 


g) To ensure the safe and adequate storage, handling and disposal of 
contaminated waste. 


Controls 


Siting of Premises  


1. Restricted premises shall not be located within 150m of any land zoned 
residential or any place of worship, school, community facility, child care centre, 
hospital, rail station, bus stop, taxi stand, licensed premises (i.e. hotel, club, 
restaurant), or any place regularly frequented by children for recreational or 
cultural pursuits. 


2. Restricted premises shall not be located within 150m of any land for which a 
consent for the uses listed in item 1 above exists. 


3. In determining an application to carry out development for the purpose of 
restricted premises, the consent authority must consider the following matters: 


 whether the operation of the restricted premises will be likely to cause a 
disturbance in the neighbourhood because of its size, location, hours of 
operation, clients or the number of employees and other people working in 
it; 


 whether the operation of the restricted premises will be likely to interfere 
with the amenity of the area; and 


 whether the operation of the restricted premises will be likely to cause a 
disturbance in the neighbourhood when taking into account other 
businesses operating in the neighbourhood offering similar goods and 
services and involving similar hours of operation. 
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Design of Premises 


1. No part of the premises (other than an access corridor to the premises) shall be 
located at ground floor level, mezzanine, sub-basement level or street level or be 
visible from a public place. 


2. Restricted premises must be designed so that there is only one visible pedestrian 
entrance to the premises from the primary street frontage. In instances where 
there is no front access and/or front access is impractical, Council will consider a 
side or rear pedestrian access where adequate attention has been given to safety 
and security matters. 


3. Rear or side pedestrian access is to be limited to one only, unless it can be 
demonstrated to Council’s satisfaction that more than one access contributes to 
the amenity and functional efficiency of the restricted premises and surrounding 
uses and does not result in safety and security concerns or visual clutter via the 
need for additional signage. 


4. The external appearance of restricted premises must respect the character and 
appearance of the streetscape, such that they do not become a prominent feature 
in the street. In this regard, the external colour scheme of these premises is to be 
consistent with surrounding colour schemes. Vivid and/or ostentatious colour 
schemes will not be permitted unless it can be demonstrated that the proposed 
colour scheme would be in keeping with the existing streetscape. 


5. All entrances and exits of restricted premises must have appropriate lighting to 
ensure the safety of all staff and visitors as they arrive and leave the premises. 
Any flashing, intermittent etc. lighting used in conjunction with a restricted 
premises must not be visible from a public place. 


6. No merchandising display relating to the sex services premises shall be erected, 
displayed or exhibited in any location which is visible from a public place or in an 
access corridor (including any stairwell to the premises). 


Signage 


1. Signage is to be discreet and is limited to a combination of the business name, 
address and phone number. 


2. There is to be one sign, not exceeding 1.m2 area, per premises. A second sign 
may be permitted where pedestrian access is provided at the side or rear of the 
site. 


3. The content, illumination and shape of the sign must not interfere with the amenity 
of the locality. In this regard, signs are not to include suggestive or offensive 
material, or include colours or designs that may distract passing motorists. 
Illumination of signs must not cause nuisance to any adjoining premises or 
interfere with the amenity of the area. 


4. In addition to a business identification sign, a clearly visible street number is to be 
displayed on the premises. 


 


Note: In addition to the above controls, applications for restricted premises must comply with 


the requirements of the Crimes Act 1900 Section 578 (e) and Classification (Publications, Films 


and Computer Games) Enforcement Act 1995.  


30.2 Non Business Uses  


Background 


Liverpool LEP 2008 permits a range of Non Business land uses within the business 
zones.  These Non-Business land uses may involve using an existing industrial 
development or construction of a new development. The following provisions are 
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additional provisions for particular land uses.  These land uses shall also comply with 
the other provisions of the DCP. 


Objectives 


a) Ensure that the Non Business developments are compatible with the Business 
environment. 


b) Ensure that the Non Business developments do not unnecessarily restrict the 
operation of Business and related uses in Business areas. 


c) Ensure that Non Business developments are designed to operate without 
adverse impact from Business developments. 


Controls 


Site Planning 


1. Site planning for a Non Business development shall give consideration to how 
minimise the impact of uses on the site and how to ensure that a proposed use 
would not unduly impose restrictions on existing or future nearby business 
uses. 


Building Appearance, Streetscape and Layout 


2. All developments in a business area shall present a shop front to the street.  
Closing in of windows or painting over windows shall not be permitted.  


Amenity and Environmental Impact 


3. Where the hours of operation are after sunset, the car parking areas and any 
other public areas shall be provided with lighting to provide a safe environment 
for users of the premises after hours; and 


4. A Noise Impact Assessment Statement prepared by a qualified Acoustics 
Engineer may be required to be submitted with the application depending on 
the scale and location of the proposed use to show that the use can operate 
satisfactorily in the business area.  


30.3  Restaurants/Outdoor Cafes 


Background 


There is an increasing trend to have outdoor eating in conjunction with restaurants and 
cafes. This contributes to the activity in business areas.  There is however a potential 
conflict between the users of outdoor eating areas and users of the footpath areas. 


Objectives 


a) Ensure that outdoor cafes enhance the economic viability for centres. 


b) Ensure that outdoor cafes enhance the streetscape to create attractive and vibrant 
surroundings. 


c) Preserve or enhance public amenity, safety and access. 


Controls 


These controls apply to outdoor eating areas on public footpaths.  Other than Hours of 
operation, these controls do not apply to outdoor eating areas may also take place on 
private land. 


Streetscape and Layout 


General Requirements 


1. A minimum width of 2.5m of footpath shall be available for pedestrians 
thoroughfare at all times. 
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2. There shall be no increase in the number of chairs and tables at each individual 
cafe site without further approval from Council. 


3. Outdoor furniture shall remain at least 3m away from a corner, pedestrian crossing, 
bus stop, taxi stand or anywhere pedestrians often congregate to cross the road 
or wait for services. 


4. Outdoor furniture shall remain at an appropriate distance from any pedestrian 
crossing, disabled parking spaces, post box, public telephone, street sign, street 
tree or other street structure to ensure that these facilities remain accessible and/ 
or retain function. An appropriate distance will be determined by Council officers.  


Controls for footpaths greater than 6m 


5. Outdoor furniture must be located at least 2.5m away from the shop front. This 
leaves an appropriate width to ensure there is unobstructed pedestrian 
thoroughfare. See Figure 42. 


6. Outdoor seating shall be arranged to ensure a minimum of a 1m clearance is 
retained from the back of the kerb to the furniture. This ensures that passengers 
in vehicles can enter and exit vehicles safely.  


7.  In some instances Council may require more than 1m width from the back of the 
kerb.  


Controls for footpaths less than 6m  


8. Outdoor furniture shall be located abutting the building frontage/shop front. This 
provides an appropriate width for safe pedestrian passage. 


Written Consent 


9. A standard letter of consent must be provided by the owner of the building from 
which the associated business operates. However in the event that permission is 
withheld without due cause and Council judges this to be unreasonable 
consideration will be given to proceeding without it. The owner will be informed by 
letter of the development application at the commencement of the public 
exhibition.  


10. A standard letter of consent must also be provided by neighbouring tenants on 
each side of the associated business. However in the event that permission is 
withheld without due cause and Council judges this to be unreasonable 
consideration will be given to proceeding without it. The neighbouring tenants will 
be informed by letter of the development application at the commencement of the 
public exhibition.  


Car Parking and Access 


11. No additional car parking is required for any outdoor eating area. 


Amenity and Environmental Impact 


12. The hours of operation shall be restricted to between 7:00 to 10:00 pm, unless 
otherwise varied by Council. 


Site Services 


13. If any of Council’s street furniture or other items such as garbage bins, seats and 
planter boxes has to be removed for the installation of outdoor cafe seating, then 
that removal and any subsequent re-erection in the vicinity shall be at the permit 
holder’s expense and shall be completed to Council’s satisfaction; 


14. Any additional lighting to normal street lighting shall be provided at the applicant’s 
expense and shall be completed to the satisfaction of Council; and 


15. Any illuminations shall be appropriately managed during operations of the 
premises. 
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Figure 42 Indicative Outdoor Seating Zones 


 


30.4 Child Care Centres  


Background 


There is an increasing need to have child care centres in close proximity to work places 
and places of residence.  The need to locate child care centres in close proximity to 
work places and places of residence in business centres is balanced by the need to 
ensure that other business uses do not adversely affect the operation of a child care 
centre and vice versa.  


The State Environmental Planning Policy (Educational Establishments and child Care 
Facilities) 2017 includes planning provisions for the development of centre-based child 
care facilities. The Child Care Planning Guideline 2017 provides additional guidance 
that must be addressed by any centre-based child care facility development 
application. 


Provider and Service Approval 


In order to operate a child care centre, the applicant needs to obtain the following: 


1. Development consent from Council under the Environmental Planning and 
Assessment Act 1979.  


2. Provider and service approval to operate from the NSW Department of 
Education.  


Objectives 


a) Ensure that Child Care Centres are compatible with the business environment. 


b) Minimise any adverse impact of Child Care Centres on surrounding properties. 


c) Locate childcare centres where they would not have an adverse impact on the 
safety and health of children. 







 


Liverpool Development Control Plan   Additional Uses 


Part 1  151 


It is strongly recommended that applicants arrange a meeting with Council prior to 


submitting a development application to ensure that all the pre-requisite documentation 


is in order. This will save time and money for the applicant. 


Building Appearance  


Objectives  


a) Encourage designs that will enhance the character of the City Centre. 


b) Ensure high visibility of entrances when the child care facility is located in a multi 
storey building. 


c) Ensure child care buildings address all street frontages. 


d) Ensure that the building design, detailing colour and finish shall add visual interest 
to the street and shall complement the street. 


Controls 


1. The building shall be designed so: 


 That it is in character with the surrounding residential area in terms of bulk, 
scale, size and height; and 


 That it employs passive solar and energy saving techniques where 
possible.  


2. The front pedestrian entrance must be visible from the street.  


3. Buildings that face two street frontages or a street and public space must address 
both frontages by the use of verandas, balconies, windows or similar modulating 
elements.  


Landscaping  


1. A landscape plan must be submitted to Council with the development application. 
Refer to Part 1 of the DCP.  


2. Areas of grass are to be limited to play areas. Other landscaped areas are to be 
planted. 


3. Trees adjacent to/or within the play area, are to provide shade and allow winter 
sun entry. Trees adjacent to private open space areas and living rooms should 
provide summer shade and allow winter sun entry. 


4. Landscaping species must be appropriate to prevent injury to children. No toxic, 
spiky or other hazardous plant species. 


5. If there are setback areas these are to be utilised for canopy tree planting. The 
landscape design for all development must include canopy trees that will achieve 
a minimum 8m height at maturity within front and rear setback areas. Any tree with 
a mature height over 8m should be planted a minimum distance of 3m from the 
building or utility services. 


6. Landscape planting should principally comprise of native species to maintain the 
character of Liverpool and provide an integrated streetscape appearance. Council 
will consider the use of deciduous trees in small private open space areas such 
as courtyards for control of local microclimate and to improve solar access. 


7. Tree and shrub planting alongside and rear boundaries should assist in providing 
effective screening to adjoining properties. The minimum height of screening to be 
provided is 2.5m to 3m at maturity. 


8. Landscaping on any podium level or planter box shall be appropriately designed 
and irrigated. See ADG Planting on Structures. 
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Car Parking and Access 


Access for the disabled including those with prams is to be provided from the car 
parking area to the building. 


Amenity and Environmental Impact  


1. Child Care Centres shall be designed and operated so that noise generated by 
the centre does not impact significantly upon adjoining properties. 


2. Child Care Centres shall not be constructed on sites that are contaminated. 


3. All buildings, whether to be built, extended, renovated or converted to a Child Care 
Centre shall not contain any material or substance that will cause lead or asbestos 
or other contamination or poisoning. 
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Appendix 1 - Definitions  
The following list of definitions used in the DCP which are not defined in Liverpool LEP 2008 or 
the Environmental Planning and Assessment Act 1979.  Please refer to these for the 


appropriate definition. 


Access Driveway A roadway extending from the edge of the frontage to the property boundary to 
connect with the first ramp, circulation roadway or aisle encountered, and 
carrying one or two-way traffic. 


Active Frontage A street frontage that is characterised by lively pedestrian activity. 


Adaptable Housing The definition as contained within Adaptable Housing Australian Standard AS 
4299 (1995). 


Adaptation or 
adaptive reuse 


means the modification of a heritage place to a new use that conserves its 
heritage values.  Adaptation may involve the introduction of new services, or a 
new use, or changes to safeguard a heritage item.  A good adaptation is one 
that is sympathetic to the existing building and its historic context, and inserts 
new work, or makes changes that enhance and complement the heritage values 
of the heritage item. 


Adjoining land  Land, which abuts the land, which is the subject of an application, or is 
separated from it only by a pathway, driveway or similar thoroughfare. 


Affected person 
means a person: 


(a) who owns or occupies land that adjoins a site which is the subject of an 
application in which their enjoyment may be detrimentally affected by a 
proposed development; or 


(b) who owns or occupies neighbouring land. 


ANZECC  (Australian New Zealand Environmental Conservation Council) Guidelines for 
the Assessment and Management of Contaminated Sites. 


Annual 
Exceedance 
Probability (AEP) 


Is the probability of a flood of a given or larger size occurring in any one year, 
usually expressed as a percentage.  For example, if a peak flood discharge of 
500m3/s has an AEP of 1%, it means that there is a 1% probability (that is one-
in-100 chance) of a peak flood of 500m3/s or larger occurring in any one year 
(see average recurrence interval). 


Apron  The area in front of the loading dock including the service bay. 


Arborist A person who is qualified in arboriculture or tree surgery. 


Atrium A void intersecting all building levels that brings light (and sometimes air) into a 
building core. 


Australian Height 
Datum (AHD)  


A common national plain of level corresponding approximately to mean sea 
level. 


Australian Noise 
Exposure Forecast 
(ANEF) contour 


A contour marked on a map to determine a level of noise exposure by aircraft.  
Certain restrictions apply to development within these contours. 


Average 
Recurrence 
Interval (ARI) 


The long-term average number of years between the occurrences of a flood as 
big as, or larger than, the selected event. For example, floods with a discharge 
as great as, or greater than, the 20 year ARI flood event will occur on average 
once every 20 years. ARI is another way of expressing the likelihood of 
occurrence of a flood event. 


Basement car 
parking 


Car parking areas generally below ground level, or above natural ground level 
and enclosed by bunding, where inundation of the surrounding areas may raise 
water levels above the entry level to the basement, resulting in rapid inundation 
of the basement to depths greater than 0.8m. Basement car parks are areas 
where the means of drainage of accumulated water in the car park has an 
outflow discharge capacity significantly less than the potential inflow capacity. 


Batter  The slope of a dam embankment wall. 
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Berm  Soil piled against the length of a wall at an angle to reduce the exposure of 
surface area to solar radiation and to assist in the maintenance of equilibrium 
between subsoil ground temperature and the building’s thermal mass. Berms 
also provide insulation against noise. 


Borrow pit An area from which excavated soil is taken to construct the embankment of a 
dam. 


Buffer zone  An area of land, set aside to minimise the impacts of land uses on each other. 


Building footprint The area of the site occupied by buildings and includes other structures attached 
to the main building such as decks, verandas, garages and carports. 


Bushland means land on which there is vegetation which is either a remainder of the native 
plants of the land or, if altered, is still representative of the structure and floristics 
of the natural vegetation. 


Canopy  That part of the tree above the main stem comprising primarily branches and 
foliage. 


Car Space  The area of pavement required to park one car, and is usually delineated. 


Character is defined by the combination of the particular characteristics or qualities of a 
place. 


Collector street  A non-Classified Road, which collects and distributes traffic in an area, as well 
as servicing the abutting property. 


Commercial 
Vehicle  


The trucks and vans used for commercial purposes. Cars, station wagons and 
utilities may also be used for commercial purposes but are, by definition, not 
included because they become submerged in the large number of such 
vehicles, which are used for private purposes. Dimensions of typical commercial 
vehicles are found in Section 4 of this document. 


Compatible use means a use that involves no change to the culturally significant fabric, changes 
which are substantially reversible or changes which require a minimal impact. 


Composting  The breakdown of organic matter by microbial action. 


Conservation means all the processes of looking after a place so as to retain its cultural 
significance. It includes maintenance, and may according to circumstance, 
include preservation, restoration, reconstruction and adaptation and will 
commonly be a combination of more than one of these. 


conservation 
management plan 


means a document prepared in accordance with the NSW Heritage Branch 
guidelines which establish the heritage significance of an item, place or heritage 
conservation area, and identify conservation policies and management 
mechanisms that are appropriate to enable that significance to be retained. 


Contaminated soil  Soil that contains a concentration of chemical substances that are likely to pose 
an immediate or long-term hazard to human health or the environment. 


Council  The Council of the City of Liverpool. 


cultural 
significance 


means aesthetic, historic, scientific, or social value for past, present or future 
generations. 


dB(A) Decibels of the ‘A-scale’ – a set frequency-weighted scale of noise which allows 
for lack of sensitivity of the ear to sound at very high and very low frequencies. 


Design floor level The minimum floor level that would apply to development if it was not 
categorised as Concessional Development. The floor level standards specified 
for the relevant land use category (excluding Concessional Development) in the 
low flood risk precinct are to be applied. 


Drip Line  The area directly beneath the outer canopy of the tree. 


Demolish a 
building  


To wholly or partly dismantle the building. 
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Drive-in Food 
Outlets  


One of three types of drive-in facilities: 


1. Where customers park on site and walk to the food outlet, with no 
seating for the onsite consumption of food. 


2. Similar to 1 but with seating for onsite food consumption. 


3. With the features of 1 and/or 2 plus a drive through service for 
customers not wishing to consume food on the premises. 


Effective warning 
time 


The time available after receiving advice of an impending flood and before the 
floodwaters prevent appropriate flood response actions being undertaken. The 
effective warning time is typically used to move farm equipment, move stock, 
raise furniture, evacuate people and transport their possessions. 


Embankment  The low permeability earth fill wall of a dam comprising crest, batter slopes and 
foundation. 


Extreme flood  An estimate of the probable maximum flood, which is the largest flood that could 
conceivably occur at a particular location. 


fabric means all the physical material of the place. 


Fenestration  The disposition of glazing on a facade. 


Flood  A relatively high stream flow, which overtops the natural or artificial banks in any 
part of a stream, river, estuary, lake or dam, and/or local overland flooding, 
associated with major drainage as defined by the FMM before entering a 
watercourse. 


Flood awareness  An appreciation of the likely effects of flooding and knowledge of the relevant 
flood warning and evacuation procedures. 


Flood compatible 
building 
components 


A combination of measures incorporated in the design and/or construction and 
alteration of individual buildings or structures subject to flooding, and the use of 
flood compatible materials for the reduction or elimination of flood damage. 


Flood compatible 
materials  


Materials used in building which are resistant to damage when inundated. A list 
of flood compatible materials is attached in Appendix 3. 


Flood evacuation 
strategy  


The proposed strategy for the evacuation of areas within effective warning time 
during periods of flood as specified within any policy of Council, the FRMP, the 
relevant State government disaster plan, by advices received from the State 
Emergency Services (SES) or as determined in the assessment of individual 


proposals. 


Flood hazard  The potential for damage to property or persons due to flooding. 


Flood storage Parts of the floodplain that are important for the temporary storage of 
floodwaters during the passage of a flood. 


Floodplain The portion of a river valley, adjacent to the river channel, which is covered with 
water when the river overflows during floods. 


Floodplain 
Development 
Manual (FDM) 


Refers to the document dated April 2005, published by the New South Wales 
Government and entitled “Floodplain Development Manual: the management of 
flood liable land”. 


Floodplain Risk 
Management Plan 
(FRMP) 


A plan prepared for one or more floodplains in accordance with the requirements 
of the FDM or its predecessor. 


Floodplain Risk 
Management Study 
(FRMS) 


A study prepared for one or more floodplains in accordance with the 
requirements of the FDM or its predecessor. 


Floodways Areas where a significant volume of water flows during floods.  They are often 
aligned with obvious naturally defined channels.  Floodways are areas, which, 
even if only partially blocked, would cause a significant redistribution of flood 
flow, which may in turn adversely affect other areas.  They are often, but not 
necessarily, the areas of deeper flow or the areas where higher velocities occur. 
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Form means the overall shape and volume and the arrangement of its parts. 


Freeboard A factor of safety expressed as the height above the design flood level. 
Freeboard provides a factor of safety to compensate for uncertainties in the 
estimation of flood levels across the floodplain, such as wave action, localised 
hydraulic behaviour and impacts that are specific event related, such as levee 
and embankment settlement, and other effects such as “greenhouse” and 
climate change. 


Frontage The width of an allotment at the street boundary. 


Full supply level The top water level of a dam, equivalent to the spillway intake level. 


Greenhouses / 
Igloos / Market 
Gardening 


A free - standing outbuilding covered in plastic / fabric / or other rigid coverings 
such as glass or poly-carbonate used to provide a controlled environment and 
improved crop production rates associated with the cultivation / propagation or 
growth of vegetables, flowers, mushrooms and other agricultural products.  


Habitable floor 
area 


means: 


(a) in a residential situation: a living or working area, such as a lounge room, 


dining room, rumpus room, kitchen, bedroom or workroom; 


(b) in an industrial or commercial situation: an area used for offices or to 
store valuable possessions susceptible to flood damage in the event of a 
flood. 


Habitable room A main living room, such as a living room, dining room, family room or bedroom. 


Hatchet shaped 
allotment  


A lot which has frontage to a public street by only an access way. 


Height  In relation to a building, means the vertical distance measured between ground 
level at any point at which the building is sited, and the ceiling of the topmost 
floor of the building above that point. 


Hazard A source of potential harm or a situation with a potential to cause loss. In relation 
to this plan, the hazard is flooding which has the potential to cause harm or loss 
to the community. 


High hazard Possible danger to life and limb; evacuation by trucks difficult; potential for 
structural damage; social disruption and financial losses could be high. 


In the vicinity means surroundings, context, environment or vicinity of a heritage item  


Item means a place, building, work, relic, movable object or precinct. 


LEP Local Environmental Plan 


Leasable Floor 
Area (LFA)  


Means the sum of the areas of each floor of a building where the area of each 
floor is taken to be the area within the outer face of the external enclosure walls 
as measured at a height of 1400 millimetres above each floor level, excluding:  


- Columns, fin walls, sun control devices, awnings and any other elements, 
projections or works outside the general lines of the outer face of the external 
wall; and  


- Lift towers, cooling towers, machinery and plant rooms, ancillary storage 
space and air conditioning ducts; and  


- Car parking needed to meet any requirements of the Council and any 
internal designated vehicular or pedestrian access thereto; and  


- Space for loading and unloading of goods; and  


- Internal public arcades and thoroughfares, terraces and balconies with outer 
walls less than 1400 millimetres high and the like.  


LGA Local Government Area 
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Loading Dock The specific area set aside for loading and unloading of a commercial vehicle.  
Commonly the operation is carried out from a raised platform to which the 
vehicle is backed. Loading and unloading can, however take place from the side 
and/or ground level. 


Local overland 
flooding 


The inundation by local runoff rather than overbank discharge from a stream, 
river, estuary, lake or dam. 


Local street A road or street used primarily for access to abutting properties. 


Loft  The gross floor area contained within the roof space of a dwelling where: 


(a) the pitch of the roof creating the space does not exceed 35 degrees; and 


(b) the external enclosing walls do not exceed a height of 300mm measured 
vertically from the floor level of the loft (not including gabled end walls); and 


(c) there is no balcony, terrace, and the like forming part of the loft; and 


(d) the floor space of the loft does not exceed 60% of the footprint of the storey 
immediately below; and 


(e) one or more dormers may form part of the loft. 


Lopping The incomplete removal of branches leaving stumps attached to the tree. 


Low hazard Should it be necessary, people and their possessions could be evacuated by 
trucks.  Able-bodied adults would have little difficulty wading. 


m Metre 


Merit approach An approach, the principles of which are embodied in the Floodplain 
Development Manual which weighs social, economic and ecological impacts of 
land use options for different flood prone areas together with flood damage, 
hazard and behaviour implications, environmental protection and wellbeing of 
the State’s rivers and floodplains. 


Natural ventilation A range of techniques that combine natural airflow with building design 
characteristics to induce fresh air into a building and exhaust stale air. Natural 
ventilation is also sometimes used as a means to reduce the temperature of a 
building’s thermal mass. 


Neighbouring land Any land, other than adjoining land, which in the opinion of Council, may be 
detrimentally affected by a proposed development (and may include properties 
in a neighbouring Local Government area). 


Notified 
Development 


Where Council writes to those people identified as requiring notification advising 
of the submission of an application. 


Number of 
Employees 


The number of persons anticipated to be working for re-numeration at a given 
development site, whether for salary or wages, part time or full time at the time 
of day, day of the week, which is being assessed.  It should not be confused 
with employment which is the expected number of persons registered as 
working and which is thus equal to or greater than the number of employees on 
site at any given time. 


Outbuilding A building, which is ancillary to a principal residential building and includes 
sheds, garages, car ports and similar buildings. 


Outdoor cafes  An area that exhibits these characteristics: 


(a) Food and drink are provided for public consumption. 


(b) Items of furniture, such as tables and chairs, are provided for use by cafe 
patrons. 


(c) The site is accessible, out-of-doors and available for public use. 


(d) There is an adjacent associated business such as a cafe, coffee bar, milk 
bar, restaurant, ice-cream parlour, dining hall, food court or sandwich shop. 


(e) The associated business extends its supervised activities within the outdoor 
cafe location. 
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Outdoor Markets Places or temporary structures / stalls for the purpose of retailing goods able to 
be carried away by the purchaser. Stalls are combined on suitable sites to form 
an outdoor market place. 


Permeable ceiling  A false ceiling that allows air to come in direct contact with a slab above it. 


Place means an area of land, with or without improvements. 


Potential koala 
habitat 


Areas of native vegetation where the trees of the types listed in Schedule 2 of 
the State Environmental Planning Policy No 44 - Koala Habitat Protection 


constitute at least 15% of the total number of trees in the upper or lower strata 
of the tree component. 


Poultry All forms of farmed bird including chickens, waterfowl, turkeys, ostriches, quail, 
squab and emus. 


Poultry farming Birds such as domestic fowls, turkeys, ducks geese, game birds, squab, quail 
and emus, whether as meat birds, layers or breeders and whether as free range 
or shedded birds. 


Poultry processing 
plants 


Poultry abattoirs and plants for the further processing of poultry (e.g. cutting up, 
filleting etc.), packaging and dispatch. 


Probable maximum 
flood (PMF) 


The largest flood that could conceivably occur at a particular location, usually 
estimated from probable maximum precipitation. 


Probable maximum 
precipitation (PMP) 


The greatest depth of precipitation for a given duration meteorologically possible 
over a given size storm area at a particular location at a particular time of the 
year, with no allowance made for long-term climatic trends (World 
Meteorological Organisation, 1986). It is the primary input to the estimation of 
the probable maximum flood. 


Probability A statistical measure of the expected chance of flooding (see ARI). 


Private open space An open area of land or building attached to a dwelling (e.g. balcony or roof 
garden) intended for the exclusive use of the occupants of the dwelling, being 
located and designed so as to offer maximum privacy to occupants and 
neighbours. 


Primary frontage means: 


(a) the single frontage where an allotment has a single frontage to the street; 
or 


(b) the shortest frontage where an allotment has two or more frontages to the 
street; or 


(c) the two frontages where an allotment (not including a corner allotment) 
runs between two streets. 


Prune To remove some of the branches or roots of a tree. 


Ramp The circulation roadway, which connects an access driveway to an off-street car 
park, or service facility on a substantially different level, or which, connects two 
levels in a multi-level development. 


Rebuilt dwelling Refers to the construction of a new dwelling on an allotment where an existing 
dwelling is demolished. 


Reliable access During a flood means the ability for people to safely evacuate an area subject 


to flooding, having regard to the depth and velocity of flood waters, the suitability 
of the evacuation route, and without a need to travel through areas where water 
depths increase. 


Remnant 
vegetation 


Any patch of native vegetation around which most or all of the native vegetation 
has been removed.  Remnant vegetation can range in size from a few plants to 
a very large group of plants. 


REP Regional Environmental Plan 


Ridgeline The highest point at which upward angled roof planes meet. 
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Ring barking Cutting through the bark and sapwood of the tree so as to stop the flow of water 
and nutrients between roots and leaves. 


Riparian Corridor That component of land (including floodplains) adjacent to creeks. 


Riparian vegetation Any vegetation, which is adjacent to a water body and is reliant upon and 
contributes to the hydrological regime and ecology of that water body. 


Risk The chance of something happening that will have an impact. It is measured in 
terms of consequences and probability (likelihood). In the context of this plan, it 
is the likelihood of consequences arising from the interaction of floods, 
communities and the environment. 


Road A public thoroughfare used for the passage of vehicles or animals. 


Root plate The volume of roots of a mature tree. 


Run-off The amount of water that actually ends up as storm flow. 


Rural shed A building or structure erected on a rural zoned property for uses associated 
with agriculture or other permissible rural land uses on the site.  This does not 
include buildings for the keeping of poultry or intensive horticultural activities. 


Scale means the size of a building and its relat ionship with its surrounding 
buildings or landscape. 


Secondary 
frontage 


means: 


(a) the longer frontages where an allotment has two or more frontages to the 
street; or 


(b) the frontage that adjoins a lane where an allotment (not including a corner 
allotment) runs between a street and a lane. A lane is a roadway that is 
6mwide or less. 


Sensitive 
populations 


Population groups that include Childcare centres, Hospitals, Education facilities 
and Retirement villages. 


Separation 
distance 


The distance between the point of generation of an environmental impact and a 
receptor sensitive to that impact that will allow for the effects to be minimised. 


SEPP State Environmental Planning Policy 


Service Aisles The roadways, which connect, service areas with driveways and the street 
system.  They may be part of the internal circulation road system.  Required 
widths for straight sections of service aisles are 4.5mon way and 6.5mtwo-way.  
The width of curved sections should be determined by the swept path of the 
largest, relevant design vehicle. 


Service Bay/Area The service bay/area is the specific area delineated for a commercial vehicle to 
stand within a service area. 


Service Facility The service facility is the area in a development set aside for the manoeuvring 
lay-by, loading and unloading of commercial vehicles, together with shelter and 
equipment, which might be provided for the receipt and dispatch of freight.  
Normally included among the facilities is the storage of waste (garbage), prior 
to its removal by a special purpose vehicle. 


Setback The horizontal distance measured from an external enclosing wall (including an 
above ground deck, balcony, and the like), a window, or the eaves of a building, 
to the: 


(a) allotment boundary; or 


(b) a window to a bedroom or living area of another dwelling. 


Setting means the area around a heritage item that contributes to its heritage 
significance.  It may include views to and from the heritage item.  The listing 
boundary of a heritage item does not always include the whole of its setting 


Shopping Trolley 
A basket, frame or flat base on wheels (or castors), usually of metal construction 
that is provided by a business for customers to transport items within the store 
and within any car parking area allocated for use by customers of the store.  
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Side Boundary The boundary between adjacent properties 


Site Emergency 
Response Flood 
Plan 


A management plan that demonstrates the ability to move goods above the 
flood level within the available warning time, and includes a strategy to safely 
evacuate persons. 


Spillway The earth swale (or pipe) used to divert water from a dam. 


sqm Square metre 


Stacked Car 
Parking 


The car parking, which may require the removal of other vehicles in order to 
gain access 


Street sign A street name sign or a sign under Australian Standard AS 1742 being  


(a) guide sign; 


(b) warning sign; 


(c) temporary warning sign; 


(d) regulatory sign; 


(e) parking sign; 


(f) hazardous markers; 


(g) service symbol; 


(h) which is on a public road. 


Survey plan A plan prepared by a registered surveyor, which shows the information 
required for the assessment of an application in accordance with the 
provisions of this Policy. 


The Act The Environmental Planning and Assessment Act 1979. 


The Plan This Development Control Plan. 


Third party 
advertising 


The content of the advertisement is not related to the land, building or premises 
or goods sold on the land, building or premises to which the advertisement is 
attached. 


Threatened 
species, 
population or 
community 


 


means any species, population or ecological community which is scheduled 
under the Threatened Species Conservation Act 1995. 


Topping The removal of the top portion of a tree including a section of trunk. 


Vegetative 
screening 


Naturally occurring or purpose planted vegetation (preferably species native to 
an area) to lessen the impacts of a development on the surrounding area. 


Waste Data File A File or Folder containing the Waste Management Plan together with records 
(waste receipts or dockets) of disposal and/ or recycling of demolition and 
construction materials. The Waste Data File is to be retained by the person 
responsible for the site. 


Waste 
Management Plan 
or WMP  


An outline of any waste or recycling materials to be produced during 


(a) Demolition 


(b) Construction and 


(c) Future Use 


for a particular demolition and/ or construction project.  It is to include estimates 
of volumes or weights of waste produced as well as a description of reuse, 
recycling and final destination. A blank Waste Management Plan is shown in 
Appendix 4. 
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Appendix 2 - Recommended Plant Species List for 
Landscaping 


1. The following plant list is a guide only. It is a list of shrub and tree species known 
to grow well in the heavy clay soils of Liverpool.  The list is a substitute for independent 
Landscape Architectural advice.  It is recommended that a qualified Landscape Architect 
shall prepare all Landscape Plans submitted for Council approval. 


Tall Evergreen Shrubs up to 3m high 


Botanic Name Common Name Yr 1 Yr 2 Maturity 


Westringia fruticosa  Coast Rosemary 0.5 m 1 m 1.5 m 


Westringia longifolia Westringia 0.5 m 1 m 1.5 m 


Grevillea ‘Robyn Gordon’ Grevillea ‘Robyn Gordon’ 0.5 m 1.5 m 1.5 m 


Grevillea rosmarinifolia Rosemary Gevillea 0.5 m 2 m 2 m 


Melaleuca hypericifolia Hillock Bush 0.5 m 1 m 2 m 


Callistemon ‘Captain Cook’ Bottlebrush 0.5 m 1 m 2 m 


Grevillea ‘Sandra Gordon’ Grevillea ‘Sandra Gordon’ 0.5 m 1.5 m 3 m 


Banksia ericifolia Heath Banksia 0.5 m 2 m 3 m 


Leptospermum laevigatum Coast Tea Tree 0.5 m 2 m 3 m 


Melaleuca ericifolia Melaleuca ericifolia 0.5 m 2 m 3 m 


Melaleuca nesophyla Melaleuca nesophyla 0.5 m 2 m 3 m 


Hakea salicifolia Silky Hakea 0.5 m 2 m 3 m 


Doryanthes excelsa Gymea Lily 0.5 m 2 m 3 m 


Leptospermum spp. Tea tree 0.5 m 2 m 3 m 


Baekea spp. Heath Myrtle 0.5 m 2 m 3 m 


Pittosporum tenuifolium New Zealand Pittosporum 0.5 m 2 m 3 m 


Michelia figo Port Wine Magnolia 0.5 m 2 m 3 m 


Small Trees less than 9m high  (D) = Deciduous 


Botanic Name Common Name Yr 1 Yr 3 Maturity 


Planted a minimum of 1.5mfrom the building 


Callistemon hannah ray Hannah Ray Bottlebrush  2 m 3 m 4 - 5 m 


Callistemon citrinus Lemon Scented Bottlebrush 2 m 3 m 4 - 5 m 


Leptospermum petersonii Lemon-scented Tea tree 1.5 m 3 m 4 - 6.m 


Acacia floribunda Gossamer Wattle  2 m 3.m 4 - 6.m 


Acacia baileyana Cootamundra Wattle  2 m 3 m 5 - 8.m 


Ceratopelum gummiferum NSW Christmas Bush  2 m 4 m 5 - 8 m 


Elaeocarpus reticulatus Blueberry Ash  1.5 m 2 m 6 - 8 m 


Banksia integrifolia Coast Banksia  2 m 5 m 6 - 8 m 


Tristaniopsis laurina Water Gum  2 m 3 m 6 - 8 m 


 


 







 


Liverpool Development Control Plan  Appendix 2 


Part 1 162 


Medium Sized Trees 9 - 15m high 


Botanic Name Common Name Yr 1 Yr 3 Maturity 


Planted a minimum of 3mfrom the building 


Melaleuca bracteata Melaleuca bracteata  3 m 5 m 8 - 10 m 


Melaleuca decora White Cloud Tree  3 m 5 m 6 - 12 m 


Melia azedarch White Cedar (D) 2 m 4 m 8 - 12 m 


Brachychiton acerifolium Illawarra Flame Tree (D) 2 m 4 m 8 - 12 m 


Hymenosporum flavum Native Frangipani  2 m 4 m 8 - 12 m 


Melaleuca quinquenervia Broad-leaved Paper bark  3 m 5 m 8 - 15 m 


Eucalyptus scoparia Willow Gum  3 m 5 m 8 - 15 m 


Angophora bakeri Narrow leaved Apple  2 m 4 m 9 - 15 m 


Brachychiton populneus Kurrajong  2 m 4 m 9 - 15 m 


Large Trees greater than 15m Tall 


Native 


Botanic Name Common Name Yr 1 Yr 3 Maturity 


Planted a minimum of 4.0mfrom the building 


Acacia elata Cedar Wattle  2 m 5 m 10 –18 m 


Casuarina glauca Swamp She Oak  3 m 5 m 10 –18 m 


Casuarina littoralis Black She Oak  3 m 5 m 10 –18 m 


Callistemon viminalis Weeping Bottlebrush  3 m 5 m 10 –18 m 


Planted a minimum of 5.0mfrom the building 


Eucalyptus molucanna Grey Box  3 m 5 m 12 -18 m 


Eucalyptus crebra Narrow Leaved Ironbark  3 m 5 m 12 -18 m 


Eucalyptus fibrosa Broad Leaved Ironbark  3 m 5 m 12 -18 m 


Eucalyptus sclerophylla Hard Leaved Scribbly  3 m 5 m 12 -18 m 


Eucalyptus haemastoma Scribbly Gum  3 m 5 m 12 -18 m 


Planted a minimum of 6.0mfrom the building 


Eucalyptus microcorys Tallow-wood  3 m 5 m 15 - 20 m 


Eucalyptus botryoides Bangalay Tree  3 m 5 m 15 - 20 m 


Eucalyptus tereticornis River Red Gum  3 m 5 m 15 - 20 m 


Eucalyptus sideroxylon Red Ironbark  3 m 5 m 15 - 20 m 


Syncarpia glomulifera  Turpentine  2 m 4 m 15 - 20 m 


Casuarina cunninghamiana River She Oak  3 m 5 m 15 - 20 m 
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Appendix 3 - List of Noxious Plants for Liverpool LGA 


The following weeds are declared noxious in the Liverpool LGA: 
Weed Class Legal requirements 


African feathergrass [Pennisetum macrourum ]  5 1 


African turnipweed [Sisymbrium runcinatum ]  5 1 


African turnipweed [Sisymbrium thellungii ]  5 1 


Alligator weed [Alternanthera philoxeroides ]  3 2 


Anchored water hyacinth [Eichhornia azurea]  1 3 


Annual ragweed [Ambrosia artemisiifolia ]  5 1 


Arrowhead [Sagittaria montevidensis ]  5 1 


Artichoke thistle [Cynara cardunculus ]  5 1 


Athel pine [Tamarix aphylla ]  5 1 


Bear-skin fescue [Festuca gautieri]  5 1 


Bitou bush [Chrysanthemoides monilifera subspecies rotundata ]  3 4 


Black knapweed [Centaurea nigra]  1 3 


Blackberry [Rubus fruticosus aggregate species ] except cultivars Black satin, 
Chehalem, Chester Thornless, Dirksen Thornless, Loch Ness, Murrindindi, Silvan, 
Smoothstem, Thornfree  


4 5 


Boneseed [Chrysanthemoides monilifera subspecies monilifera ]  3 4 


Bridal creeper [Asparagus asparagoides ]  5 1 


Broomrapes [Orobanche species] Includes all Orobanche species except the native 
O. cernua variety australiana and O. minor 


1 3 


Burr ragweed [Ambrosia confertiflora ]  5 1 


Cabomba [Cabomba caroliniana ]  5 1 


Castor oil plant [Ricinus communis ]  4 5 


Cayenne snakeweed [Stachytarpheta cayennensis ]  5 1 


Chilean needle grass [Nassella neesiana ]  4 5 


Chinese violet [Asystasia gangetica subspecies micrantha]  1 3 


Clockweed [Gaura lindheimeri ]  5 1 


Clockweed [Gaura parviflora ]  5 1 


Corn sowthistle [Sonchus arvensis ]  5 1 


Dodder [Cuscuta species] Includes All Cuscuta species except the native species C. 
australis, C. tasmanica and C. victoriana 


5 1 


East Indian hygrophila [Hygrophila polysperma]  1 3 


Espartillo [Achnatherum brachychaetum ]  5 1 


Eurasian water milfoil [Myriophyllum spicatum]  1 3 


Fine-bristled burr grass [Cenchrus brownii ]  5 1 


Fountain grass [Pennisetum setaceum ]  5 1 


Gallon's curse [Cenchrus biflorus ]  5 1 


Glaucous starthistle [Carthamus glaucus ]  5 1 



http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QyJmFsbD0x

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0Q1JmFsbD0x
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Golden thistle [Scolymus hispanicus ]  5 1 


Green cestrum [Cestrum parqui ]  3 2 


Harrisia cactus [Harrisia species ]  4 5 


Hawkweed [Hieracium species]  1 3 


Horsetail [Equisetum species]  1 3 


Hygrophila [Hygrophila costata ]  2 3 


Hymenachne [Hymenachneamplexicaulis]  1 3 


Karoo thorn [Acacia karroo]  1 3 


Kochia [Bassia scoparia] except Bassia scoparia subspecies trichophylla 1  


Lagarosiphon [Lagarosiphon major]  1 3 


Lantana [Lantana species ]  4 6 


Lantana [Lantana species ]  5 1 


Leafy elodea [Egeria densa]  5 1 


Long-leaf willow primrose [Ludwigia longifolia ]  3 2 


Long-leaf willow primrose [Ludwigia longifolia ]  5 1 


Ludwigia [Ludwigia peruviana ]  3 2 


Mexican feather grass [Nassella tenuissima ]  1 3 


Mexican poppy [Argemone mexicana ]  5 1 


Miconia [Miconia species]  1 3 


Mimosa [Mimosa pigra]  1 3 


Mossman River grass [Cenchrus echinatus ]  5 1 


Onion grass [Romulea species] Includes all Romulea species and varieties except R. 
rosea var. australis 


5 1 


Oxalis [Oxalis species and varieties] Includes all Oxalis species and varieties except 
the native species O. chnoodes, O. exilis, O. perennans, O. radicosa, O. rubens, and 
O. thompsoniae 


5 1 


Pampas grass [Cortaderia species ]  3 2 


Parthenium weed [Parthenium hysterophorus]  1 3 


Pellitory [Parietaria judaica ]  4 6 


Pond apple [Annona glabra]  1 3 


Prickly acacia [Acacia nilotica]  1 3 


Prickly pear [Cylindropuntia species ]  4 5 


Prickly pear [Opuntia species except O. ficus-indica ]  4 5 


Red rice [Oryza rufipogon ]  5 1 


Rhus tree [Toxicodendron succedaneum]  4 6 


Rubbervine [Cryptostegia grandiflora]  1 3 


Sagittaria [Sagittaria platyphylla ]  5 1 


Salvinia [Salvinia molesta ]  2 3 
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Sand oat [Avena strigosa ]  5 1 


Senegal tea plant [Gymnocoronis spilanthoides]  1 3 


Serrated tussock [Nassella trichotoma ]  4 5 


Siam weed [Chromolaena odorata]  1 3 


Smooth-stemmed turnip [Brassica barrelieri subspecies oxyrrhina]  5 1 


Soldier thistle [Picnomon acarna ]  5 1 


Spotted knapweed [Centaurea maculosa]  1 3 


St. John's wort [Hypericum perforatum ]  4 6 


Texas blueweed [Helianthus ciliaris ]  5 1 


Water caltrop [Trapa species]  1 3 


Water hyacinth [Eichhornia crassipes ]  2 3 


Water lettuce [Pistia stratiotes]  1 3 


Water soldier [Stratiotes aloides]  1 3 


Willows [Salix species] Includes all Salix species except S. babylonica, S. x 
reichardtii, S. x calodendron 


5 1 


Witchweed [Striga species] Includes all Striga species except native species and 
Striga parviflora 


1 3 


Yellow burrhead [Limnocharis flava]  1 3 


Yellow nutgrass [Cyperus esculentus ]  5 1 


 
1 The requirements in the Noxious Weeds Act 1993 for a notifiable weed must be complied with.   


2 The plant must be fully and continuously suppressed and destroyed 


3 The plant must be eradicated from the land and the land must be kept free of the plant 


4 The plant must be fully and continuously suppressed and destroyed 


5 The growth and spread of the plant must be controlled according to the measures specified in a 
management plan published by the local control authority and the plant may not be sold, propagated 
or knowingly distributed 


6 The growth and spread of the plant must be controlled according to the measures specified in a 
management plan published by the local control authority 


7 except B.scoparia subspecies trichophylla  
The plant must be eradicated from the land and the land must be kept free of the plant 
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http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNDAmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNzImYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNDUmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNzMmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNzQmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNDcmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNzUmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNzYmYWxsPTE%3D

http://www.dpi.nsw.gov.au/agriculture/pests-weeds/weeds/noxweed/noxious-app?sq_content_src=%2BdXJsPWh0dHAlM0ElMkYlMkZ3d3cuYWdyaWMubnN3Lmdvdi5hdSUyRnRvb2xzJTJGdmlld3dlZWQuaHRtbCUzRndlZWRfaWQlM0QxNDkmYWxsPTE%3D
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Appendix 4 - Flood Compatible Materials 
 


Building 
Component 


Flood compatible material Building 
Component 


Flood compatible material 


Flooring and 
Sub-floor 


Structure 


Concrete slab-on-ground 
monolith construction  


Suspension reinforced concrete 
slab. 


Doors Solid panel with water proof 
adhesives 


Flush door with marine ply filled 
with closed cell foam 


Painted metal construction 


Aluminium or galvanised steel 
frame 


Floor Covering Clay tiles 


Concrete, precast or in situ 


Concrete tiles 


Epoxy, formed-in-place 


Mastic flooring, formed-in-place 


Rubber sheets or tiles with 
chemical-set adhesives 


Silicone floors formed-in-place 


Vinyl sheets or tiles with 
chemical-set adhesive 


Ceramic tiles, fixed with mortar 
or chemical-set adhesive 


Asphalt tiles, fixed with water 
resistant adhesive  


Wall and Ceiling 
Linings 


Fibro-cement board 


Brick, face or glazed 


Clay tile glazed in waterproof 
mortar 


Concrete 


Concrete block 


Steel with waterproof 
applications 


Stone, natural solid or veneer, 
waterproof grout 


Glass blocks 


Glass 


Plastic sheeting or wall with 
waterproof adhesive 


Wall Structure 


 


Solid brickwork, block work, 
reinforced, concrete or mass 
concrete 


Insulation 


 


Windows 


Foam (closed cell types) 


Aluminium frame with stainless 
steel rollers or similar corrosion 
and water resistant material.  


Roofing 
Structure (for 
Situations 
Where the 
Relevant Flood 
Level is Above 
the Ceiling) 


Reinforced concrete 
construction  


Galvanised metal construction 


Nails, Bolts, 
Hinges and 
Fittings 


Brass, nylon or stainless steel 


Removable pin hinges 


Hot dipped galvanised steel wire 
nails or similar 
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Article II. Electrical and Mechanical 
Equipment 


Article III. For dwellings constructed on land to 
which this DCP applies, the electrical and mechanical 
materials, equipment and installation should conform 
to the following requirements. 


Heating and Air Conditioning Systems 


Article IV. Heating and air conditioning systems 
should, to the maximum extent possible, be installed 
in areas and spaces of the house above the relevant 
flood level.  When this is not feasible every precaution 
should be taken to minimise the damage caused by 
submersion according to the following guidelines. 


Main power supply  


Article V. Subject to the approval of the relevant 
authority the incoming main commercial power service 
equipment, including all metering equipment, shall be 
located above the relevant flood level.  Means shall be 
available to easily disconnect the dwelling from the 
main power supply. 


Fuel  


Article VI. Heating systems using gas or oil as a 
fuel should have a manually operated valve located in 
the fuel supply line to enable fuel cut-off. 


Wiring  


Article VII. All wiring, power outlets, switches, 
etc., should, to the maximum extent possible, be 
located above the relevant flood level.  All electrical 
wiring installed below the relevant flood level should 
be suitable for continuous submergence in water and 
should contain no fibrous components. Earth core 
linkage systems (or safety switches) are to be 
installed. Only submersible-type splices should be 
used below the relevant flood level.  All conduits 
located below the relevant designated flood level 
should be so installed that they will be self-draining if 
subjected to flooding. 


Installation 


Article VIII. The heating equipment and fuel 
storage tanks should be mounted on and securely 
anchored to a foundation pad of sufficient mass to 
overcome buoyancy and prevent movement that could 
damage the fuel supply line.  All storage tanks should 
be vented to an elevation of 600mmabove the relevant 
flood level. 


Equipment  


Article IX. All equipment installed below or 
partially below the relevant flood level should be 
capable of disconnection by a single plug and socket 
assembly. 


Ducting  


Article X. All ductwork located below the 
relevant flood level should be provided with openings 
for drainage and cleaning.  Self-draining may be 
achieved by constructing the ductwork on a suitable 
grade.  Where ductwork must pass through a 
watertight wall or floor below the relevant flood level, 
the ductwork should be protected by a closure 
assembly operated from above relevant flood level. 


Reconnection  


Article XI. Should any electrical device and/or 
part of the wiring be flooded it should be thoroughly 
cleaned or replaced and checked by an approved 
electrical contractor before reconnection. 


Article XII.  
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4.1. PRELIMINARY 
 


Applies to 


This Part applies to the area shown in Figure 4-1.  


Part 1 also applies to the area shown in Figure 4-1. 


 


Figure 4-1: Land to which this Part applies 
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Background 
The Liverpool city centre was identified by the Department of Planning as a regional city through 


the Sydney Metropolitan Strategy – A City of Cities in 2005. This status was confirmed in A Plan 


for Growing Sydney released by the Department of Planning and Environment in December 2014. 


 


In March 2018 the Sydney Regional Plan, A metropolis of three cities was published by the 


Greater Sydney Commission (GSC), establishing a renewed planning framework for the Sydney 


region as a whole towards 2056. The Western City District Plan — connecting communities 


(WCDP), was finalised by the GSC in March 2018 also. The WCDP provides detailed planning 


direction for the future development of Liverpool city centre, as part of the Liverpool LGA. 


 


Liverpool city centre LEP revision 


In 2015 Council launched a review of the planning controls applying to Liverpool city centre. The 


city centre LEP review sought to revitalise Liverpool city centre, to create a mixed-use, vibrant 


18-hour city centre, a walkable city that offers living, recreation and work opportunities and a city 


focused along the river. To this end it was decided to significantly expand the area of B4 – Mixed 


Use zoned land and reduce the area of land zoned B3 – Commercial Core. This amendment to 


Liverpool Local Environmental Plan (LLEP) 2008 — Amendment 52, was gazetted and came into 


force on 5 September 2018. 


 


In addition to rezoning land to reduce the size of the Commercial Core and expand the area of 


Mixed Use zoned land, Amendment 52 defined legible character precincts based on ownership, 


subdivision, street block patterns, and the role of the public domain. It also specified an urban 


form that responds to the character of each precinct, has different building typologies, and offers 


different economic opportunities. 


 


 Amendment 52 enables individual owners to develop sites without the requirement for 


amalgamation, improves connectivity to and within the city centre, de-couples car parking from 


development where appropriate and develops consistent urban form, where possible, for new 


development within the city centre. It is envisaged that increasing the number of residents in the 


city centre will activate the city centre, and will lead to increased demand for retail and services, 


resulting in more jobs.   


 
This Part of Liverpool Development Control Plan (LDCP) 2008 seeks to provide appropriate 


development objectives and controls that will facilitate development in Liverpool city centre in 


concert with the Liverpool Local Environmental Plan (LLEP) 2008.    


  


Characteristics of the Liverpool city centre 
The character of Liverpool city centre can be divided into specific areas which have a number of 


character elements as described below. The character areas are illustrated in Figure 4.2 below. 


However, where appropriate, reference  is also made to which precinct, illustrated on the FSR 


map as amended by Amendment 52, also applies:  


 


- Mixed Use (Area 7 and Area 8). 


- High Density Residential.  


- Education and Medical Precinct (Area 9).  


- Commercial Core (Area 10) 


- Standalone sites (including Area 11) 


- City Centre Riverfront. 


- Georges River Precinct. 
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Commercial Core  
Land considered as part of Amendment 52, but which retains the B3 — Commercial Core zoning. 


Council aims to increase employment in the city centre to a total of 30,000 jobs by 2031. 


Commercial development is encouraged throughout the Mixed Use and Commercial Core areas 


of the city centre. 


 
Liverpool city centre’s commercial core is located near the public transport interchange on land 


bounded by Elizabeth Street to the north, Bigge Street to the east, George Street to the west and 


Railway Street to the south. In addition, the existing Westfield shopping centre is also part of the 


Commercial Core. Preservation of a Commercial Core in the city centre will support the broader 


base of uses likely to arise in the Mixed Use areas. Retail development will continue to be focused 


around the Macquarie Street Mall and Westfield shopping centre, though retail uses will also be 


permitted throughout the Mixed Use and Commercial precincts.  


 


Mixed Use 


Amendment 52 expanded the area of Liverpool city centre zoned B4 – Mixed Use. Land zoned 


B4 – Mixed Use may be developed for a range of retail/commercial and residential uses. Three  


new precincts have been defined for the rezoned sites in Liverpool city centre and some existing 


B4 sites. These precincts relate to the existing site characteristics, ownership patterns and 


subdivision patterns. The precincts are identified as Fine Grain, Midrise and Long Term Civic 


Sites. Certain lots within the Mid-Rise and Long-term Civic Sites (in addition to the Commercial 


Core) precincts may be developed pursuant to clause 7.5A of LLEP 2008, but only if they meet 


lot size and access requirements.  


 


The Fine Grain and the Midrise sites use a perimeter block typology, defined by building 


envelopes (see 4.22 below). The building envelopes enable buildings constructed to these 


profiles to relate to each other and the street network. 


 


Lots that may be developed pursuant to clause 7.5A are large, strategically located sites, which 


can be developed subject to a concept development application as defined by section 4.23 of the 


Environmental Planning and Assessment (EP&A) Act 1979 and the delivery of a public benefit, 


as defined by clause 7.5A(3)(b) of LLEP 2008 (see 4.2.5 below).  


 
High Density Residential  
Liverpool city centre is an increasingly popular residential destination. The Commercial Core and 


Mixed Use areas of the city centre are surrounded by R4 – High Density Residential zoned land. 


With the growth of the hospital, there will be increasing demand for accommodation for health 


workers. One of Council’s aims is to improve access to residential areas and the city centre. 


  


In addition to significant residential development in the Mixed Use areas of the city centre, 


residential development will be focused around the northern, western and southern periphery. It 


is desirable that the frontages to Macquarie Street at Pioneer Park accommodate 


retail/café/restaurant activities at ground floor with residential and potentially some office space 


on floors above. Shepherd Street (at the southern extremity of the city centre) offers the potential 


to accommodate residential development with good access to the Georges River. Planning 


controls have been reviewed to assist this outcome.  


 


Education and Medical Precinct  
The Education and Medical precinct is located on the eastern edge of the city centre. It is defined 


by the South-Western Sydney Area Health Service (Liverpool Hospital) and attendant medical 


centres and clinics, the Liverpool Private Hospital, public and private schools, and the Liverpool 


TAFE buildings. The precinct is centred on historic Bigge Park and the Francis Greenway-
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designed old Liverpool Hospital, now part of TAFE.  


 
LLEP 2008 identifies Liverpool Hospital as a Long-Term Civic Site so that the site may develop 


using a concept development application and with a full range of building typologies. 


 


Standalone sites 


Standalone sites, as illustrated in Figure 4.2, describes a number of sites in certain locations 


around the city centre, which have been rezoned by Council independently of Amendment 52. 


The sites have been recognised by Council with development standards which will encourage 


architecturally significant buildings. It is envisaged that these buildings will develop using the 


tower on podium building typology. 


 
City centre riverfront  
Liverpool city centre was the first of the ‘Macquarie towns’, chartered by Governor Lachlan 


Macquarie in 1810. From its foundation, the city identity was closely connected to the Georges 


River. Since the development of the railway line along the river as early as 1856, the city centre 


has become increasingly divorced from the river. The State Rail Freight Line, which runs 


alongside the passenger line immediately adjacent to the river, has further divided the city and 


obstructs connections across the Georges River, both physically and visually. 


  


The natural edge of the Georges River and the Chipping Norton lakes system is one of Liverpool’s 


most valuable assets. Opportunities exist to create continuous urban parkland. Council is 


committed to exploring improved connections from the city centre to the river and to Moorebank. 


 


Georges River Precinct 
The Georges River Precinct has been identified for potential city centre expansion due to the 


large sites, the limited ownership and proximity to the train station. The site has a number of 


constraints however, including the location of the railway line, which presents a barrier to access 


to the city centre, the river and the site’s location within the 1% AEP (i.e. 100 year flood). There 


is limited existing connectivity to the city centre. 


 


Streets, Laneways and Serviceways  
The Hoddle grid, adopted as the township plan shortly after Governor Macquarie founded 


Liverpool, provides an excellent and legible framework for development. It has a vital role in 


determining the city’s built form.  


 


Streets make up the largest area of public space in Liverpool city centre. Used primarily for traffic 


and pedestrian movement, they also accommodate business, shopping, festivals, dining, 


socialising and entertainment. Within the formal grid of north-south and east-west streets there 


are serviceways (lanes) and arcades. Currently the serviceways do not generally provide direct 


connections between streets but the arcades do. 


 


In the southern part of the city centre, the grid distorts in response to the topography, forming a 


secondary grid. The meeting of the regular Hoddle grid with the secondary grid along Memorial 


Avenue creates corner blocks with obtuse and acute angles. This provides a valuable opportunity 


to reinforce the character and streetscape quality of Liverpool city centre.  


 


The core of the city centre is bounded by Bathurst Street, Campbell Street, Bigge Street, Pirie 


Street and Terminus Street. These streets carry the bulk of through traffic around the city centre 


to access the major arterials – Newbridge Road, Hoxton Park Road, the Hume Highway, Elizabeth 


Drive and the Cumberland Highway. 
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The network of serviceways complements the dominant qualities of the main streets. Hidden 


within the blocks, the serviceways have the potential to be extended to provide important direct 


pedestrian links to the streets. If this can be achieved, the serviceways have the capacity to 


improve permeability and provide spaces that diversify and enrich the city structurally and 


economically. The active street frontages along Macquarie Street and throughout the city centre 


are also an asset that should be maintained and expanded. 


 
The development controls in this Part complement the amended LLEP 2008 and define the built 


form required to ensure that the amenity of the streets and lanes/serviceways is protected and 


enhanced.  


 


Satisfactory arrangements 


At the request of Transport for NSW, Council conducted a review of the transport needs that 


would be created by the additional residential development that would be made possible by 


rezoning much of the existing commercial core of the city centre to permit residential 


development. The review made a number of recommendations, including that a range of 


improvements to designated State public infrastructure would be required to support the planned 


residential growth. 


 


In order to fund the required infrastructure improvements, clause 6.4A of LLEP 2008 indicates 


that the development of any and all residential accommodation on land within the intensive urban 


development area of Liverpool city centre (i.e. “Area 7”, “Area 8”, “Area 9”, “Area 10” or “Area 11” 


shown on the Floor Space Ratio Map), must demonstrate via written confirmation from the 


Secretary of the DP&E that, according to clause 6.4A(2), “satisfactory arrangements have been 


made to contribute to the provision of designated State public infrastructure in relationship to the 


land on which the development is to be carried out.” 


 


The satisfactory arrangements provision must be satisfied prior to the determination of a DA which 


includes residential development. It is expected that the satisfactory arrangements will take the 


form of an additional levy on residential development, and may require the making of the planning 


agreement with the DP&E. 


 


Development of hotel, motel, backpacker, bed-and-breakfast or serviced apartment 


accommodation is not considered “residential development” and will not be subject to satisfactory 


arrangements as described in clause 6.4A of LLEP 2008. 


 


Site-specific Development Control Plan 


Clause 6.6, Development control plan, of LLEP 2008 requires that: 


 


(1) Development consent must not be granted for development on land in an urban 


release area or intensive urban development area unless a development control 


plan that provides for the matters specified in subclause (2) has been prepared 


for the land. 


The “intensive urban development area” is defined in clause 6.4A as being “Area 7”, “Area 8”, 
“Area 9” or “Area 10” shown on the Floor Space Ratio Map. 
 
Proposed development that does not rely on clause 7.5A of LLEP 2008 (see Section 2.1.4 below), 
would not require the lodgement of a site-specific DCP. Council will accept an assessment of 
compliance with Part 1 and Part 4 of LDCP 2008 in lieu of the submission of a site-specific DCP. 
For development undertaken pursuant to the floor space bonuses described in clause 7.5A of 
LLEP 2008, please refer to Section 4.2.5 of this Part. 
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4.2. CONTROLS FOR BUILDING FORM 


 
4.2.1  Building form 
 
Background 


Building form refers to the individual elements of building design that collectively contribute to the 


character and appearance of the built environment. LLEP 2008 includes provisions for land use, 


building heights, sun access, floor space ratio (FSR) and design excellence. The development 


controls in this Part of the DCP are intended to reinforce the desired outcomes for the city centre. 


The resulting built form and character of new development should contribute to an attractive public 


domain in Liverpool city centre and produce a desirable setting for the intended uses. 


 


The provisions in the Apartment Design Guidelines (ADG) associated with State Environmental 


Planning Policy No.65 – Design Quality are incorporated in this DCP to apply to all residential 


development in the Liverpool city centre including apartments, any residential component of a 


mixed use development, and serviced apartments that are strata titled. Where there is an 


inconsistency between other provisions in the ADG and this DCP, the ADG prevails to the extent 


of the inconsistency. 


  
Within the existing Liverpool city centre, the diversity of uses is reflected in the different building 


typologies. These are: 


 


 Perimeter Block (accommodating commercial and residential uses).  


 Towers on a Podium (accommodating commercial and residential uses).   


 Detached Buildings (apartment buildings, religious, commercial, education and medical 


uses).  


 


LLEP 2008 identifies specific precincts on the FSR map for Liverpool city centre (Area 7, Area 8, 


Area 9, Area 10 and Area 11). The precincts relate to specific character areas defined in this Part 


as follows: 


 “Area 7” is the Fine Grain Precinct; 


 “Area 8” is the Midrise Precinct; 


 “Area 9” is the Long-Term Civic Sites Precinct; 


 “Area 10” is the Commercial Core Precinct; and 


 “Area 11” is the Standalone site known as 77-83 Moore Street and 193 Macquarie Street. 


The precincts are shown in Figure 4-2.  
  
Objectives 


1. Establish the scale, dimensions, form and separation of buildings as appropriate for the city 


centre and the range of uses.  


2. Provide a strong definition of the public domain with buildings on a common alignment.  


3. Promote building frontages with good connections to the street.  


 


Controls 


Develop new buildings in Liverpool city centre using the following building typologies for precincts 


as identified in Figure 4-2: 


 


1. Perimeter block typology for Fine Grain precinct. 


2. Perimeter block typology for Midrise precinct, with the exception of those Midrise sites 
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developed pursuant to clause 7.5A of LLEP 2008 (which may also be developed with a 


tower on podium typology). 


3. Perimeter block, tower on podium or detached building typology for Long Term Civic Sites.  


4. Tower on podium or detached building typology for standalone sites. 


5. Perimeter block, tower on podium or detached building typology for Commercial Core sites. 


6. Perimeter block, or detached building typology for Mixed Use. 


7. Detached building typology for High Density Residential sites. 


8. Perimeter block, or detached building typology for Enterprise Corridor sites and 


Neighbourhood Centre sites. 
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Figure 4-2 Precincts 
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4.2.2  Building Envelopes 
 
Background  


Building envelopes provide buildings with a strong address to the street, ensure compatibility 


between sites and maintain a suitable relationship to the scale of existing buildings. The lower 


scale buildings on the Fine Grain and Midrise sites contribute to the character of the existing city 


centre and make a positive contribution to its vitality, image and identity. 


 


Midrise and Commercial Core sites of over 1,500m2 in area may be developed as described in 


clause 7.5A of LLEP 2008 in certain circumstances. See section 4.2.5 Controls for sites 


requiring the submission of a DCP  for greater clarification. 


 


4.2.3  Controls for the Fine Grain Precinct 
 
Background 


The Fine Grain Precinct is identified on Figure 4-2. Fine Grain Sites are small sites that have a 


very important role for pedestrian interface along streets. They are important because of their 


short frontages to streets, variety of uses, but also because the diverse ownership offers 


significant contrast of character, opening hours and price-point for retail offerings.  


 


Objectives 


1. Create a contiguous street wall even though sites are developed independently. 


2. Address solar access/privacy and light within the building envelope so that separate studies 


are not required. 


3. Provide active street and lane/serviceway frontages. 


4. Encourage development without car parking on site.  


 


Controls 


Design new buildings in the Fine Grain Precinct as follows: 


1. Construct a maximum of four storeys to the street and four storeys to the serviceway 


frontages, with an additional two storeys set back to street frontages in accordance with 


Figures 4-3 and 4-4. 


2. Locate retail uses at the ground floor on street and lane/serviceway frontages (where 


possible). 


3. Develop no more than one level of (at grade) car parking (where necessary), which is to 


be appropriately screened or sleeved. 


4. Provide parking in accordance with LLEP 2008 provisions or make an alternative 


arrangement to the satisfaction of Council. 
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Figure 4-3: Fine Grain/Mid-Block 


 


 
 


 
Figure 4-4: Fine Grain/Corner 
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4.2.4  Controls for the Midrise Precinct 
 
Background 


The Midrise Precinct is identified on Figure 4-2. Midrise Sites are capable of accommodating 


more development than Fine Grain Sites. They are important because of the relatively short-


frontages to streets and their diverse range of uses. Differing ownership also provides a variety 


of use and form that single ownership of large city buildings does not achieve. 


 


Objectives 


1. Form a contiguous street wall even though sites are developed independently. 


2. Address solar access/privacy and light within the building envelope so that separate studies 


are not required. 


3. Provide active street and lane/serviceway frontages. 


4. Allow flexibility of uses within the building envelope (long life/loose fit) that can change over 


time. 


5. Provide parking for the development on site. 


 


Controls 


Design new buildings in the Midrise Precinct as follows: 


1. Construct buildings to a maximum of six storeys to the street and four storeys to the 


lane/serviceway frontages, with an additional two storeys set back to both frontages in 


accordance with Figures 4-5 and 4-6. 


2. Develop retail uses at the ground floor at street and lane/serviceway frontages (where 


possible). 


3. Develop at least one level above the ground floor for a commercial use, or that is capable 


of being adapted to a commercial use. 


4. Provide parking in a basement car park. No more than one level of service (at grade) car 


parking is permitted and this is to be appropriately screened or sleeved. 


5. Provide parking in accordance with the LLEP 2008.  
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Figure 4-5: Mid-Rise/Mid-Block 


 


 
 


Figure 4-6 Mid-Rise/Corner 
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4.2.5 Controls for sites that require the submission of a site specific DCP 
or concept DA 


 


Background 


Clause 7.5A of LLEP 2008 provides additional provisions relating to certain land in Liverpool city 


centre. This section specifies the requirements for a lot to be developed according to the 


provisions of clause 7.5A. 


 


The provisions of clause 7.5A are not considered development standards and therefore may not 


be varied according to clause 4.6 of LLEP 2008. Minimum requirements for the development of a 


lot pursuant to clause 7.5A are: 


 


 That the lot is situated within “Area 8”, “Area 9” or “Area 10” on the Floor Space 


Ratio Map; and 


 Has a lot size exceeding 1500m2; and  


 Has two or more street frontages. 


Pursuant to clause 7.5A(2), any building which is proposed to exceed the maximum height shown 
for the land on the Height of Buildings Map, and the maximum floor space ratio shown for the land 
on the Floor Space Ratio Map for the site (to a maximum FSR of 10: 1 in “Area 8” or “Area 10” 
and 7:1 in “Area 9”), must be developed so that at least 20% of the gross floor area is used for 
the purposes of: 
 


 business premises; 


 centre based childcare facilities; 


 community facilities; 


 educational establishments; 


 entertainment facilities; 


 food and drink premises; 


 functions centres; 


 information and education facility; 


 medical centres; 


 public administration buildings; or 


 retail premises. 


The Dictionary of LLEP 2008 defines the meaning and development requirements of each of the 


specified uses. 


 


Development of sites pursuant to clause 7.5A of LLEP 2008 will require the submission of a DCP. 


According to section 4.23(2) of the EP&A Act 1979:  


 


(2) However, if an environmental planning instrument requires the preparation of a development 


control plan before any particular or kind of development is carried out on any land, that obligation 


may be satisfied by the making and approval of a concept development application in respect of 


that land. 


In other words, the requirement to lodge a DCP pursuant to clause 7.5A(3)(a) of LLEP 2008, may 


be satisfied by the lodging of a concept development application pursuant to the requirements of 


section 4.23 of the EP&A Act 1979 instead. It is to be noted however, that section 4.23(3) of the 


EP&A Act also applies to any such application meaning that: 


 


3)  Any such concept development application is to contain the information required to be 
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included in the development control plan by the environmental planning instrument or the 


regulations. 


Objectives 


1. That development of sites within Liverpool city centre pursuant to clause 7.5A 


demonstrates the appropriate mix of uses and standards of design excellence.   


2. Provide appropriate parking for the development on site. 


3. Provide active street and lane/serviceway uses . 


 


Controls 


1. Sites that require the submission of a DCP are to be developed pursuant to the adopted 


site specific DCP or a concept development application consistent with Division 4.4 of the 


EP&A Act 1979 and clause 7.5A of LLEP 2008. 


2. Clause 7.5A(3)(b) of LLEP 2008 specifies that any proposed development which seeks to 


utilise the additional provisions relating to certain land in Liverpool city centre must yield a 


public benefit, in that the site on which the building is to be located must also include one 


or more of the following uses (NB: in order to provide the required public benefit, these 


uses must be publicly accessible): 


 recreation areas; 


 recreation facilities (indoor); 


 community facilities; 


 information and education facilities; 


 through site links; or 


 public car parks. 


 


Each land use that is required to yield public benefit (with the exception of “through site 


links” and “public car parks”, defined below), is defined in the Dictionary of LLEP 2008. The 


size, scale, location and detailed use of any such proposed development, must be included 


in the required site specific DCP or concept development application, and be to the 


satisfaction of Council. 


 


Through site links are only to be developed on those sites indicated in Figure 


4.12 and must be developed in accordance with the requirements of section 4.3 


Pedestrian Amenity. 


 


Public car parks are only to be developed with the written permission of Council 


and must be vested in or under the control of Council. Provision of public car 


parking must be consistent with Council’s Parking Strategy and locational 


requirements. Any such public car park must be of sufficient scale and located 


so as to be of a public benefit acceptable to Council. 


 


3. The concept development application lodged pursuant to clause 7.5A of LLEP 2008, must 


demonstrate how the proposal addresses all matters described in 7.5A(4)(a-m), as follows: 


 


(a) the suitability of the land for development. 


The site specific DCP or concept development application must articulate planning 


and design principles relating to development of the land and explain how these 


address Part 4 of Liverpool Development Control Plan 2008 and any other relevant 


documents or plans. It must include an analysis of the characteristics and the local 


context of the land to which it applies. 
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It must conceptually outline and show graphically the proposed site layout and 


planning for the development of the land, including the conceptual vertical and 


horizontal distribution of potential future uses, arrangement, footprint, envelopes and 


mix of building types. Through analysis of a number of illustrated options for 


redevelopment it must determine the preferred approach, 


(b) the existing and proposed uses and use mix. 


The site specific DCP or concept development application must describe the existing 


uses of any building currently occupying the site, and the proposed use mix to be 


developed on the site (noting additional use requirements outlined in control 1 above), 


(c) any heritage issues and streetscape constraints. 


The site specific DCP or concept development application must describe how the 


proposal will address all heritage items in the vicinity, in accordance with the 


requirements of clause 5.10 of LLEP 2008 and section 4.6.1 of this Part, 


(d) the impact on any conservation area. 


The site specific DCP or concept development application must indicate how any 


proposed development within the Bigge Park Conservation Area addresses the 


requirements of clause 5.10 of LLEP 2008 and section 5.10 of this Part, 


(e) the location of any tower proposed, having regard to the need to achieve an 


acceptable relationship with other towers (existing or proposed) on the same 


site or on neighbouring sites in terms of separation, setbacks, amenity and 


urban form. 


Liverpool city centre is a mixed-use environment. The site specific DCP or concept 


development application must ensure that any proposed residential tower is consistent 


with ADG separation and side setback distances, taking into account existing or 


proposed towers on the same site or neighbouring sites. Siting of all proposed towers, 


residential or commercial, must be consistent with clause 7.4 of LLEP 2008 Building 


separation in Liverpool city centre, 


(f) the bulk, massing and modulation of buildings 


The site specific DCP or concept development application must illustrate the proposed 


bulk, massing and modulation of buildings to be developed on the site, 


(g) street frontage heights. 


The site specific DCP or concept development application must indicate the street 


frontage heights of any proposed building. A tower on podium building is to be designed 


so that the podium is: 


a. four to six storeys in height at the primary street frontage; 


b. four storeys in height to the lanes and/or serviceways; and 


c. 6 metres  from a side/rear boundary if the site is adjoining a property that is 


not zoned B4 – Mixed Use or contains a stand-alone building. The setback 


should be in accordance with the ADG, 


(h) environmental impacts, such as sustainable design, overshadowing and solar 


access, visual and acoustic privacy, noise, wind and reflectivity. 


The site specific DCP or concept development application must illustrate how the 


proposed design will satisfactorily address  environmental impacts on the public domain 


and other sites in proximity, depending on the scale of the development. Designs must 


ensure the streetscape environment is of pedestrian scale and ensures human qualities 


of solar access, shade and amenity are provided and negative elements such as noise 


and wind are minimised, 


(h) the achievement of the principles of ecologically sustainable development. 


The site specific DCP or concept development application must illustrate the ways by 


which the development proposed maximises ecological sustainability, 


(i) encouraging sustainable transport, including increased use of public transport, 


walking and cycling, road access and the circulation network and car parking 
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provision, including integrated options to reduce car use. 


The site specific DCP or concept development application must incorporate a 


Transport Management and Access Plan (TMAP). The TMAP must illustrate how the 


proposed development will encourage sustainable transport including: 


 measures to encourage increased use of public transport, walking and cycling; 


 provisions for access (for pedestrians, cyclists and vehicles including heavy 


vehicles), circulation and car parking; and 


 other measures to reduce car use (e.g. carpooling and car-share services), 


 


(j) the impact on, and any proposed improvements to, the public domain. 


The site specific DCP or concept development application must demonstrate how the 


proposed development will integrate with and/or make improvements to the existing 


public domain, including the provision of setbacks where required. The site specific 


DCP or concept development application must include a detailed public domain plan.  


 


Improvements to the public domain include: 


1. Contributing to the urban tree canopy through new street tree plantings 


consistent with the Liverpool CBD Streetscape and Paving Manual 2018. 


2. Providing street furniture and pedestrian amenity items. 


3. Installing high quality pedestrian paving consistent with the Liverpool CBD 


Streetscape and Paving Manual 2018. 


4. Integrating public art in accordance with section 4.3.10 of this Part. 


5. Making provision for pedestrians to access to sunlight and shade. 


6. Providing a design that contributes to activation of street frontages. 


7. Integration of WSUD elements to improve vegetation success within the public 


domain, 


(k) achieving appropriate interface at ground level between buildings and the public 


domain. 


The site specific DCP or concept development application must demonstrate how all 


buildings, including any proposed tower building,  achieves an appropriate interface at 


ground level with existing and proposed buildings and the public domain, according to 


the requirements of Section 4.3.1 to 4.3.10 of this Part. 


 


Electricity substations and waste collection points must be appropriately integrated into 


the building design to minimise disruption and visual clutter in the ground plane and 


streetscape, 


(l) the excellence and integration of landscape design. 


The concept development application must demonstrate compliance with section 


4.2.13 of this Part. 


4. Locate non-residential uses at ground level that address all street frontages (and 


laneway/service way frontages, where possible). 


5. Develop a maximum of two levels of above-ground car parking, provided it is sleeved by 


other uses on street frontages and appropriately screened or sleeved by other uses on 


lane/serviceway frontages. Aboveground parking must achieve minimum floor to ceiling 


heights that would permit adaption for another use (e.g. commercial/retail or residential). 


6. Construct buildings according to the requirements illustrated in Figure 4.7, Figure 4.8 or 


Figure 4.9, depending on the location of the site. 
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Figure 4-7:  Tower on a Podium/Mid-Block 
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Figure 4-8: Tower on a Podium/Corner Site 
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Figure 4-9: Tower on a Podium/Acute Corner Site 
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4.2.6  Building Floor Plates 
 
Background 


Limiting the size of tower floor plates allows for good internal amenity in terms of natural light and 


ventilation, while mitigating the potentially adverse impacts that tall and bulky buildings may have 


on the public domain including overshadowing and poor street amenity. Building depth is related 


to building use, meaning that commercial floor plates are typically deeper and larger than 


residential floor plates.  


 


Objectives 


1. Achieve living and working environments with good internal amenity and minimise the need 


for artificial heating, cooling and lighting.  


2. Provide viable and useable commercial and/or residential floor space.  


3. Contribute to useable and pleasant streets and public domain at ground level by controlling 


the size of upper level floor plates of buildings. 


4. Reduce the apparent bulk and scale of buildings by limiting the size of the building. 


 


Controls  


1. Design the floor plate sizes and depth of buildings for Fine Grain and Midrise sites as 


indicated in the building envelopes.  


2. Provide a maximum GFA of 700m2 per level for residential towers with maximum length of 


elevation of 45m. 


3. Comply with ADG standards for building depth and number of apartments. 


4. Provide a maximum GFA of 1,000m2 per level for commercial towers with maximum 


length of elevation of 45m. Where sites are greater than 2,000m² a proportionally larger 


GFA per floor may be considered. 


 


4.2.7 Street Alignments and Street Setbacks  
 


Background 


Buildings define the street network and public domain. For this reason, the alignment and 


setbacks of buildings are critical to the quality of internal and external environments. Land in the 


setback areas may be utilised as outdoor dining and may have basement car parking located 


under it if required.  


 


Objectives  


1. Create a strong and consistent definition of the public domain. 


2. Define the street as a spatial entity. Reinforce the importance of the public role of the street.  


3. Provide front setbacks appropriate to building function and character.  


4. Establish the desired spatial proportions of the street.  


5. Provide sunlight access to streets, comfortable wind conditions, a generous footpath for 


pedestrians, and to assist growing conditions for street trees. Allow for street landscaping. 


6. Locate active uses, such as shopfronts, close to pedestrian activity areas. Allow an outlook 


to, and surveillance of, the street.  


7. Create a transition between public and private space.  


 


Controls 


1. Buildings are to comply with the front setbacks as set out in Figures 4-12. 


2. Upper level frontages to a lane/serviceway must be setback 6 metres from the centre line 


of the lane/serviceway. 


3. Construct perimeter block buildings and podiums, which comply with the building envelope 


requirement, to the street and side boundaries (0m setback).  
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4. Buildings with a boundary to the Hume Highway have a minimum setback of 8m. 


5. Buildings on the southern side of streets identified in Figure 4-10 have minimum front 


setbacks as follows, in order to maximise solar access: 


a. Elizabeth Street between Bathurst Street and George Street - 6m. 


b. Railway Street, Scott Street and Memorial Avenue - 3m.  


c. Parts of George, Bathurst, Terminus and Bigge Streets – 2.5m. 


 


Figure 4-10 Street Setbacks 
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Figure 4-11 Laneway and Serviceway Setbacks 


 
 


6. Pave the land in the set-back zone to match the paving in the public street so that it provides 


a seamless and level ground plane. 


7. Ensure that no columns, blade walls or other building elements encroach the ground level 


of the front setback. 


8. Ensure that balconies project a maximum of 1.2 metres into front building setbacks in the 


R4 - High Density Residential Zone. 


9. Ensure that minor projections into front building lines and setbacks above ground level are 


designed for sun shading, entry protection or building articulation and enhance the amenity 


of the public domain.  


10. Allow enclosures or screening of balconies only if they are moveable and aid the amenity 


of the apartments. 


 


4.2.8 Side and rear boundary setbacks  
Background 


Side and rear setbacks, where provided, allow ventilation, solar and daylight access, assist with 


visual privacy, acoustic amenity, view sharing, and can reduce adverse wind effects. Building 


separation should relate to building height to ensure appropriate urban form, amenity and privacy 


for building occupants. 
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Objectives 


Side and rear boundary setbacks must: 


1. Ensure an appropriate level of amenity for building occupants in terms of daylight, outlook, 


view sharing, ventilation, wind mitigation, and privacy.  


2. Achieve usable and pleasant streets and public domain areas in terms of wind mitigation 


and daylight access.   


 


Controls 


1. All residential and commercial buildings must comply with the separation distances in 


SEPP 65 and the ADG unless otherwise agreed with Council in an approved concept 


development application.  


2. For existing buildings that do not comply with the setback requirements identified in control 


1 above, appropriate screening must be installed should the building be refurbished or 


converted.  


3. Buildings with a rear or side boundary to the rail corridor are to provide a minimum setback 


of 12m. The setback is to be appropriately landscaped.  


4. Buildings on land zoned B6 – Enterprise Corridor and B1 – Neighbourhood Centre located 


in the Liverpool city centre, to have setbacks consistent with Table 4-1 below. 


5. Construct buildings across the site facing the street and the rear boundaries rather than 


facing side boundaries.  


 


Table 4-1 Side and rear boundary setbacks 


Enterprise Corridor, Neighbourhood Centre and Existing Mixed Use 


areas 


Setbacks 


Side Rear 


Podium up to six levels : 


- If adjoining development built to boundary 


- If adjoining stand-alone development  


 


0m 


ADG 


 


0m 


ADG 


Stand-Alone Buildings   


- Building height up to 12m       


- Building height 12-25m        


- Building height over 25m 


 


ADG 


ADG 


ADG 


 


6m 


9m 


12m 


 


 


4.2.9 Minimum Floor to Ceiling Heights 
 


Background 


The height of a ceiling contributes to amenity within an apartment and the perception of space. 


Well designed and appropriately defined ceilings can create spatial interest and hierarchy in 


apartments. Ceiling height is directly linked to achieving sufficient natural ventilation and daylight 


access to habitable rooms. The ground and first floor levels of mixed use apartment buildings 


should have increased ceiling heights to ensure their longer term adaptability for non-residential 


uses. 


 


Objectives 


Minimum floor to ceiling heights must: 


1. Address the internal amenity of all users.  


2. Assist in ensuring buildings are well-proportioned, articulated and modulated. 


3. Allow for the potential for commercial uses in the first floor of any new building. 


 


Controls  
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The minimum floor to ceiling heights are: 


1. Ground floor: 3.6m. 


2. Above ground level:  


a) Commercial office 3.3m.  


b) Capable of adaptation to commercial uses 3.3m. 


c) Residential 2.7m. 


d) Active public uses, such as retail and restaurants 3.6m. 


3. Car Parks: Sufficient to cater to the needs of all vehicles that will access the car park and, if 


aboveground, adaptable to another use, as above.  


 


4.2.10 Housing Choice and Mix 
 
Background 


A mix of dwelling types is essential to cater for different family groups and lifestyles, and to achieve 


housing affordability. Dwellings require internal flexibility as well as a variety of outdoor and 


recreational areas.  


 


Objectives 


Developments must: 


1. Provide a mix of dwelling types, sizes and open space to cater for a range of household 


types and living styles.  


2. Provide dwelling layout that is sufficiently flexible for residents’ changing needs over time.  


3. Meet the Australian Adaptable Housing Standard (AS 4299-1995) and provide a sufficient 


proportion of dwellings that include accessible layouts and features to accommodate the 


changing requirements of residents.  


 


Controls 


1. In addition to the provisions for dwelling mix in the ADG, residential apartment buildings 


and shop-top housing must comply with the following apartment mix and size:  


 Studio and one bedroom units must not be less than 10% of the total mix of units 


within each development; 


 Three or more bedroom units must not be less than 10% of the total mix of units 


within each development; 


 Dual-key apartments must not exceed 10% of the total number of apartments; and 


 A minimum of 10% of all dwellings (or at least one dwelling – whichever is greater) 


to be capable of adaptation for disabled or elderly residents.  


2. Adaptable dwellings must be designed in accordance with the Australian Adaptable 


Housing Standard (AS 4299-1995). 


3. Provide certification from an Accredited Access Consultant confirming that the adaptable 


dwellings are capable of being modified, when required by the occupant, to comply with 


the Australian Adaptable Housing Standard (AS 4299-1995).  


4. Ensure car parking and garages allocated to adaptable dwellings comply with the 


requirements of the relevant Australian Standard for disabled parking spaces. 


 


4.2.11 Deep Soil Zones and Site Cover 
 
Background 


Deep soil zones are areas of natural ground retained within a development, uninhibited by artificial 


structures and with relatively natural soil profiles. Deep soil zones have important environmental 


benefits, including promoting healthy growth of large trees with large canopies, protecting existing 


mature trees, and allowing stormwater infiltration. 
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Limiting site cover provides separation between buildings. This space may be public (accessible 


and useable by the general public), communal (shared by all occupants of a development) or 


private (for the exclusive use of a single dwelling or tenancy).  


 


Objectives 


1. Provide an area on site that enables soft landscaping and deep soil planting, permit the 


retention and/or planting of trees that will grow to a large or medium size.  


2. Improve amenity by allowing for good daylight access, ventilation, and assisting improved 


visual privacy.  


3. Integrate with the open space and provide passive and active recreational opportunities.  


 


Controls 


1. The maximum permitted site coverage for development is specified in Table 4-2.  


 


Table 4-2 Site coverage 


Zone Commercial & 


Mixed Use 


Residential 


Commercial Core, Fine Grain and 


Midrise  


Up to 100% N/A 


Existing Mixed Use  75% N/A 


Enterprise Corridor and Infrastructure 75% 50% 


All other zones 60% 50% 


 


2. Include a deep soil zone as per Section 3E of the ADG in all developments with a residential 


component in all areas other than the Fine Grain Precinct and Midrise Precinct, or where 


perimeter block buildings are developed.  


 


4.2.12 Public Open Space and Communal Open Space   
 
Background 


Public and communal open spaces are critically important for outdoor recreation opportunities for 


residents, connection to the natural environment, and valuable ‘breathing space’ between 


apartment buildings and within the city centre.   


 


They also contribute to the appeal of the city, the individual development and the wellbeing of 
residents. High quality open space is essential in higher density urban precincts. The size, 
location and design of public and communal open space will vary depending on the site context 
and the scale of development.  
 
Council encourages the development of the rooftop of residential flat buildings and mixed-use 
developments for the purposes of communal open space, including rooftop gardens, where 
possible. Better use of the rooftop space will increase the overall amenity and quality of new 
development in Liverpool city centre. 
 
Objectives 


Open space must: 


1. Provide amenity in the form of:  


a) landscape character and design;  


b) opportunities for group and individual recreation and activities, including on the roof 


space of new residential flat buildings and mixed-use developments;  


c) opportunities for social interaction;  
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d) environmental and water cycle management; and  


e) opportunities to enhance microclimate.  


2. Allow for a range of activities. 


3. Provide an attractive outlook for residents.  


4. Respond to and enhance site characteristics and context. 


5. Optimise safety.  


 


Controls  


Existing Public Open Space  


1. Ensure that at least 70% of Bigge Park, Apex Park, Pioneer Park and any other public open 


space in the city centre has a minimum of 3 hours of sunlight between 10am and 3pm on 


21 June (Winter Solstice). 


 
New Public Open Space  


2. Dedicate open space to Council, where required, as part of an approved concept 


development application if the space meets the requirements of Council in terms of:  


a) location;   


b) aspect; 


c) accessibility; 


d) safety; and 


e) solar access. The open space must be located and designed so that at least 50% of 


the open space provided has a minimum of 3 hours of sunlight between 10am and 


3pm on 21 June (Winter Solstice). 


3. Developments with a residential component in all zones must comply with the sections 3D 


Communal Public Open Space and 4F Common Circulation and Spaces, of the ADG. 


Consistent with the requirements of the ADG, communal open space is to be collocated 


with areas of deep soil, where possible. 


4. The roof space of residential flat buildings (RFBs) and mixed-use development (including 


shop-top housing) is to be developed for the purposes of communal open space that 


incorporate shade structures and amenity facilities (barbecue and rooftop garden) that 


complement the development. 


 


4.2.13 Landscape Design  
 
Background 


Landscape design includes the planning, design, construction and maintenance of all utility, open 


space and garden areas. The landscape qualities of the city centre are an important influence on 


its image, comfort, public and private amenity. Landscaping within the public domain will be 


implemented within the framework established by the Liverpool CBD Streetscape and Paving 


Manual 2018. In the private domain, it is important that a strong and consistent approach to 


landscaping is achieved in order to contribute to both a high level of amenity and a cohesive 


image for the city centre.  


 
Objectives 


1. Enhance quality of life for residents and occupants within a development in terms of 


privacy, outlook, views and recreational opportunities.  


2. Ensure potable water for irrigation is minimised. Incorporate passive irrigation where 


possible. 


3. Ensure landscaping is integrated into the design of development.  


4. Improve stormwater quality and control run-off.  


5. Improve the microclimate and solar performance within the development.  


6. Improve urban air quality and contribute to biodiversity. 
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Controls 


1. Submit a landscape plan prepared by a registered landscape architect that demonstrates 


consistency with the above objectives and section 4V, water management and 


conservation, of the ADG. 


 


4.2.14 Planting on Structures 
 
Background 


The following controls apply in the Commercial, Mixed Use and Enterprise Corridor zones (as 


identified in Figure 4-2) for planting on roof tops or over car park structures, particularly for 


communal open space required as a component of mixed use residential development, and in 


non-residential developments where the landscaping proposed is not on natural ground. 


 


Objectives 


1. Contribute to the quality and amenity of open space on roof tops and internal courtyards.  


2.  Encourage the establishment and healthy growth of trees in urban areas.  


3.  Minimise the use of potable water for irrigating planting on structures.  


 


Controls 


1. Comply with the Section 4P, planting on structures in the ADG in all developments with a 


residential component and/or communal open space.  


 


4.3. PEDESTRIAN AMENITY 
Pedestrian amenity incorporates all those elements of individual developments that directly affect 


the quality and character of the public domain. These provisions are intended to achieve a high 


standard of public domain design and pedestrian comfort in city centre public spaces. The 


pedestrian environment is to be characterised by excellence of design, high quality materials and 


a standard of finish appropriate to a regional city centre. The city’s lanes, arcades and through- 


site links are to form an integrated pedestrian network providing a choice of routes at ground level 


for pedestrians.  


 


The controls in this section aim to increase the vitality, safety, security and amenity of the public 


domain by:  


1. Developing future through-site links at ground level;  


2. Ensuring active street frontages;  


3. Ensuring a positive relationship between the building and the public domain;  


4. Ensuring provision of awnings along the retail frontages; and   


5. Mitigating adverse impacts on the street arising from driveway crossings. 


4.3.1 Pedestrian Permeability 
 
Background 


The existing serviceways and through-site links are an integral component of the pedestrian 


movement system, providing direct access between the street frontage, serviceways and rear 


parking areas. The north-south oriented street grid in the city centre provides excellent 


connectivity in this direction, but the city’s street pattern would benefit from additional through-site 


links in an east-west direction. This will assist in reducing the overall street block size. 


 


In some blocks, additional north-south connections will also improve accessibility and choice. 


Additionally, laneways provide for site servicing in a manner that protects the quality of main street 
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frontages in the city centre. 


 
Objectives 


1. Improve access and choice in the city centre by providing through-site links as 


redevelopment occurs. 


2. Reduce the size of large street blocks to provide greater movement choice.   


3. Create clear and direct throughways for pedestrians. 


4. Increase the range of economic opportunities. 


5. Retain and enhance existing through site links as redevelopment occurs. 


6. Enable active street frontages on through site links. 


7. Discourage vehicular access from the primary street frontages. Vehicular access shall be 


provided from secondary streets or laneways. 


 


General Controls 
1. Design through-site links to have direct sight lines. 


2. Locate through-site links as shown in Figure 4-12. 


3. Locate through-site links within “through site link encouragement areas” (as identified in 


Figure 4-12) opposite other through site links. 


4. Extend existing dead end lanes (as identified in in Figure 4-12) through to the next street 


as redevelopment occurs. 


5. Connect new through site links with existing and proposed through site links, serviceways, 


shared zones, arcades and pedestrian ways. 


6. The siting of new through site links may be varied where new links cannot be directly 


aligned with existing links. 


7. Retain existing, publicly and privately owned, through-site links. 


8. Locate active uses on through site links where possible. 


9. Nominate sites for through-site links, shared zones etc. that may be acquired by Council or 


may be dedicated to Council at no cost as part of a concept development application. 


10. Vehicular access shall be provided from secondary streets or laneways only. Vehicular 


access will not be allowed from the primary street.  
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Figure 4-12 Through Site Links 
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Specific Controls for Different Link Typologies  


1. Shareway | Pedestrians and Cars (Public) Through Site Links must:  


a) Be a minimum width of 6m and clear of all obstructions. 


b) Be open to the sky and to be publicly accessible at all times. 


c) Display signage at street entries indicating public accessibility and the street to which 


the through site link connects. 


2. Pedestrian Paths | (Public) Through Site Links must:  


a) Be a minimum width of 3m clear of all obstructions. 


b) Be open to the sky and to be publicly accessible at all times. 


c) Have signage at street entries indicating public accessibility and the street to which 


the through site link connects.  


 


3. Pedestrian Arcades and Through Site Links must:  


a) Be a minimum width of 5m and clear of all obstructions (including columns, stairs, 


and escalators). 


b) Provide public access at all business trading times. 


c) Be at least 2 storeys high.  


d) Have access to natural light for at least 50% of their length, where appropriate.   


e) Incorporate clear glazed entry doors comprising at least 50% of the entrance where 


air conditioned, and to be accessible at least 18 hours per day, 7 days per week. 


f) Display signage at street entries indicating public accessibility and the street to which 


the through site link connects 


 


4.3.2 Pedestrian Overpasses and Underpasses  
 
Background 


Streets provide the best amenity and safety when activated by pedestrians. Pedestrians should 


be encouraged to use the street to enhance and contribute to street life, and to maximise safety 


and security of the public domain.  


 


Pedestrian overpasses linking commercial or retail buildings over the public street are 


discouraged as they can have a negative impact on the streetscape quality and on views and 


vistas along streets. New pedestrian overpasses or underpasses will only be considered where 


they directly connect to major transport nodes (such as Liverpool railway station), and/or can 


substantially improve pedestrian safety and access over major arterial roads (such the Hume 


Highway).  


 


Objectives 


1. Promote pedestrian activation of streets and public places by limiting pedestrian 


overpasses and underpasses. 


2. Encourage pedestrian circulation at street level. 


3. Protect views and vistas along streets. 


 


Controls 


1. Design underpasses or overpasses in accordance with Crime Prevention Through 


Environmental Design principles and compliant with the applicable Australian Standard for 


Disabled Access. 


2. Design overpasses to be fully glazed or open, and not greater than 3m wide or more than 


one level high. 


3. Consider underpasses for direct connection under adjacent streets to the railway station 


where they:  
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a) would substantially improve pedestrian safety and accessibility; 


b) incorporate active uses, particularly at entry and exit points; and 


c) have a minimum width of 4.5m clear of all fixed obstructions and a minimum ceiling 


height of 6m.  


 


4.3.3  Active Street Frontages   
 
Background 


Active street frontages promote an interesting and safe pedestrian environment. 


Active frontage uses are defined as one or a combination of the following at street level:  


- entrance to retail;  


- glazed entries to commercial and residential lobbies; 


- café or restaurant, if accompanied by an entry from the street; 


- active office uses, such as reception, if visible from the street; and/or 


- public building if accompanied by an entry. 


 


Objectives 


1. Promote pedestrian activity and safety in the public domain.  


2. Maximise active street frontages in Liverpool city centre. 


3. Development in Liverpool city Centre is consistent with the Liverpool City Activation 


Strategy 2019-24. 


 


Controls 


1. Locate active street frontages on the ground level of all commercial or mixed use buildings, 


including adjacent through-site links. 


2. Locate active street frontages in the Mixed Use, Commercial Core, Enterprise Corridor and 


Neighbourhood zones (as identified in Figure 4-2), on ground level. This does not preclude 


servicing activities particularly in the serviceways. 


3. Locate active street frontages at first floor level in addition to ground for sites addressing 


major roads as depicted in Figure 4-16. 


4. Locate street fronts at the same level as the footpath and with direct access from the street. 


5. Use only open grill or transparent security (at least 50% visually transparent) shutters to 


retail frontages. 


 


4.3.4 Street Address  
 
Background  


Street address is defined as that part of a building that has a frontage to the street, contains 


entries, lobbies, balconies and habitable rooms overlooking the street. Buildings can contribute 


positively to the street by providing a clear address to, direct access from and outlook over, the 


street.  


 


Objectives   


1.  The street address for buildings must provide: 


a) An attractive interface between the public and private domains. 
b) Legible entries to the building from the street. 
c) Opportunities for surveillance of the street and public domain. 


Controls 


1. Provide a clear street address and direct pedestrian access off the primary street frontage 


in mixed use and residential developments. 


2. Provide multiple entrances to large developments on all street frontages. 
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3. Provide direct ‘front door’ and/or garden access to the street in ground floor residential 


units. 


 
4.3.5 Street and Building Interface 
 
Background 


Buildings are to provide privacy if dwellings are located on the ground floor. Where fences are 


used, they need to be designed to enable a positive relationship between the building and the 


street. Front fences include all fences to the primary and secondary street frontages, and side 


boundary fences forward of the building alignment.  


 


Objectives 


1. Clearly define the interface between the public and private domain. 


2. Provide privacy for dwellings on the ground floor of buildings.  


3. Ensure front fences allow for passive surveillance of the street.  


4. Encourage the preservation and/or construction of fences, walls and landscaped areas that 


contribute to the character of the locality.   


Controls 


1. Design the area between the building and the public footpath so that it: 


a) provides visibility to and from the street (if non-residential use); 


b) provides privacy if residential uses are on the ground floor;  


c) introduces paving and/or landscaping between the street and the building; and/or 


d) screens any above ground car parking.    


2. Use front fences that: 


a) do not present a solid edge to the public domain greater than 1.2 m above the 


footpath / public domain level; and 


b) are not constructed of sheet metal or opaque glass. 


 


4.3.6  Lane / Serviceways and Building Interface  
 
Background 


Council envisages lane ways and serviceways in Liverpool city centre developing to offer some 


of the higher order functions of streets. While preserving functions necessary to the servicing of 


businesses, lane ways and serviceways may develop to include independent/niche retail 


businesses and/or residential accommodation in addition in addition to providing back of house 


services. Active street frontages on service ways can assist in promoting interesting and safe 


environments in which vehicles and pedestrians have access and a range of uses may flourish.   


 


Objectives 


1. Clearly define the interface between the public and private domain. 


2. Provide for passive surveillance of the street from the building to the serviceway. 


3. Minimise the impact of above ground car parking.  


4. Provide suitable non-residential uses with direct pedestrian access to the lane/serviceway. 


5. Ensure the effective operation of loading facilities. 


Controls 


1. Set back all levels above ground of buildings 6m from the centre line of the lane/serviceway 


so that residential uses can be accommodated on opposite sides of the serviceway, as 


described in Figure 4-11. 


2. Provide active uses and/or entries at ground level where possible. 


3. Screen or sleeve above ground car parking with green walls or other screening devices. 


4. Electricity substations (where required) shall be situated within the building or its basement. 


5. Vehicular entry points must be of high quality design. The impact of vehicular entry points 
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on pedestrians must be minimised. 


6. Garbage collection points, fire services and other service requirements are to be integrated 


into the design of the building. 


 


 


4.3.7 Awnings  
 
Background 


Awnings increase the useability and amenity of public footpaths by protecting pedestrians from 


sun and rain. Awnings provide a public presence and interface within the public domain to 


contribute to the identity of a development. 


 


Objectives 


Awnings on buildings must: 


1. Provide shelter for public streets where most pedestrian activity occurs. 
2. Address the streetscape by providing a consistent street frontage.  


 


Controls 


1. Provide street frontage awnings for all new developments on streets identified in Figure 4-13. 


2. Awnings must be:  


a) horizontal in form; 


b) minimum 2.4m deep (dependent on footpath width); 


c) minimum soffit height of 3.2m and maximum of 4m; 


d) stepped to accommodate sloping streets;  


e) integral with the building design;  


f) slim vertical faciae or eaves (generally not to exceed 300mm height); and 


g) setback 1.2m from kerb to allow for clearance of street furniture, trees, and other 


public amenity elements. 


3. Match awning design to building facades, so that they maintain continuity and are 


complementary to those of adjoining buildings. 


4. Include appropriate sun shading device for the outer edge of awnings along east-west 


streets if required. These blinds must not carry advertising or signage. 


5. Provide lighting recessed into the soffit of the awning to facilitate night use and to improve 


public safety. 


6. Maintain a minimum clearance of 2.8m from the level of the pavement to the underside of 


awning signage. 


7. Provide all residential buildings in areas not identified for continuous awnings in Figure 4-


13 with awnings or other weather protection at their main entrance area.  
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Figure 4-13 Awnings 
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4.3.8 Building Design and Public Domain Interface  
 
Background 


Liverpool’s public domain is defined by the buildings, streets and public places. The quality of the 


public domain is dependent on a consistent approach to the design of new development including 


the articulation and finish of building exteriors. 


 


Dark coloured finishes (e.g. black, charcoal) can tend to increase heat absorption and add to the 


urban heat island effect, whereby the urban environment is hotter than surrounding land. Council 


encourages the use of lighter coloured finishes to help reduce the urban heat island effect in 


Liverpool city centre. 


 


Objectives 


The design of new/modified buildings in Liverpool city centre must: 


1. Contribute positively to the streetscape and public domain by means of high quality 


architecture and robust selection of materials and finishes.  


2. Provide richness of detail and architectural interest especially at visually prominent parts 


of buildings such as lower levels and roof tops.  


3. Clearly define the adjoining streets, street corners and public spaces and avoid ambiguous 


external spaces with poor pedestrian amenity and security. 


4. Seek to reduce the urban heat island effect by selecting lighter coloured external finishes. 


Controls 


1. Design new buildings that adjoin existing buildings, particularly heritage buildings and those 


of architectural merit so that they consider: 


a) the street ‘wall’ alignment and building envelope;   


b) the ‘depth’ within the façade;  


c) facade proportions; and  


d) the response to the corners at street intersections. 


2. Provide balconies and terraces appropriately orientated where buildings face public 


spaces. 


3. Articulate façades to address the street, proportion the building, provide ‘depth’ in the street 


wall when viewed obliquely along the street and add visual interest. 


4. Use high quality robust finishes and avoid finishes with high maintenance costs, and those 


susceptible to degradation due to a corrosive environment. Large expanses of rented 


concrete finish is discouraged. 


5. Select lighter-coloured materials for external finishes including roofs and avoid the use of 


darker-coloured materials (e.g. black, charcoal) to reduce the urban heat island effect. 


6. Maximise glazing in the facades for retail uses. 


7. For residential components of buildings, do not use highly reflective finishes and curtain 


wall glazing above ground floor level. 


8. Construct only minor projections up to 600mm from building walls into the public space. 


These must not add to the GFA and must provide a benefit, such as:  


a) expressed cornice lines that assist in enhancing the definition of the street; or  


b) projections such as entry canopies that add visual interest and amenity.  


9. Do not locate communication towers such as mobile phone towers, but excluding satellite 


dishes, on residential buildings or mixed use buildings with a residential component. 


10. Incorporate roof top structures, such as air conditioning and lift motor rooms, into the 


architectural design of the building. 


11. Screen air conditioning units on balconies.  


12. No clothes drying facilities to be allowed on balconies. 
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4.3.9 Street Intersections and Corner Buildings 
 
Background 


As buildings located on corner sites address two street frontages instead of one, they are more 


visibly prominent than mid-block buildings. Corner buildings therefore play a particularly important 


role in the city centre. Corners can strengthen the form of city blocks, streets and intersections, 


identify important junctions, assist in revealing topographic features and define pedestrian routes. 


 


 


Objectives 


Corner buildings must: 


1. Contribute to the legibility of the city. 


2. Ensure they address all street frontages. 


3. Support the role of corner sites in creating a clear skyline and minimising apparent density.  


4. Respond to any heritage buildings on opposing corner sites.  


Controls 


1. Address all street frontages in the design of corner buildings. 


2. Design the corner buildings to respond to the character of the intersection by recognising 


the different hierarchies of the street typologies.  


 


Note: Intersections of different street types all require varied design responses. 


 


4.3.10 Public Artworks 
 
Background 


Public Art enhances the visual quality and cultural influence of both the public domain. It 


contributes to people feeling positive about their surroundings. Public Art may be ephemeral, 


temporary or permanent in nature. It may be located in or part of a public space or facility and 


may be commissioned by either the public or private sector. 


 


Public art also includes the conceptual contribution of an artist to the design of public spaces and 


facilities. Public Art is crucial to the development of public places which are innovative, vibrant 


and meaningful and allow curiosity, playfulness and or a sense of connection to form. Public art 


may take any of the following forms: 


a) Functional Connection; seating, lighting, bollards 


b)  Decorative: Incorporated into structures eg paving, awnings 


c) Iconic: Stand-alone sculptural works 


d) Integrated: fully incorporated within the design eg flooring, windows 


e) Interpretative: describe, inform or educate, on issues, events, situations eg 


signage, plaques, text based work 


Objectives 


Public Art in Liverpool city centre must:  


1. Contribute to the city’s physical attractiveness and the quality of life that it offers visitors 


and residents.  


2. Interpret and express Liverpool’s historical and cultural themes, particularly as 


identified in Our Home, Liverpool 2027. Community Strategic Plan  


3. Improve the quality of public artworks in Liverpool.  


4. Encourage the development of public art as consistent with Council’s Public Art Policy. 


 


Controls 


1. Design public art to respond to the particular site of the development as well as the city as 
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a whole. 


2. Provide well designed and visually interesting public art created by artists or organisations 


that are competent in the selected field and committed to best practice. 


3. Construct Public Art of materials that are durable, resistant to vandalism, safe for the public 


and constructed to ensure minimal maintenance. 


4. Develop clear and concise agreements with artists/organisations in relation to expectations 


and deaccession (the process used to permanently remove an object, artwork or 


assemblage). 


 


4.4. TRAFFIC AND ACCESS 


 
 
Background 


This section contains objectives specifically related to pedestrian access, vehicular access, on-


site parking and site facilities in the city centre. An upgrade of the intersection of the Hume 


Highway and Hoxton Park Road is also under consideration. 


 


4.4.1  Vehicular Access and Manoeuvring Areas 
 
Background 


The location, type and design of vehicular access points to a development can have significant 


impacts on the streetscape, the site layout and the building façade design. 


 


Objectives 


The design and location of vehicular access to developments must: 


1. Avoid or minimise conflicts between pedestrians and vehicles on footpaths, particularly 


along pedestrian priority areas identified in Figure 4-14. 


2. Not intrude visually into the streetscape continuity.  


 
Controls 
1. Vehicular access shall be restricted to the secondary street (other than along a High 


Pedestrian Priority Area) where possible. 


2. Design of vehicle entry points must be of high quality and relate to the architecture of the 


building, including being constructed of high quality materials and finishes. 


3. All weather access: 


a) Locate and design porte cochere (for hotels only) to address urban design, 


streetscape, heritage and pedestrian amenity considerations.  


b) Design porte cochere to be internal to the building, where practical, with one 


combined vehicle entry and exit point, or one entry and one exit point on two different 


frontages of the development. 


c) In exceptional circumstances for buildings with one street frontage only, an indented 


porte cochere with separate entry and exit points across the footpath may be 


permitted, as long as it is constructed entirely at the footpath level and provides an 


active frontage at its perimeter. 
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Figure 4-14 High Pedestrian Priority Areas 
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4.4.2  On Site Parking 
 
Background 


On-site parking includes underground (basement), surface (at grade) and above ground parking, 


including parking stations. Parking requirements for buildings on land zoned B3 — Commercial 


Core B4 — Mixed Use within Liverpool city centre are detailed in clause 7.3 of LLEP 2008. For 


other development (including buildings on land zoned R4 — High Density Residential, B1 — 


Neighbourhood Centre or B6 — Enterprise Corridor) are detailed below. Bicycle parking 


requirements are detailed in section 21.3 of Part 1 LDCP 2008, On-Site Car Parking Provision 


and Service Facilities by Land Use. 


 
Objectives 


On site car parking must: 


1. Provide a sufficient supply of on-site parking on the outskirts of the city centre to cater for 


a mix of development types. 


2. Encourage economic growth within the city centre. 


3. Enable the conversion of above ground parking to other uses in the future. 


4. Encourage a modal shift in transport and recognise the complementary use and benefit of 


public transportation and non-motorised modes of transport such as bicycles and walking.  


 


Controls 


1. All required car parking is to be provided on site in an underground (basement) carpark 


except to the extent provided below: 


a) On Fine Grain and Midrise sites, a maximum of one level of surface (at grade) 


parking may be provided where it is fully integrated into the building design; and 


b) On sites requiring the lodgement of a concept DA, a maximum of one level of surface 


(at grade) and one additional level of above ground parking may be provided where 


it is fully integrated into the building design.  


2. Provide car parking for buildings developed on land in the R4 - High Density Residential 


zone as follows: 


a) 1 space per two studio apartments. 


b) 1 space per one bedroom or two bedroom apartments. 


c) 1.5 spaces per three or more bedroom apartments. 


3. Provide car parking for buildings developed on land in other zones (B1 — Neighbourhood 


Centre and B6 — Enterprise Corridor) as follows: 


a) 1 space per 100 m² of floor area 


4. Service and visitor parking is to be provided for all development within the city centre. For sites 
zoned B3 — Commercial Core or B4 — Mixed Use, service and visitor parking is to be provided 
as part of the parking required according to clause 7.3 of LLEP 2008, Car parking in Liverpool 
city centre. For all other sites, service and visitor parking requirements are additional to that 
specified in controls 2 and 3 above.  


 
 
Service and visitor parking is to be provided In accordance with the following formula: 


Residential (including residential components of mixed-use or other developments) 
- 1 space per 10 apartments or part thereof, for visitors; and 


- 1 space per 40 apartments for service vehicles (including removalist vans and car 


washing bays) up to a maximum of 4 spaces per building 


All other development 


5. Sufficient service and delivery vehicle parking adequate to provide for the needs of the 
development. 
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Provision is to be made for motorcycle parking at the rate of 1 motorcycle space per 20 car 
spaces. 


6. No less than 2% of the total parking demand generated by development shall be accessible 
parking spaces, designed and appropriately signposted for use by persons with a disability. 


 


4.5.  ENVIRONMENTAL MANAGEMENT  


 
4.5.1  Wind Mitigation 
 
Background 


Windy conditions can cause discomfort and be dangerous to pedestrians. Downdrafts from 


buildings can inhibit the growth of street trees. Conversely, moderate breezes that penetrate 


streets can enhance pedestrian amenity and disperse vehicle emissions and air conditioning plant 


exhausts.  


 


Objectives 


Wind mitigation measures must: 


1. Ensure that new developments satisfy nominated wind standards and maintain comfortable 


conditions for pedestrians.  


2. Ensure that the moderate breezes are able to penetrate the streets of Liverpool city centre. 


 


Controls 


1. Design all new buildings to meet the following maximum wind criteria :  


a) 10m/second in retail streets; 


b) 13m/second along major pedestrian streets, parks and public places; and  


c) 16m/second in all other streets. 


2. Submit a Wind Effects Report with the DA for all buildings greater than 35m in 


height. 


3. Submit results of a Wind Tunnel Testing report for buildings over 48m in height. 


 


4.5.2 Noise 
 
Background 


Noise sources from major road and railway corridors and mixed-use and commercial 


development have been identified within and adjacent to the city centre. It is important for the 


amenity and comfort of future occupants of buildings in proximity to these areas that 


appropriate measures are put in place.  


 


Objectives 


1. Noise mitigation measures must achieve appropriate amenity in noise affected locations. 


Controls 


1. Design development on sites adjacent to road and rail noise sources identified in 


Figure 4-15, in a manner that shields any residential development from the noise 


source through the location and orientation of built form on the site, supported by an 


appropriate acoustic report as required by the State Environmental Planning Policy 


(Infrastructure) 2007. 


 


2. Provide an 8m setback from the primary street frontage to any residential component 


of development located along Terminus Street and the Hume Highway. 
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3. All residential apartments and / or serviced apartments within a mixed use development 


should be designed and constructed with double-glazed windows and / or laminated 


windows, solid walls, sealing of air gaps around doors and windows as well as 


appropriate insulating building elements for doors, walls, roofs and ceilings etc; to 


provide satisfactory acoustic privacy and amenity levels for occupants within the 


residential and / or serviced apartment(s). 


Figure 4-15 Noise 







 


 


Liverpool Development Control Plan 2008  Controls for Special Areas 
Part 4 


44 


 


4.6. CONTROLS FOR SPECIFIC AREAS 
 


Background 


The following controls are in addition to the general controls elsewhere in this DCP.  The purpose 


of this section is to provide additional, site specific controls for areas of sensitivity within the city 


centre. These included heritage areas and sites requiring the lodgement of a site-specific DCP. 


 


4.6.1 Heritage Items and Conservation Areas 
 
Background 


Heritage items and heritage conservation areas identified on the heritage map and in Schedule 


5 of the LLEP 2008. Works affecting listed heritage items or areas, or development on listed 


heritage sites, are subject to the provisions of the LLEP 2008. As part of the assessment process, 


the consent authority must have regard to:  


- Heritage provisions outlined in Clause 5.10 of the LLEP 2008;  


- Heritage objectives, controls and conservation criteria as listed below;  


- The relevant Statement of Significance for each item;  


- Any conservation management plan, heritage impact statement or study required by the 


consent authority in response to proposed development of these areas;  


- For development that may impact a heritage item, information addressing relevant issues 


must be included in a Statement of Heritage Impact submitted with the DA; and  


- Development within the curtilage of a listed item, or a heritage conservation area, or which 


will impact upon the setting of a heritage item or heritage conservation area is also subject 


to the following provisions. Where there is a discrepancy with general controls elsewhere in 


this DCP, the following objectives and controls are to apply.  


 


Objectives 


1. Facilitate the conservation and protection of heritage items and heritage conservation 


areas and their settings. 


2. Reinforce the special attributes and qualities of the heritage significance by ensuring that 


development has regard to the fabric and prevailing character of the item or conservation 


area, including scale, proportions, materials and finishes. 


3. Design infill development to complement the heritage values and address the desired 


future character.  


4. Conserve, maintain and enhance existing views and vistas to buildings and places of 


heritage significance. 


5. Ensure new buildings and landscaping in heritage precincts recognise community values 


and provide a sense of continuity. Refer to the joint NSW Heritage Office and RAIA 


publication “Designing in Context: Guidelines for Infill Development in the Historic 


Environment” (2005) for further guidance. 


Controls 


1. Submit a Conservation Management Plan prior to the submission of any development 


application for the following sites: 
a) St Luke’s Church;  


b) Liverpool Railway Station; and 


c) Liverpool College of TAFE (Francis Greenway Building). 


2. Ensure that all development in the Bigge Park Conservation Area addresses any potential 


impact on the heritage significance of the area as a whole. 


3. Retain and enhance the significance of heritage items and their setting in any new 


development within Liverpool city centre. 
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4. Undertake an assessment for sites in the vicinity of heritage items or heritage conservation 


areas, of the impact of the proposal on the setting of nearby heritage items or heritage 


conservation areas. 


5. Establish the relevant criteria for each proposal depending on the nature of development, 


the proximity of the development to surrounding heritage items and conservation areas in 


addition to any other factors considered in the design of the subject building. 


6. Infill building must not precisely imitate its neighbour but use recognisable tools such as 


spatial organisation, massing, scale, alignment, detailing, materials, roof forms and 


coursing lines to complement adjacent heritage items.  


7. New buildings must not obstruct important views and vistas of a heritage item.  


 


4.6.2 Site specific DCPs 
 
Background 


As noted in Section 4.2.5 above, certain sites in Liverpool city centre (having a minimum lot size 


of 1500 m² with two or more Street frontages and situated in “Area 8”, “Area 9” or “Area 10”) may 


be developed pursuant to Clause 7.5A of LLEP 2008. While Council’s preferred option is that 


development of these sites proceeds pursuant to a concept developed application, the option is 


to lodge a site specific DCP which meets all the requirements of clause 7.5A(4) of LLEP 2008. 


Any such site-specific DCPs are to be considered as amendments to Part 4 LDCP 2008 and 


included in this section. 


 








Draft Liverpool Development Control Plan (LDCP) 2008 (Amendment 25) 
Summary and Response to Submissions 


Number Name Issues raised Staff response 


1 Endeavour 
Energy 


 Would prefer new electricity substations, required for 
newly developed multistorey buildings to be 
padmounted. 


 Endeavour Energy recognised Liverpool city centre is a 
high density, mixed-use environment, and will accept 
substations developed within buildings, in most 
circumstances. 


 Requiring the development of electricity substations within 
multistorey buildings (including the basement), reduces visual 
clutter and improves the quality of public domain. 


 The fact that Endeavour Energy is willing to accept substations 
developed within multistorey buildings, means that it is not 
necessary to amend the draft DCP in response to the submission. 


It is recommended that no further amendment be made to Part 4 LDCP 
2008 on the basis of the issues raised in the Endeavour Energy submission. 


2 Councillor 
briefing 
Part 4 
LDCP 2008 


1. Does the DCP include any incentive for shading and 
trees for rooftops? 


2. Would an increase in pedestrian malls improve 
pedestrian permeability? 


3. Owing to the inferior provision of public transport in 
Liverpool, could on-site parking requirements in 
Liverpool city centre be increased to account for high 
rates of car use in the community? 


4. Is there anything in the DCP requiring that buildings on 
busy roads use double glazed windows to mitigate 
noise levels? 


1. Section 4.2.12 encourages the use of rooftops of mixed-use 
developments for communal open space. 


2. Section 4.3.1 encourages the extension of laneways and the use of 
secondary streets for vehicular access to properties on busy 
pedestrian thoroughfares, reducing congestion and navigational 
issues. 


3.  
(i)  Minimum parking rates, for developments in the city 


centre on land zoned B3 Commercial Core or B4 Mixed Use 
are determined by clause 7.3 of LLEP 2008 and that under 
the Environmental Planning and Assessment (EP&A) Act 
1979, provisions of a DCP may not contradict those of an 
LEP; 


(ii) Section 3J of the Apartment Design Guidelines (ADG), 
contained within State Environmental Planning Policy 
(SEPP) 65, reduces the requirement for on-site parking for 
buildings developed within 800 m of a metropolitan 
railway station. This provision overrides parking provision 
in LLEP 2008 or LDCP 2008; and  







(iii) The majority of RFBs and mixed-use buildings in Liverpool 
city centre are within 800 m of either Liverpool or Warwick 
Farm railway station therefore benefit from the 
reduced parking requirements. 


4. State Environmental Planning Policy (SEPP) Infrastructure 2007 
requires that buildings are attenuated against noise from busy 
roads and rail lines. Australian standards are already being used to 
control ambient noise. Additional provisions have been added to 
the DCP to address noise from nighttime uses, including 
restaurants/bars. 


It is recommended that no further amendment be made to Part 4 LDCP 
2008 on the basis of the issues raised in the councillor briefing. 


3 Council 
floodplain 
engineers’ 
submission 


 Add an additional objective to Section 6 of Part 1 LDCP 
2008, Water Cycle Management, i) To reduce the cost 
of providing and maintaining water infrastructure; 


 Add an additional paragraph to Section 6.1 Gravity 
Drainage to Council’s drainage system, to clarify 
requirements for disposal of pumped stormwater; 


 Amend control one of Section 6.4, Stormwater Runoff 
Quality, to bring stormwater quality in line with 
requirements included in section 6.5 Stormwater 
Quality Management; 


 Amend the objectives for Section 6.5 Stormwater 
Quality Management, to include two additional 
objectives  d) and f), requiring the harvest of rainwater 
and urban stormwater, where appropriate and 
clarifying the requirement to preserve 
predevelopment groundwater and surface water 
regimes and interactions, as far as practicable; and 


 Amend control 2 for section 6.5 Stormwater Quality 
Management, to correct/clarify requirements for 
documentation that must be submitted for 
stormwater quality management assessments 


The proposed amendments would increase the clarity and functionality of 
the DCP.  
It is recommended that the proposed amendments to Part 1 LDCP 2008 
outlined in the Council floodplain engineers’ submission be adopted in 
full. 
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1. NAME 
 


Aboriginal Consultative Committee  
 
2. INTERPRETATION 
 


For the purpose of this Charter: 
 


“Council”  means Liverpool City Council 
 


“CEO”  means Chief Executive Officer 
 


“ACC”   means Aboriginal Consultative Committee 
  


“Member” means a member of the committee 
 
 
3. STATUS OF COMMITTEE 
 


Advisory Committee of Council  
 
 
4. PURPOSE 
 


The Aboriginal Consultative Committee has been established primarily to 
provide an open line of communication between Council and the Aboriginal 
community to advise on matters important to the committee.   
 


5. FUNCTION 
 


The main functions of the Aboriginal Consultative Committee are to: 
 
a) Facilitate positive relations between Liverpool City Council and the local 


Aboriginal community; 
 


b) Provide an information exchange; 
 
c) Advise Council on issues related to Aboriginal heritage and Aboriginal 


community development; 
 
d) Promote mutual awareness and respect for the cultures of both the 


Aboriginal and non-Aboriginal community; 
 
e) Increase Council and public awareness of the needs of the local Aboriginal 


community; and  
 
f) Provide all levels of Council with Aboriginal cultural awareness. 
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6. OUTCOMES 
 


The Committee aims to achieve the following outcomes: 
 
a) Increase awareness of issues affecting people from Aboriginal and Torres 


Strait Island background;  
 


b) Assist in the delivery of Sorry Day, NAIDOC Week and other events as 
required that benefit or highlight the contributions of the Aboriginal and 
Torres Strait Islander communities; 


 
c) Provide advice to Council. 


 
 
7. COMMITTEE DELEGATIONS 
 


7.1 The Committee shall not have the power to incur expenditure, unless delegated 
authority from Council. 


 
7.2 The Committee does not have the power to bind Council, unless granted a 


specific delegation from Council.  
 


7.3 The Committee can make recommendations to the Council or another 
Committee of the Council on all relevant business presented before it. 
Recommendations of the Committee will generally be presented to the Council 
in written form, accompanied by a report from relevant Council officers. 
Recommendations made by the Council committee may or may not be adopted 
by the Council. 


 
7.4 Recommendations made by the Committee which are determined by the CEO 


to be substantially operational in nature will be dealt with by the relevant 
Director, and any action or decision not to act will be reported to the Committee 
on a regular basis. 


 
 
8. MEMBERSHIP 


 
8.1 Councillor representation 


 
8.1.1 The Mayor (or their delegate) and a Councillor nominated by Council will 


be members of the Aboriginal Consultative Committee (this can be the 
same Councillor). 
 


8.1.2 Councillor Representatives are encouraged to attend meetings of the 
Committee and contribute to discussions.  
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8.2 Council staff representation 


8.2.1 The following staff (or their representative) are assigned to this 
committee: 


 
a) Chief Executive Officer 
b) Director City Community and Culture 
c) Manager Community Development and Planning 
d) Community Development Worker (ATSI) 
e) Representatives across Council departments where required.  


 
 


8.2.2  Staff required to attend the Committee will participate equally with others 
in terms of discussion and debate but will not have any voting rights. 


 
8.3 Community representation 


 
8.3.1 The Committee is open to all members of the Aboriginal and non-


Aboriginal community, however it is a requirement that the majority of 
participants are of Aboriginal background.    


 
8.3.2  A register of membership shall be maintained. 
 


8.4 Support staff 
 


8.4.1 The Community Development Worker (ATSI) will attend Aboriginal 
Consultative Committee meetings to provide administrative and other 
support to the Committee. Administrative support is provided for the 
preparation of the agenda, recording of the minutes and distribution of 
the agenda and business papers. 


 
8.5 Chairperson 


 
8.5.1 The committee will be chaired by a member of the Aboriginal community 


on a rotating basis, unless otherwise selected by the committee. 
 


8.5.2 The Committee may elect the position of Deputy Chair.  
 


8.5.3 If an election is required for the Deputy Chairperson, this should occur at 
the first meeting of the new committee.  
 


8.5.4 The role of the Chairperson is to preside at a meeting of the Committee. 
The Chairperson requires the skills to be able to facilitate the effective 
functioning of the Committee. In the absence of the Chairperson, the 
deputy Chair or a Committee Member will preside over the meeting.   


 
8.5.5 If the Chairperson or the Deputy Chair of the Committee is not willing or 


able to preside at a meeting, the Committee will elect a member to be 
Acting Chairperson for that meeting. 
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8.5.6 If the Chairperson of a Committee is not present at the time designated 
for the commencement of a meeting, the first business of the meeting 
must be election of an Acting Chairperson to preside at the meeting. 


 
8.5.7 The election of a Chairperson or Acting Chairperson must be conducted:  


 
a) By the CEO or, in his or her absence, an employee of Council 


designated by the CEO to conduct such an election; or 
 


b) If neither of them is present at the meeting – by the person who called 
the meeting or a person acting on his or her behalf. 


 
8.6 Other Office Bearers 
 


8.6.1 There are no other office bearers on the Aboriginal Consultative 
Committee. 


 
9. TERM OF OFFICE 


 
9.1 As per Council resolution on the establishment of this committee 22 


September 1997, community representatives continue on the Committee 
on an ongoing basis. 


 
9.2 Casual Vacancy 
 


9.2.1 Following the confirmation of each new Advisory Committee, an 
eligibility list will be developed that will list unsuccessful applicants in 
order of merit. If a vacancy occurs during the term of appointment it will 
be filled by an applicant on the eligibility list. The eligibility list will contain 
names of applicants who have been previously interviewed and have 
met the stipulated criteria. Appointments made via the eligibility list will 
be endorsed by Council through its usual process.  


 
9.3 Non-Attendance at Meetings 
 


9.3.1 Reasonable apologies. A committee member should notify the 
committee Chairperson of their planned absence from a meeting.  


 
9.3.2 Any committee member knowing that they will be absent from three or 


more consecutive meetings should notify the committee Chairperson in 
writing of the planned absence.  


 
9.3.3 In the event of a member being absent for three or more consecutive 


meetings without apology and without the approval of the committee, the 
committee can vote on whether to declare the member’s position vacant, 
inform the member of the outcome and fill the position as a casual 
vacancy. 
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9.4 Resignation from Advisory Committee 
 


9.4.1 Any Committee Members wishing to resign from the Committee shall do 
so in writing to the committee Chairperson.  


 
10. QUORUM AND RECOMMENDATION MAKING 


 
10.1 The quorum required to enable business to be transacted at meetings is a 


minimum of five with a majority being members of the Aboriginal community 
and must include a nominated Councillor. 
 


10.2 Observers or visitors at the meeting do not form part of the quorum. 
 


10.3 In the absence of a quorum 15 minutes after the advertised start of the 
meeting, the Committee members present may discuss the agenda items 
although any recommendations made will not become formalised until they 
have been ratified at the next Committee meeting with a quorum present. 
 


10.4 Wherever possible, recommendations of the Committee will be made on 
the basis of consensus, i.e. where all present agree. At the discretion of the 
Chairperson, a vote may be called to resolve a matter. This may occur when 
consensus cannot be reached or in relation to a matter that is more 
significant in nature. In such cases, the matter will be resolved by a simple 
majority of those at the meeting, provided that there is a quorum present. 
In the event of a tied vote, the Chairperson will exercise the deciding vote. 
 


10.5 Committee recommendations are not binding on Council. To obtain Council 
endorsement a Committee recommendation must be reported to the 
Council for their decision.  


 
 
11. MEETINGS AND MEMBERS OF THE PUBLIC 
 


11.1    The Committee is open to any person of Aboriginal or Torres Strait Islander 
descent and any person of the general public with an interest in Aboriginal 
and Torres Strait Islander issues. 


 
11.2    Representatives of organisations or the general community may be invited     


to address the Committee on matters on the agenda. 
 
 
12.  TIMETABLE FOR MEETINGS 
 


12.1    The Committee will meet quarterly on the first Thursday of every month,    
    with the exception of July and January, from 6pm – 8pm.  
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12.2 A meeting will be limited to a maximum of two hours duration unless the 
Committee resolves to extend the length of the meeting to a particular 
time or the completion of business. 


 
12.3 Extra-ordinary meetings may be called by the Chairperson of the 


Committee in consultation with the CEO (or delegate). 
 


12.4 The location, date and starting time for meetings will be advised on the 
agenda. 


 
12.5 Committee meetings can only be held if five working days’ notice has 


been given to all members. 
 
13. MEETING PRACTICES AND PROCEDURES 
 


13.1  Unless otherwise specified in this Charter, Committee meetings must be        
conducted in accordance with Council’s Code of Meeting Practice. 


 
13.2 The Committee must observe the provisions of any other relevant 


Council policies and procedures.  
 


13.3 Minutes of the meetings must be kept in accordance with Council 
Meeting Procedures. 


  
    13.4 The minutes of each Committee meeting will be submitted to the next 


available meeting of Council.  
 
 
14.     INSURANCE COVER 
 


14.1  Committee members are covered by Council’s personal accident 
insurance only for attendance at meetings and other activities formally 
endorsed by the Committee. 


 
15.     OBSERVING THE CODE OF CONDUCT & RELEVANT COUNCIL POLICIES 


 
15.1 All members of ACC are required to observe the provisions of Council’s   


Code of Conduct and any other policy applicable to the proper 
functioning of the ACC.  


 
15.2 Should a member of the ACC breach Council’s Code of Conduct or any 


other relevant Council Policy, the matter will be referred to the CEO to 
be dealt with in accordance with Council’s Code of Conduct Procedures. 


 
15.3             A breach of the Code of Conduct may result in the particular ACC 


member concerned being excluded from membership of the ACC.  
 
 
 15.4 If an ACC member has a pecuniary interest in any matter with which the 


ACC is concerned, and is present at a meeting of the ACC at which the 
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matter is being considered, they must disclose the interest to the meeting 
and must not be present during any discussion or decision making 
relating to that matter. Leaving the room is necessary because to remain 
in the presence of the meeting but refrain from voting may be taken as 
seeking to influence the voting on that motion.  


 
 15.5            A member of the ACC who has a non-pecuniary conflict of interest in any 


matter with which the ACC is concerned and is present at a meeting of 
the ACC at which the matter is being considered must disclose the 
interest to the meeting as soon as practicable. If a member of the ACC 
has declared a non-pecuniary conflict of interest, there exists a range of 
options for managing the conflict of interest. The option chosen will 
depend on an assessment of the circumstances of the matter, the nature 
of the interest and the significance of the issue being dealt with.  


 
 15.6 An ACC member will deal with a non-pecuniary conflict of interest in at 


least one of these ways:  
 


15.6.1 Where the potential for conflict is deemed minimal, take no action.  
However, the Councillor or ACC member should consider providing     
an explanation as to why it is considered that only a minimal or non-
existent conflict exists.  


 
15.6.2 Where the potential for conflict is more significant, take no part in the 


matter by leaving the room in which the meeting is taking place nor 
take part in any debate or vote on the issue, as if the provisions in 
section 451(2) of the Act applied.  


 
15.6.3 ACC members declaring a conflict of interest, whether pecuniary or 


non-pecuniary, should complete a Declaration of Interest Form which 
is to be signed by the CEO and retained by Council in accordance with 
Council’s Code of Conduct and its Ethical Governance: Conflicts of 
Interest Policy. 


 
16. CONFIDENTIALITY AND MANAGING PRIVACY 
 


16.1   ACC members through their involvement on the ACC may come in 
contact with confidential or personal information retained by Council. 
ACC members are required to maintain the security and confidentiality 
of any such information and not access, use or remove that information, 
unless authorised to do so.  


 
16.2 The Privacy and Personal Information Protection Act 1998 and Council’s 


Privacy Management Plan deal with the collection, holding, use, 
correction, disclosure and transfer of personal information.  


 
17.     MEDIA PROTOCOL 
 


17.1    The Chairperson of the ACC is the only person permitted to speak to the 
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media on behalf of the Committee, subject to the appropriate provisions of 
Council’s Media Representation Policy. 


 
17.2 No other member of the Committee is permitted to speak to the media in their 


capacity as a Committee member. 
 
18.      REVIEW OF THIS COMMITTEE AND THIS CHARTER  
 


18.1    Council will review the work of the ACC and this charter every two years. 
 
 
AUTHORISED BY 
Council Resolution 
 
EFFECTIVE FROM 
XX April 2020 
 
DEPARTMENT RESPONSIBLE 
City Community and Culture (Community Development and Planning) 
 
REVIEW DATE 
XX April 2022 
 
VERSION 
 


Version Amended by Date TRIM Number 


1 Council Resolution 22 September 1997 Not applicable 


2 Council Resolution 9 July 2001 102269.2007 


3 Council Resolution 1 December 2008 216398.2008 


4 Council Resolution 28 November 2012 033454.2010 


5 Council Resolution 17 June 2015 136853.2015 


6 Council Resolution 28 March 2018 016108.2018 


7 Council Resolution XX April 2020 082556.2020 
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Liverpool City Council: Privacy Management Plan 
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1.        NAME 


 
Liverpool Access Committee 


 
 
 
2.       INTERPRETATION 


 
For the purpose of this Charter: 


 
“Council” means Liverpool City Council 


 
“Member” means a member of the Liverpool Access Committee 


 
“CEO” means the Chief Executive Officer 


 
“AC” means the Access Committee 


 
 
 
3.       STATUS OF ACCESS COMMITTEE 


 
Advisory Committee of Council 


 
 
 
4.       PURPOSE 


 
The Access Committee has been established primarily to provide advice to 
Council which will effectively improve and alleviate access difficulties 
experienced by people with disability in Liverpool. 


 
 
 
5.       FUNCTION 


 
The Access Committee will undertake the following actions: 


 
a)  Raise issues associated with access and recommend actions and 


solutions; 
b)  Actively participate in the implementation of  Council’s  Disability 


Inclusion Action Plan; 
c)  Provide advice on access issues, as required; and 
d)  Liaise with Council in relation to access issues.
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6.       OUTCOMES 
 


The Access Committee aims to achieve the following: 
 


a)  Increase access and inclusion for people with disability, including 
people with mobility issues and vision impairment, and their carers; 


b)  Provide advice to Council on matters relating to accessibility; and 
c)  Lobby and advocate on access and inclusion issues. 


 
7.       COMMITTEE DELEGATIONS 


 
7.1     The Access Committee does not have the power to incur expenditure. 


 
7.2   The Access Committee does not have the power to bind Council, unless 


granted a specific delegated authority from Council. 
 


7.3   The Access Committee can make recommendations to Council or another 
committee of Council. Recommendations of the Access Committee will 
generally be presented to Council in writing, accompanied by a report from 
relevant Council officers. Recommendations made by the Council 
Committee may or may not be adopted by Council. 


 
7.4   Recommendations made by the Access Committee which are determined 


by the CEO to be substantially operational in nature will be dealt with by 
the Director, City Community and Culture and any action or decision not 
to act are to be reported to the Committee on a regular basis. 


 
 
 
8.       MEMBERSHIP 


 
8.1   Councillor representation 


 
8.1.1   The Mayor (or their delegate) and a Councillor nominated by 


Council will be members of the Access Committee. (This can be 
the same Councillor.) 


 
8.1.2    Councillor representatives are encouraged to attend meetings of   


the Access Committee and to contribute to discussions. 
 


8.2    Council staff representation 
 


8.2.1   The following staff (or their delegated representatives) are 
assigned to this committee: 


 
a)  Chief Executive Officer; 
b)  Director City Community and Culture; 
c)  Manager Community Development and Planning; and 
d)  Representatives across Council departments where required. 
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8.2.2    Staff required to attend the Access Committee will participate 


equally with other members in terms of discussion and debate but 
will not have any voting rights. 


 
8.3   Community representation 


 
8.3.1    Membership of the Access  Committee  is  via  an  application 


process at the beginning of each term, and members are selected 
on the following criteria: 


 
a)  Ordinary membership is made up of 12 members, 4 from each of 


the 3 categories as follows: 
 


 Category 1 – People with disability living, working or studying in 
the Liverpool LGA; 


 Category 2  –  Family  members  and/or  carers  of  people  with 
disability; and 


 Category 3 – Agencies providing services to people with disability 
or people living in the area who have a specific area of interest or 
skill that could contribute to the work of the Access Committee. 


 
b) Community representatives are required to attend meetings 


(usually held in the afternoon), actively participate and commit to 
the full term of the Access Committee, being two years. 


c) Community representatives are appointed in an individual 
capacity, based on skills and experience and not as a 
representative of a particular group. 


d)  Each community representative to complete the Liverpool Access 
Committee Registration Form as part of the recruitment process. 


e)  Informal interviews / meetings will be conducted with all nominees 
by  the,  Manager  Community  Development  and  Planning  (or 
delegate) and the Community Development Worker (Aged & 
Disability). The interviews will cover the registration forms, and 
provide   an   opportunity   to   get   to   know   the   community 
representative.  Following  the  assessment,  nominees  will  be 
appointed       against       selection/eligibility       criteria       and 
recommendations for appointments will be submitted to Council 
for endorsement.







LIVERPOOL ACCESS COMMITTEE CHARTER 


Page 5 


 


 


 
 
 


8.4    Support staff 
 


8.4.1    The Community Development Worker (Aged and Disability) will 
attend the Access Committee meetings to provide administrative 
and other support. Administrative support is provided for 
preparation of the agenda, recording of the minutes and 
distribution of the agenda and business papers. 


 
8.5     Chairperson 


 
8.5.1    The Mayor (or their delegate) will be the Chairperson of the Access 


Committee. 
 


8.5.2    The Access Committee may elect the position of  Deputy 
Chairperson. 


 
8.5.3    The election of the Deputy Chairperson is to be held at the first 


meeting of the new Access Committee. 
 


8.5.4    The role of the Chairperson is to preside over Access Committee 
meetings. The Chairperson requires the skills to be able to 
facilitate the effective functioning of the Access Committee. In the 
absence of the Chairperson, the Deputy Chairperson will preside 
over the meeting. 


 
8.5.5    If the Chairperson (or the Deputy Chairperson) is not available to 


preside at a meeting, the Access Committee will elect a member 
of the Access Committee to be the Acting Chairperson for that 
meeting. 


 
8.5.6    If the Chairperson (or the Deputy Chairperson) of the Access 


Committee is not present at the commencement time of a meeting, 
the first business of the meeting must be election of an Acting 
Chairperson to preside at the meeting. 


 
8.5.7  The election of the Deputy Chairperson or Acting Chairperson must 


be conducted: 
 


a)  By the CEO or, in his or her absence, an employee of Council 
designated by the CEO to conduct such an election; or 


b)  If neither of them are present at the meeting – by the person 
who called the meeting or a person acting on his or her behalf. 


 
8.6   Other Office Bearers 


 
8.6.1    There are no other office bearers on the Access Committee.
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9.       TERM OF OFFICE 


 
9.1     Access   Committee   members   serve   a   two-year   term.   At   the 


commencement of a new term, previous members may reapply. 
 


9.2     A community representative appointed to the Access Committee will 
continue as a member until the Access Committee review at the end of 
the two year term, or following Council elections, whichever is sooner. 


 
9.3     Casual Vacancy 


 
9.3.1  Following the confirmation of each new Access Committee, an 


eligibility list will be developed that will list unsuccessful applicants 
in order of merit. If a vacancy occurs during the term of appointment 
it will be filled by an applicant on the eligibility list. The eligibility list 
will contain names of applicants who have been previously 
interviewed and have met the criteria. Appointments made via the 
eligibility list will be endorsed by Council through its usual process. 


 
9.4     Non-Attendance at Meetings 


 
9.4.1  Reasonable apologies.  The Access Committee member should 


notify the Chairperson of their planned absence from a meeting. 
 
9.4.2  Committee members may nominate a representative to attend the 


meeting on their behalf. Members must notify the Community 
Development Worker in writing prior the meeting if a delegate will 
attend the meeting on their behalf.  


 
9.4.3  Any Access Committee member knowing that they will be absent 


for three or more consecutive meetings should notify the Access 
Committee Chairperson in writing of the planned absence. 


 
9.4.4  In  the  event  of  a  member  being  absent  for  three  or  more 


consecutive meetings without apology and without the approval of 
the Access Committee, the Access Committee can vote on whether 
to declare the member’s position vacant, inform the member of the 
outcome and fill the position as a casual vacancy. 


 
 
 
9.5     Resignation from the Committee 


 
9.5.1  Any  Access  Committee  member  wishing  to  resign  from  the 


Committee shall do so in writing to the Chairperson.
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10.      QUORUM AND DECISION MAKING 


 
10.1   The quorum required to enable business to be transacted at meetings is 


four members, and must include a nominated Councillor.  
 


10.2   Observers or visitors at the meeting do not form part of the quorum. 
 


10.3   In the absence of a quorum 15 minutes after the advertised start of the 
meeting, Access Committee members present may discuss the agenda 
items although any recommendations made will not become formalised 
until they have been ratified at the next Access Committee meeting with 
a quorum present. 


 
10.4   Wherever possible, recommendations of the Access Committee will be 


made on the basis of consensus, i.e. where all present agree.  At the 
discretion of the Chairperson, a vote may be called to resolve a matter. 
This may occur when consensus cannot be reached or in relation to a 
matter that is more significant in nature. In such cases, the matter will be 
resolved by a simple majority of those at the meeting, provided that there 
is a quorum present. In the event of a tied vote, the Chairperson will 
exercise the deciding vote. 


 
10.5   Committee  recommendations are not binding  on  Council. To  obtain 


Council endorsement an Access Committee recommendation must be 
reported to the Council for a decision. 


 
 
 
11.     MEETINGS AND MEMBERS OF THE PUBLIC 


 
11.1   The Access Committee will usually not be open to members of the 


general public. However, the Access Committee can decide to open the 
meeting to the public, subject to the agreement of the Chairperson in 
consultation with the CEO (or delegate). 


 
11.2   Representatives  of organisations or the  general  community may be 


invited to address the Access Committee on matters on the agenda. 
 
 
 
12.     TIMETABLE FOR MEETINGS 


 
12.1   The Access Committee will meet bi-monthly on the second Thursday of the 


month, from 1:00pm – 3:00pm. 
 


12.2   A meeting will be limited to a maximum of two hours duration unless the 
Access Committee resolves to extend the length of the meeting to a 
particular time or the completion of business.
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12.3   Extraordinary meetings may be called by the Chairperson in consultation 


with the CEO (or their delegate). 
 


12.4   The location, date and starting time for meetings will be advised on the 
agenda. 


 
12.5   Committee meetings can only be held if five working days’ notice has 


been given to all members. 
 
 
 
13.     MEETING PRACTICE AND PROCEDURES 


 
13.1   Unless otherwise specified in this Charter, Access Committee meetings 


must be conducted in accordance with Council’s Code of Meeting 
Practice. 


 
13.2   The Access Committee must observe the provisions of any relevant 


Council policies and procedures. 
 


13.3   Minutes of meetings must be kept in accordance with the procedures set 
out in the Council’s Code of Meeting Practice. 


 
13.4   The minutes of each Access Committee meeting will be submitted to the 


next available meeting of Council. 
 
 
 
14.     INSURANCE COVER 


 
14.1 Committee members are covered by Council’s personal accident 


insurance only for attendance at meetings and other activities formally 
endorsed by the Access Committee. 


 
 
 
15. OBSERVING THE CODE OF CONDUCT AND RELEVANT COUNCIL 


POLICIES 
 


15.1   All members of Access Committee are required to observe the provisions 
of Council’s Code of Conduct and any other policy applicable to the 
proper functioning of the Access Committee. 


 
15.2   Should a member of the Access Committee breach Council’s Code of 


Conduct or any other relevant Council Policy, the matter will be referred 
to the CEO to be dealt with in accordance with Council’s Code of Conduct 
Procedures.
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15.3   A breach of the Code of Conduct may result in the particular Access 


Committee member concerned being excluded from membership of the 
Access Committee. 


 
15.4   If an Access Committee member has a pecuniary interest in any matter 


with which the Access Committee is concerned, and is present at a 
meeting of the Access Committee at which the matter is being 
considered, they must disclose the interest to the meeting and must not 
be present during any discussion or decision making relating to that 
matter. Leaving the room is necessary because to remain in the presence 
of the meeting but refrain from voting may be taken as seeking to 
influence the voting on the motion. 


 
15.5   A member of the Access Committee who has a non-pecuniary conflict of 


interest in any matter with the which the Access Committee is concerned 
and is present at a meeting of the Access Committee at which the matter 
is being considered must disclose the interest to the meeting as soon as 
practicable. If a member of the Access Committee has declared a non- 
pecuniary conflict of interest, there exists a range of options for managing 
the conflict of interest. The option chosen will depend on an assessment 
of the circumstances of the matter, the nature of the interest and the 
significance of the issue being dealt with. 


 
15.6   An Access Committee member will deal with a non-pecuniary conflict of 


interest in a least one of these ways: 
 


15.6.1 Where the potential for conflict is deemed minimal, take no 
action. However, the Councillor or Access Committee member 
should consider providing an explanation as to why it is 
considered that only a minimal or non-existent conflict exists. 


 
15.6.2 Where the potential for conflict is more significant, take no part 


in the matter by leaving the room in which the meeting is taking 
place nor take part in any debate or vote on the issue, as if 
the provisions in section 451(2) of the Act applied. 


 
15.7   Access Committee members declaring a conflict of interest, whether 


pecuniary or non-pecuniary, should complete a Declaration of Interest 
Form which is to be signed by the CEO and retained by Council in 
accordance with Council’s Code of Conduct and its Ethical Governance: 
Conflicts of Interest Policy.
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16.     CONFIDENTIALITY AND MANAGING PRIVACY 


 
16.1   Access Committee members through their involvement on the Access 


Committee may come in contact with confidential or personal information 
retained by Council. Access Committee members are required to 
maintain the security and confidentiality of any such information and not 
access, use or remove that information, unless authorised to do so. 


 
16.2   Privacy and Personal Information Protection Act 1998 and Council’s 


Privacy Management Plan deal with the collection, holding, use, 
correction, disclosure and transfer of personal information. 


 
 
 
17.     MEDIA PROTOCOL 


 
17.1   The Access Committee Chairperson is the only person permitted to speak 


to the media on behalf of the  Access Committee, subject to obtaining 
the appropriate approval in accordance with Council’s Media and 
Representation Policy. 


 
17.2   No other member of the Access Committee is permitted to speak to the 


media in his or her capacity as a Committee member. 
 
 
 
18.     REVIEW OF THIS COMMITTEE AND THIS CHARTER 


 
18.1   Council will review the work of the Access Committee and this charter 


every two years.
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Appendix A – Council’s responsibilities to Access Committee 


 
1.       RELATIONSHIP WITH LIVERPOOL CITY COUNCIL 


 
The  relationship  of  the  Access  Committee  to  Liverpool  City  Council 
includes: 


 
a) The Access Committee considers and makes recommendations on issues 


relevant to people in the Local Government Area to Liverpool City Council 
through advice on policy, Development Applications submissions, Social 
Impact Assessments and other initiatives; 


 
b)       Recommendations of the Access Committee will be considered in Council’s 


deliberations on any issues; 
 
c) Council’s Community Development and Planning team will support and 


resource the Access Committee through: 
 


i) Administrative support (including: assistance with minutes, photocopying, 
access to phones, Internet, budget and Council reporting) to Access 
Committee representatives to enable them to meet their accountability 
requirements; 


 
ii)  Training to Access Committee representatives to enable them to sufficiently 


perform their duties; 
 


iii) Additional support for disadvantaged members or members with disability 
to support them in meeting their commitments as requested; 


 
iv) Reimbursement of costs related to Access Committee business - Council 


acknowledges the need for members of  the Access Committee  to  be 
adequately reimbursed for any costs they incur when performing their 
duties. Any reimbursements will be with the prior approval of Council’s 
Community Development Worker (Aged & Disability) and upon production 
of a receipt; 


 
v)  Assistance with phone expenditure - all phone calls must be detailed on the 


phone expenditure form and submitted to the Community Development 
Worker (Aged & Disability) each quarter.  All local calls will be reimbursed 
at 25 cents per call. Any mobile calls (to or from a mobile) will be reimbursed 
at the total value, only if a copy of the bill is attached to the expenditure 
sheet; 


 
vi) Remaining with Access Committee members who are under the age of 18 


years until they have been picked up - Council Staff will wait with Access 
Committee members after meetings and events until all members have 
been picked up from the meeting or event venue. Note it is mandatory that
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a parent/guardian or other responsible adult picks up an Access Committee 
member; 


 
vii) Providing assistance in emergency circumstances. In the instance of the 


Access Committee member being under the age of 18 years, and if there is 
any issue that may arise relating to transport, Council Staff will contact the 
member’s parent/guardian for permission to arrange for the member to be 
transported home by Taxi with costs to be met by the member or their 
parent/guardian; 


 
d)       Travel - Access Committee Members are responsible for their own travel to 


and from Access Committee meetings and events. Any Access Committee 
member under the age of 18 years wishing to be transported by another 
Access Committee member will need to provide written or verbal permission 
from their parent/guardian allowing them to do so. 


 
 
 
2.       RESPONSIBILITIES OF ACCESS COMMITTEE MEMBERS 


 
The Access Committee members have the following responsibilities: 


 
a) Actively seek views and opinions of people and relevant issues to be 


brought to the attention of the Access Committee; 
 


b)       Contribute items of interest to the meeting agendas, either prior to the   
meeting to the convenor or as General Business during the meeting; 


 
c)       Actively participate in discussion and decisions at meetings; 


 
d)       Actively participate in various working parties and events involving the 


Access Committee; 
 
e)       Represent the views and act in the interest of all residents across the 


Liverpool Local Government Area; 
 
f) Communicate issues regarding the Access Committee, including being 


absent  at  meetings,  to  the  Community  Development Worker; 
 
g) Agree to act within the guidelines of the Access Committee as outlined in 


this Charter at all times. This is to be confirmed by signing an agreement 
following a briefing session on the Charter and Code of Conduct training; 


 
h) Follow Liverpool City Council policy regarding the use of the Internet 


(website and Facebook page), e-mail, representing the Access Committee 
at forums / conferences and speaking to the media.
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i) Access Committee members are not permitted to make public statements 


relating to or on behalf of the Access Committee; 
 
j) Any correspondence regarding the Access Committee must be  printed  


on Council’s official letterhead and approved by the Community 
Development Worker (Aged & Disability); and 


 
k)       All members of the Access Committee are to abide by the Council’s Code 


of Conduct. 
 


 
3.       RESPONSIBILITIES OF COUNCIL TO ACCESS COMMITTEE 


 
Council’s    Community    Development    Worker 
responsibilities include: 


 
a)       Support and resource the Access Committee to achieve its aims; 


 
b)       Mentor, liaise with and support the Access Committee and its members; 


 
c) Write Council reports and represent Access Committee recommendations 


at Council and Agenda review meetings; 
 
d) Ensure members are aware of Liverpool City Council’s processes and 


protocols; 
 
e) Conduct an evaluation of the Access Committee functions at the completion 


of each two-year term; 
 
f) Conduct a mid-term evaluation of the Access Committee outcomes in 


reference to the Access Committee Charter and any items adopted by the 
Access Committee for the term; 


 
g)       Manage the Access Committee’s budget and be responsible for issues 


relating to finances of the Access Committee; and 
 
h)       Maintain accurate records according to Liverpool City Council practices.  
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1.       NAME 
 


Liverpool Community Safety and Crime Prevention Advisory Committee. 
 
2.       INTERPRETATION 


 
For the purpose of this Charter: 


 
a)  “Act” means the Local Government Act 1993. 
b)  “CEO” means the Chief Executive Officer. 
c)  “Council” means Liverpool City Council. 
d)  “Member” means a member of the Committee. 
e)   “LCSCPAC” means the Liverpool Community Safety and Crime 


Prevention Advisory Committee. 
f)   “Committee” means the Liverpool Community Safety and Crime 


Prevention Advisory Committee. 
g)  “Observer” means the person attends the meeting but has no voting 


rights. 
 
 
 
3.       STATUS OF COMMITTEE 


 
Advisory Committee of Council. 


 
 
 
4.       PURPOSE 


 
The Community Safety and Crime Prevention Advisory Committee has 
been established to: 


 
a)  Make relevant advice and recommendations to Council which relate to 


community safety and crime prevention matters in the Liverpool Local 
Government Area (LGA) including the Liverpool City Centre. The crime 
and safety matters include the improvement of perceptions of safety, 
drug and alcohol issues, injury prevention, implementation of 
recommendations through  safety audits,  and  hotspots  improvement 
through delivery of various projects and programs. 


 
b)  Improve the perception of crime and safety in the area that will have a 


positive impact on economic and social development. 
 


c)  Promote an integrated strategic approach to deal with local crime and 
safety issues. 


 
d) Maximise the skills and expertise that exist in the community to 


complement the role of Council in planning and policy-making.
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e)  Improve community engagement outcomes relating to crime and safety 
matters. 


 
 
 
5.       FUNCTION 


 
The main functions of the Liverpool Community Safety and Crime Prevention 
Advisory Committee are to: 


 
a) Provide specialist advice to Council on community safety and crime 


issues and concerns, including policy issues. 
 


b) Act as a consultative mechanism for Council on issues that affect a 
diverse range of community. 


 
c) Provide a forum for agencies to take a leading role in initiating 


collaborative approaches to address crime and safety issues 
including injury prevention, drug and alcohol related and other 
injuries, domestic and family violence, road safety, public spaces 
safety, small business safety, and safety in recreation areas such as 
open space and play grounds. 


 
d) Initiate and deliver educational and training programs to assist the 


local community to develop capacity and leadership to enhance 
community pride. 


 
e) Foster  and  deliver  safe  environments  that  improve  businesses 


confidence. 
 


f) Deliver projects and programs in accordance with the Pan Pacific 
Safe Community Network objectives to maintain Liverpool City’s 
accreditation as a Pan Pacific Safe Community.  


 
 
 
6.       OUTCOMES 


 
The   Liverpool   Community   Safety   and   Crime   Prevention   Advisory 
Committee aims to achieve the following outcomes: 


 
a)    Improve perception of safety and reduce crime in Liverpool LGA. 


b)    Improve community and business confidence.
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c) Increase partnerships between Council, and government and non- 
government agencies including NSW Police Force, emergency service 
departments, NSW Health, NSW Department of Family and 
Community Services, local businesses and the community. 


 
d) Facilitate community input into Council decision-making processes in 


relation to local crime and safety issues and concerns. 
 


e) Deliver projects and programs in accordance with the Pan Pacific Safe 
Communities Network objectives to maintain Liverpool City’s 
accreditation as a Pan Pacific Safe Community. 


 
 
 
7.       COMMITTEE DELEGATIONS 


 
7.1   The  Liverpool  Community  Safety  and  Crime  Prevention  Advisory 


Committee is an Advisory Committee of Council. 
 


7.2  The Liverpool Community Safety and Crime Prevention Advisory 
Committee can make recommendations to the Council on all relevant 
business presented before it. Recommendations of the Committee will 
generally be presented to the Council in written form, accompanied by 
a report from relevant Council officers. Recommendations made by the 
Committee may or may not be adopted by Council. 


 
7.3   Recommendations made by the Liverpool Community Safety and Crime 


Prevention Advisory Committee which are determined by the CEO to be 
substantially operational in nature will be dealt with by the relevant 
Director, and any action or decision not to act will be reported to the 
committee on a regular basis. 


 
 
 
8.       MEMBERSHIP 


 
8.1                   Councillor representation 


 
8.1.1  The Mayor (or their delegate) and a Councillor nominated by Council 


will be members of this Committee. 
 


8.1.2  Councillor representatives are encouraged to attend meetings of the   
Committee and contribute to discussions.
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8.2     Council staff representation 
 


8.2.1  The following staff (or their delegated representatives) are assigned to 
this committee: 


 
a)  Chief Executive Officer; 
b)  Director City Community and Culture; 
c)  Manager Community Development and Planning; and 
d)  Representatives across Council departments where required. 


 
8.2.2  Staff required to attend the Committee will participate equally with 


others in terms of discussion and debate but will not have any voting 
rights. 


 
 
 
8.3     Community representation 


 
8.3.1  Membership of the Community Safety and Crime Prevention Advisory 


Committee is determined by an application process every two years. 
Selection is based on the following criteria: 


 
a) Representation will be sought from  government and  non- 


government agencies to include: 
 


a.  Liverpool City Police Area Command 
b.  NSW Health including Drug Health and Injury Prevention 


units 
c.  NSW Department of Family and Community Services 
d.  NSW Fire and Rescue 
e.  NSW State Emergency Services (SES) 
f.   Liverpool Chamber of Commerce 
g.  Community Drug Action Team 
h.  Liverpool City Liquor Accord 
i.   Liverpool Domestic Violence Liaison Committee 
j. Relevant providers and agencies such as Western Sydney 


Migrant Resource Centre and Liverpool Neighbourhood 
Connections,  and  other  community organisations 
providing services to local community 


k.  Other peak bodies and user groups 
 


b) Community  representatives  should  be  available  to  attend 
meetings (usually occuring in the morning), actively participate 
and commit to the full term of the Liverpool Community Safety 
and Crime Prevention Advisory Committee, being two years.
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c) An informal  interview  /  meeting  will  be  conducted  with  
all nominees by the, Manager Community Development and 
Planning (or delegate) and the Community Development 
Worker (Community Safety). Following  an assessment by 
Council staff, applicants will be nominated against 
selection/eligibility criteria and recommendations for 
appointments will be submitted to Council for endorsement. 


 
 
 
8.4     Support Staff 


 
8.4.1    The  Community  Development  Worker  (Community  Safety)  will 


attend meetings to provide administrative and other support to the 
committee. Administrative support is provided for the preparation of 
the agenda, recording of the minutes and distribution of the agenda 
and business papers. 


 
8.5     Chairperson and Deputy Chairperson 


 
8.5.1  The Mayor (or delegate) will be the chairperson of this Advisory 


Committee. 
 


8.5.2  The Committee may elect the position of Deputy Chairperson. 
 


8.5.3  If an election is required for the Deputy Chairperson, this should occur 
at the first meeting of the new committee. 


 
8.5.4 The role of the Chairperson is to preside at meetings of the 


Committee. The Chairperson requires the skills to be able to facilitate 
the effective functioning of the Committee. In the absence of the 
Chairperson, the Deputy Chairperson shall preside at the meeting. 


 
8.5.5  If the Chairperson (or the Deputy Chairperson) is not able or willing 


to preside at a meeting, the Committee will elect a member to be the 
Acting Chairperson for that meeting. 


 
8.5.6  If the Chairperson (or the Deputy Chairperson) of the Committee is 


not present at the time designated for the commencement of a 
meeting, the first business of the meeting must be the election of an 
Acting Chairperson to preside at the meeting. 


 
8.5.7  The  election  of  a  Chairperson,  Deputy  Chairperson  or  Acting 


Chairperson must be conducted: 
 


a)  By the CEO or, in his or her absence, an employee of Council 
designated by the CEO to conduct such an election; or
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b)  If neither of them is present at the meeting – by the person who 
called the meeting or a person acting on his or her behalf. 


 
8.6     Other Office Bearers 


 
There are no other office bearers on this Committee. 


 
 
 
9.       TERM OF OFFICE 


 
9.1         Liverpool   Community   Safety   and   Crime   Prevention   Advisory 


Committee members serve a two year term. At the commencement 
of a new term, previous members may reapply. 


 
9.2          A community representative appointed to the Liverpool Community 


Safety and Crime Prevention Advisory Committee will continue as a 
member until the Advisory Committee is reviewed at the end of the 
two year term, or following Council elections, whichever is sooner. 


 
9.3         Casual Vacancy 


 
9.3.1      Following the confirmation of each new Liverpool Community Safety 


and Crime Prevention Advisory Committee, an eligibility list will be 
developed that will list unsuccessful applicants in order of merit. If a 
vacancy occurs during the term of appointment it will be filled by an 
applicant on the eligibility list. The eligibility list will contain names of 
applicants who have been previously interviewed and have met the 
stipulated criteria. Appointments made via the eligibility list will be 
endorsed by Council through its usual process. 


 
9.4     Non-Attendance at Meetings 


 
9.4.1  Reasonable apologies. A Liverpool Community Safety and Crime 


Prevention Advisory Committee member should notify the Committee 
Chairperson of their planned absence from a meeting. 


 
9.4.2  Any Liverpool Community Safety and Crime Prevention Advisory 


Committee member knowing that they will be absent from three or 
more consecutive meetings should notify the Chairperson in writing 
of the planned absence. 


 
9.4.3  In the event of a member being absent for three or more consecutive 


meetings without apology and without the approval of the Committee, 
the Committee can vote on whether to declare the member’s position 
vacant, inform the member of the outcome and fill the position as a 
casual vacancy.
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9.5     Resignation from the Committee 
 


9.5.1  Any Liverpool Community Safety and Crime Prevention Advisory 
Committee members wishing to resign from the Committee shall do 
so in writing to the Chairperson. 


 
 
 
10.     QUORUM AND DECISION MAKING 


 
10.1    The quorum required to  enable  business  to  be  transacted  at meetings 


is ten, and must include a nominated Councillor. 
 


10.2          Observers or visitors at the meeting do not form part of the quorum. 
 


10.3         In the absence of a quorum 15 minutes after the advertised start of 
the meeting, the Liverpool Community Safety and Crime Prevention 
Advisory Committee members  present may discuss  the  agenda 
items although any recommendations made will not become 
formalised until they have been ratified at the next Liverpool 
Community Safety and Crime Prevention Advisory Committee 
meeting with a quorum present. 


 
10.4        Wherever possible, recommendations of the Liverpool Community 


Safety and Crime Prevention Advisory Committee will be made on 
the basis of consensus, i.e. where all present agree. At the discretion 
of the Chairperson, a vote may be called to resolve a matter. This 
may occur when consensus cannot be reached or in relation to a 
matter that is more significant in nature. In such cases, the matter 
will be resolved by a simple majority of those at the meeting, provided 
that there is a quorum present. In the event of a tied vote, the 
Chairperson will exercise the deciding vote. 


 
10.5           Liverpool   Community   Safety   and   Crime   Prevention   Advisory 


Committee recommendations are not binding on Council. To obtain 
Council endorsement a committee recommendation must be 
reported to the Council for their decision. 


 
 
 
11.     MEETINGS AND MEMBERS OF THE PUBLIC 


 
11.1         The Liverpool Community Safety and Crime Prevention Advisory 


Committee will usually not be open to members of the general public. 
However, the Committee can decide to open the meeting to the 
public, subject to the agreement of the Chairperson in consultation 
with the CEO (or delegate).
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11.2          Representatives of organisations or the general community may be 
invited to address the Committee on matters on the agenda. 


 
 
 
12.     TIMETABLE FOR MEETINGS 


 
12.1        The Community Safety and Crime Prevention Advisory Committee 


will meet quarterly on the first Thursday of the month, from 10:00am 
to 12.00noon. 


 
12.2           A meeting will be limited to a maximum of two hours duration unless 


the Liverpool Community Safety and Crime Prevention  Advisory 
Committee resolves to extend the length of the meeting to a 
particular time or the completion of business. 


 
12.3         Extraordinary meetings may be called by the Chairperson of the 


Committee in consultation with the CEO (or his / her delegate). 
 


12.4         The location, date and starting time for meetings will be advised on  
the agenda. 


 
12.5         The Liverpool Community Safety and Crime Prevention Advisory 


Committee meetings can only be held if five working days’ notice has 
been given to all members. 


 
 
 
13.     MEETING PRACTICE AND PROCEDURES 


 
13.1      Community Safety and Crime Prevention Advisory Committee 


meetings must be conducted in accordance with Council’s Code of 
Meeting Practice. 


 
13.2        The Liverpool Community Safety and Crime Prevention Advisory 


Committee must observe the provisions of any other relevant Council 
policies and procedures. 


 
13.3         Minutes  of  the  meetings  must  be  kept  in  accordance  with the 


procedures set out in Council’s Code of Meeting Practice. 
 


13.4         The  minutes  of  each  Liverpool  Community  Safety  and  Crime 
Prevention Advisory Committee meeting will be submitted to the next 
available meeting of Council.
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14.     INSURANCE COVER 
 


14.1     The Liverpool Community Safety and Crime Prevention Advisory 
Committee members are covered by Council’s personal accident 
insurance only for attendance at meetings and other activities 
formally endorsed by the committee. 


 
 
 
15.     OBSERVING THE CODE OF CONDUCT AND RELEVANT COUNCIL 


POLICIES 
 


15.1      All members of Community Safety and Crime Prevention Advisory 
Committee are required to observe the provisions of Council’s Code 
of Conduct and any other policy applicable to the proper functioning 
of the Advisory Committee. 


 
15.2      Should a member of the Liverpool Community Safety and Crime 


Prevention Advisory Committee breach Council’s Code of Conduct 
or any other relevant Council Policy, the matter will be referred to the 
CEO to be dealt with in accordance with Council’s Code of Conduct 
Procedures. 


 
15.3         A breach of the Code of Conduct may result in the particular Advisory 


Committee member concerned being excluded from membership of 
the Advisory Committee. 


 
15.4      If a Liverpool Community Safety and Crime Prevention Advisory 


Committee member has a pecuniary interest in any matter with which 
the Advisory Committee is concerned, and is present at a meeting of 
the Advisory Committee at which the matter is being considered, they 
must disclose the interest to the meeting and must not be present 
during any discussion or decision making relating to that matter. 
Leaving the room is necessary because to remain in the presence of 
the meeting but refrain from voting may be taken as seeking to 
influence the voting on the motion. 


 
15.5        A member of the Liverpool Community Safety and Crime Prevention 


Advisory Committee who has a non-pecuniary conflict of interest in 
any matter with the which the Advisory Committee is concerned and 
is present at a meeting of the Advisory Committee at which the matter 
is being considered must disclose the interest to the meeting as soon 
as practicable. If a member of the Liverpool Community Safety and 
Crime Prevention Advisory Committee has declared a non-pecuniary 
conflict of interest, there exists a range of options for managing the 
conflict of interest. The option chosen will depend on an assessment
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of the circumstances of the matter, the nature of the interest and the 
significance of the issue being dealt with. 


 
15.6        A member of the Liverpool Community Safety and Crime Prevention 


Advisory Committee will deal with a non-pecuniary conflict of interest 
in a least one of these ways: 


 
15.6.1 Where the potential for conflict is deemed minimal, take no 


action. However, the Councillor or Advisory Committee 
member should consider providing an explanation as to why 
it is considered that only a minimal or non-existent conflict 
exists. 


 
15.6.2  Where the potential for conflict is more significant, take no part 


in the matter by leaving the room in which the meeting is taking 
place nor take part in any debate or vote on the issue, as if the 
provisions in section 451(2) of the Act applied. 


 
15.7         Liverpool   Community   Safety   and   Crime   Prevention   Advisory 


Committee members declaring a conflict of interest, whether 
pecuniary or non-pecuniary, should complete a Declaration of 
Interest Form which is to be signed by the CEO and retained by 
Council in accordance with Council’s Code of Conduct and its Ethical 
Governance: Conflicts of Interest Policy. 


 
 
 
16.     CONFIDENTIALITY AND MANAGING PRIVACY 


 
16.1      Community  Safety  and  Crime  Prevention  Advisory  Committee 


members through their involvement on the Advisory Committee may 
come in contact with confidential or personal information retained by 
Council. Advisory Committee members are required to maintain the 
security and confidentiality of any such information and not access, 
use or remove that information, unless authorised to do so. 


 
16.2       The  Privacy  and  Personal  Information  Protection  Act  1998  and 


Council’s Privacy Management Plan deal with the collection, holding, 
use, correction, disclosure and transfer of personal information. 


 
 
 
17.     MEDIA PROTOCOL 


 
17.1      The Liverpool Community Safety and Crime Prevention Advisory 


Committee Chairperson is the only person permitted to speak to the 
media on behalf of the Committee, subject to obtaining the 
appropriate approval in accordance with Council’s Media 
Representation Policy.
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17.2     No other member of the Liverpool Community Safety and Crime 
Prevention Advisory Committee is permitted to speak to the media in 
their capacity as a Committee member. 


 
 
 
18.     REVIEW OF THIS COMMITTEE AND THIS CHARTER 


 
18.1       Council will review the work of the Liverpool Community Safety and 


Crime Prevention Advisory Committee and this charter every two 
years. 


 
AUTHORISED BY 
Council Resolution 


 
EFFECTIVE FROM 
XX April 2020 


 
DEPARTMENT RESPONSIBLE 
City Community and Culture (Community Development and Planning) 


 
THIS CHARTER HAS BEEN DEVELOPED AFTER CONSULTATION WITH 
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REVIEW DATE 
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VERSION 


 
Version Amended by Date TRIM Number 
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2 Council Resolution 28 March 2018 348126.2017 
3 Council Resolution XX April 2020 082557.2020 


 
REFERENCES 
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Policy 
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1. NAME 
 
 Liverpool Youth Council  
 
 
2. INTERPRETATION 
 
 For the purpose of this Charter: 
 


“Council” means Liverpool City Council. 
“Member” means a member of the Liverpool Youth Council. 
“CEO” means the Chief Executive Officer. 
“YC” means the Youth Council. 


 
 
3. STATUS OF YOUTH COUNCIL 
 
 Advisory committee of Council. 
 
 
4. PURPOSE 
 


The Liverpool Youth Council has been established: 
 


a) To provide advice to Council about issues relating to young people; 
and 


b) To act as a consultative mechanism for young people and to promote 
the interests of young people in Liverpool. 


 
5. FUNCTION 
 
  The main functions of the YC are to:  
 


a) Provide specialist advice to Council on youth issues and youth policy; 
b) Involve young people in the community and in the processes of 


Council; 
c) Act as a consultative mechanism for Council on issues that affect a 


diverse range of young people; 
d) Provide a forum for young people to develop an understanding of the 


role of local government;  
e) Plan and organise cultural, environmental, recreational and social 


activities citywide for young people; 
f) Assist young people to develop various skills, including leadership, 


meeting procedures, communication and various administration 
skills; 


g) Lobby and advocate on issues affecting young people; and 
h) Promote positive stories and images of young people. 
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6.  OUTCOMES 
 
 The YC aims to: 
 
 a) Deliver projects that benefit young people as agreed by the YC;  
 
 b) Inform Council about issues that are important to young people in 


Liverpool; and 
 
  c) Provide an opportunity for Council and other organisations and levels 


of government to consult representatives of the young population. 
 
 
7. YC DELEGATIONS 
 


7.1 The YC shall not have the power to incur expenditure outside of the 
designated YC budget. 


 
7.2 The YC does not have the power to bind the Council, unless given a 


specific delegated authority from Council. 
 


7.3 The YC can make recommendations to the Council or another committee  
of the Council on all relevant business presented before it. 
Recommendations of the YC will generally be presented to the Council in 
written form, accompanied by a report from relevant Council officers. 
Recommendations made by the Council YC may or may not be adopted 
by Council. 


 
7.4 Recommendations made by the YC which are determined by the CEO to 


be substantially operational in nature will be dealt with by the relevant 
Director, and any action or decision not to act will be reported to the YC 
on a regular basis. 


 
 
8. MEMBERSHIP 
 


8.1 The YC does not have the authority to co-opt anyone to its membership. 
 


8.2 Councillor representation 
8.2.1 Two Councillors elected by Council are members of the YC. 


 
8.2.2 Councillor representatives are encouraged to attend meetings of the 


YC and contribute to discussions.  
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8.3 Council staff representation 


 
8.3.1 The Manager, Community Development and Planning (or delegate) 


will attend all YC meetings, as well as working party meetings 
organised by the YC. 


 
8.3.2 Council staff members required to attend the YC will participate 


equally with others in terms of discussion and debate but will not 
have any voting rights. 


 
8.4 Community representation 


 
8.4.1 Membership of the YC is via an application process preceding the 


beginning of each term, and selection is based on the following 
criteria: 


 
a) The young person must be between the ages of 12 and 24 years; 


 
b) The young person must reside in the Liverpool Local Government 


Area (LGA) or spend 12 hours or more per week working, 
volunteering and/or studying inside the Liverpool LGA; 


 
c) The young person should be available to attend meetings (usually 


occurring in the evening), actively participate and commit to the full 
term of the YC, being two years; 


 
d) The total membership must reflect a range of ages, genders, abilities, 


cultural backgrounds and suburbs of residence; 
 


e) Incoming Youth Councillors must undergo training between their 
confirmation and the commencement of their term (Appendix 2.1 (I); 


 
f) YC members or their parents or guardians must give formal written 


approval for their name, age and photo to appear in any publicity in 
relation to the YC or Council. A member 18 years or over, or a 
member’s parents or guardians are required to sign a YC permission 
note at the beginning of their two-year term which covers these 
issues; 


 
g) Each young person is to complete the Liverpool YC Registration Form 


as part of the recruitment process; and 
 


h) Each young person aged 18 years or over will be required to provide 
a Working With Children Check (WWCC) clearance, or be willing to 
apply for the clearance (This check is free for volunteers). 
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 8.4.2 Informal interviews/ meetings will be conducted with all shortlisted 
nominees by the Community Development Worker, and one existing 
YC member. The interviews will discuss the issues on the nomination 
forms, any concerns and are an opportunity to get to know the young 
people. Following the assessment, nominees will be nominated 
against the selection/eligibility criteria and recommendations for 
appointments to will be submitted to Council for endorsement. 


 
 
8.5  President and Deputy President 
 
 8.5.1 The election of the President and Deputy President should occur at 


the first meeting of the new YC. 
 
 8.5.2 The role of the President is to preside at a meeting of the YC. The 


President requires the skills to be able to facilitate the effective 
functioning of the YC. In the absence of the President, the Deputy 
President shall preside at the meeting. 


 
8.5.3 If the President or the Deputy President of the YC is not able or willing 


to preside at a meeting of the YC, the YC will elect a member of the 
YC to be Acting President for that meeting. 


 
8.5.4 If the President (or the Deputy President) of a YC is not present at   


the time designated for the commencement of a meeting, the first 
business of the meeting must be election of an Acting President to 
preside at the meeting. 


 
8.5.5  The election of a President, Deputy President or Acting President   


must be conducted: 
 


a) By the CEO or, in their absence, an employee of Council 
designated by the CEO to conduct such an election; or 


b) If neither is present at the meeting – by the person who called 
the meeting or a person acting on his or her behalf. 


 
8.6 Other Office Bearers 
 
 The following executive positions of the Liverpool YC will be elected in the 


same manner as the President. 
 


8.6.1 The YC Secretary shall: 
 


a) Have the role of taking minutes throughout the meetings,  
   noting all actions and motions; 
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b) Be responsible for ensuring that minutes of each meeting are    
typed and forwarded to Council Staff no later than 2 weeks 
after the meeting; 


 
c) Attend to any correspondence needs of the YC with support 


from the Council staff. Correspondence is to be written on 
Council’s official letterhead (which includes the current YC 
logo) and approved by the Community Development Worker; 
and  


d) Be assisted by the Deputy Secretary where appropriate. 
 


8.6.2 The YC Deputy Secretary shall: 
 


a) Assist the Secretary as required with any of the above 
responsibilities, or in his or her absence. 


 
8.6.3 The YC Treasurer shall: 
 


a) Liaise with the Community Development Worker regarding 
expenses and the current balance of budget. They shall report 
on the budget at each YC meeting. 


 
8.6.4 The Media Representative shall:  


 
a) Speak to the media on behalf of the YC, subject to approval 


from the Mayor; and 
 


b) Liaise with the Community Development Worker regarding 
media representation of the YC. 


 
 


8.6.5   The Youth Liaison Representative shall: 
 


a) Actively liaise with Schools, Universities and TAFE colleges in 
Liverpool to promote the YC and its associated activities; and 
 


b) Where possible, visit these education sites to seek feedback 
on the needs of local young people to assist in the planning of 
activities during the YC’s two-year term.   


 
9. TERM OF OFFICE  
 


9.1 YC members serve a two-year term, with a maximum of two consecutive 
terms served by any one member (i.e. members can serve a maximum of 
four years). 
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9.2 A young person appointed to the YC will continue as a member until the 
YC is disbanded at the end of the two-year term, or following Council 
elections, whichever is sooner. 


 
9.3 Casual Vacancy 


 
9.3.1 Following the confirmation of each new YC, an eligibility list will be 


developed that will list unsuccessful applicants in order of merit. If a 
vacancy occurs during the term of appointment it will be filled by an 
applicant on the eligibility list. The eligibility list will contain names of 
applicants who have been previously interviewed and have met the 
stipulated criteria. Appointments made via the eligibility list will be 
endorsed by Council through its usual process.  


 
9.4 Non-Attendance at Meetings 
 


9.4.1 Youth Councillors are expected to participate in all meetings, working 
parties where relevant, and YC activities / events. 


 
9.4.2 In the event that a Youth Councillor cannot attend a YC meeting, an 


apology or notification must be made to the Community Development 
Worker prior to the meeting, via email or phone call with a least twenty 
four (24) hours’ notice unless an emergency arises.  


 
9.4.3 Youth Councillors who miss three meetings during the term of the YC 


without prior apology will be contacted by the Community 
Development Worker to discuss reasons for their absence. If the 
member continues to be absent without apology after this discussion 
then they may have their position declared vacant by a motion of the 
YC. 


 
9.4.4 Where any member, including executive position holders, is not 


meeting their roles and responsibilities, the YC has the right to 
question their membership. To do this, any members of the YC must 
approach the Community Development Worker outside an ordinary 
meeting in order to maintain confidentiality and professionalism. The 
person identified will be notified and the matter will be discussed with 
the Community Development Worker. If the member is still not 
meeting their roles and responsibilities they may have their position 
declared vacant by a motion of the YC. 


 
9.4.5 The Community Development Worker may also initiate the process 


outlined in 9.4.4 by contacting the Youth Councillor to request they 
attend a meeting within 14 days of contact to discuss the issues with 
them. At this meeting the Youth Councillor will be given the 
opportunity to state their case before the motion goes to a vote at a 
YC meeting. If the member does not respond to the requests for a 
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meeting, then they may have their position declared vacant by a 
motion of the YC.  


 
9.4.6 At the expiration of 14 days, the procedure to declare a position 


vacant will be executed as follows:  
 


a) A recommendation to the YC to raise a motion to have the 
position of membership declared vacant, at the next ordinary 
meeting;  


b) A phone call to advise that a motion will be submitted at the 
next ordinary meeting to declare the position vacant; 


c) A follow up email if the phone call was not successful; and 
d) A letter to confirm that the action was undertaken. 


 
9.4.7 Youth Councillors acting outside this charter and Council’s Code of 


Conduct could be subject to possible dismissal by a motion of 
censure, passed by a majority of the YC. 


 
9.4.8 Youth Councillors can take a leave of absence if agreed to by the  


 Community Development Worker at a meeting for each individual 
during their two-year term. There will be a maximum of three 
members on leave at a time.  A maximum of three months leave of 
absence is permitted. The Community Development Worker will 
notify YC of the approved leave at the next ordinary YC meeting. The 
leave of absence will be minuted at the meetings accordingly. This 
may include “study leave” for such purposes as the Higher School 
Certificate (HSC) or equivalent. 


 
9.5 Resignation from YC 
 


9.5.1 Any YC member wishing to resign from the YC shall do so in writing 
to the Community Development Worker. 


 
10. QUORUM AND DECISION MAKING 
 


10.1 Half of the YC membership plus one (i.e. quorum is equal to seven 
members), and one Councillor must be present to enable a quorum.  


 
10.2 Observers or visitors at the meeting do not form part of the quorum. 


 
10.3 In the absence of a quorum 15 minutes after the advertised start of the 


meeting, the YC present may discuss the agenda items. Any 
recommendations made will not become formalised until they have been 
ratified at the next YC meeting with a quorum present. 


 
10.4 Wherever possible, recommendations of the YC will be made on the basis 


of consensus, i.e. where all present agree.  At the discretion of the 
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President, a vote may be called to resolve a matter. This may occur when 
consensus cannot be reached or in relation to a matter that is more 
significant in nature. In such cases, the matter will be resolved by a simple 
majority of those at the meeting, provided that there is a quorum present. 
In the event of a tied vote, the President will exercise the deciding vote. 


 
10.5 YC recommendations are not binding on Council. To obtain Council 


endorsement, a YC recommendation must be reported to the Council for 
their decision.  


 
10.6 At the discretion of the President, a vote may be called to decide a matter. 


This may occur when consensus cannot be reached or in relation to a 
matter that is more significant in nature. In such cases, the matter will be 
decided by a simple majority of those at the meeting, provided that there 
is a quorum present. In the event of a tied vote, the President will exercise 
the deciding vote.  


 
 
11. MEETINGS AND MEMBERS OF THE PUBLIC 
 


11.1 YC meetings will usually not be open to members of the general public. 
However, the YC can decide to open the meeting to the public, subject to 
the agreement of the President in consultation with the CEO (or delegate). 


 
11.2 Representatives of organisations or the general community may be invited 


to address the YC on matters on the agenda.  
 
 
12. TIMETABLE FOR MEETINGS 
 


12.1  The YC will meet every once per month on a date determined by YC 
members at the beginning of each term. Meetings will be held from 6:00pm 
– 7:45pm. 


 
12.2  A meeting will be limited to a maximum of two hours duration unless the 


YC resolves to extend the length of the meeting to a particular time or the    
completion of business.  


 
12.3  Extraordinary meetings may be called by the President of the YC in    


consultation with the CEO (or their delegate).  
 


12.4 The location, date and starting time for meetings will be advised on the  
agenda. 


 
12.5   YC meetings can only be held if five working days’ notice has been given 


to all members. 
 







LIVERPOOL YOUTH COUNCIL CHARTER 


Page 10 
 


13. MEETING PRACTICE AND PROCEDURES 
  


13.1 Unless otherwise specified in this Charter, YC meetings must be 
conducted in accordance with Council’s Code of Meeting Practice. 


 
13.2 The YC must observe the provisions of any other relevant Council policies 


and procedures.  
 


13.3 Minutes of the meetings must be kept in accordance with the procedures 
set out in Council’s Code of Meeting Practice.  


 
13.4 The minutes of each YC meeting will be submitted to the next available 


meeting of Council. 
 
14. INSURANCE COVER 
 


14.1  YC members are covered by Council’s personal accident insurance only    
for attendance at meetings and other activities formally endorsed by the YC. 


 
15. OBSERVING THE CODE OF CONDUCT AND RELEVANT COUNCIL 


POLICIES 
 


15.1 All members of YC are required to observe the provisions of Council’s 
Code of Conduct and any other policy applicable to the proper functioning 
of the YC.  


 
15.2 Should a member of the YC breach Council’s Code of Conduct or any 


other relevant Council Policy, the matter will be referred to the CEO to be 
dealt with in accordance with Council’s Code of Conduct Procedures.  


 
15.3 A breach of the Code of Conduct may result in the particular YC member 


concerned being excluded from membership of the YC. 
 


15.4 If a YC member has a pecuniary interest in any matter with which the YC 
is concerned and is present at a meeting of the YC at which the matter is 
being considered, they must disclose the interest to the meeting and must 
not be present during any discussion or decision making relating to that 
matter. Leaving the room is necessary because to remain in the presence 
of the meeting but refrain from voting may be taken as seeking to influence 
the voting on the motion.  


 
15.5 A member of the YC who has a non-pecuniary conflict of interest in any 


matter with the which the YC is concerned and is present at a meeting of 
the YC at which the matter is being considered must disclose the interest 
to the meeting as soon as practicable. If a member of the YC has declared 
a non-pecuniary conflict of interest, there exists a range of options for 
managing the conflict of interest. The option chosen will depend on an 
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assessment of the circumstances of the matter, the nature of the interest 
and the significance of the issue being dealt with.  


 
15.6 A YC member will deal with a non-pecuniary conflict of interest in a least 


one of these ways: 
 


a) Where the potential for conflict is deemed minimal, take no action. 
However, the Councillor or YC member should consider providing an 
explanation as to why it is considered that only a minimal or non-
existent conflict exists; 


b) Where the potential for conflict is more significant, take no part in the 
matter by leaving the room in which the meeting is taking place nor 
take part in any debate or vote on the issue, as if the provisions in 
section 451(2) of the Act applied; or  


c) YC members declaring a conflict of interest, whether pecuniary or 
non-pecuniary, should complete a Declaration of Interest Form which 
is to be signed by the CEO and retained by Council in accordance 
with Council’s Code of Conduct and its Ethical Governance: Conflicts 
of Interest Policy.  


 
16. CONFIDENTIALITY AND MANAGING PRIVACY  
 


16.1 YC members through their involvement on the YC may come in contact 
with confidential or personal information retained by Council. YC members 
are required to maintain the security and confidentiality of any such 
information and not access, use or remove that information, unless 
authorised to do so. 


 
16.2 The Privacy and Personal Information Protection Act 1998 and Council’s 


Privacy Policy deal with the collection, holding, use, correction, disclosure 
and transfer of personal information.  


 
17. MEDIA PROTOCOL 
 


17.1 The President of the YC and the Media and the Assistant Media 
Representatives are the only persons permitted to speak to the media on 
behalf of the YC, subject to obtaining the approval of the Mayor in 
accordance with section 226 of the Local Government Act 1993. 


 
17.2 No other member of the YC is permitted to speak to the media in his or 


her capacity as a YC member. 
 
18. REVIEW OF THIS COMMITTEE AND THIS CHARTER 
 


 Council will review the work of the YC and this charter every two years.  
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Appendix A – Council’s responsibilities to YC 
 
1. RELATIONSHIP WITH LIVERPOOL CITY COUNCIL 
 
1.1 The relationship of the YC to Council includes: 


 
a) The YC considers and makes recommendations on issues relevant 


to young people in the Local Government Area to Council through 
advice on policy, DA submissions, social impact assessments and 
other initiatives; 


b) Recommendations of the YC will be considered in Council’s 
deliberations on any issues; 


c) Council’s Community Development Team will support and resource 
the YC through: 


 
i) Administrative support (including: assistance with minutes, 


photocopying, access to phones, Internet, budget and Council 
reporting) to YC representatives to enable them to meet their 
accountability requirements; 


ii) Training to YC representatives to enable them to sufficiently perform 
their duties; 


iii) Additional support for disadvantaged members or members with a 
disability to support them in meeting their commitments as requested; 


iv) Reimbursement of costs related to YC business: Council 
acknowledges the need for members of the YC to be adequately 
reimbursed for any costs they incur when performing their duties. Any 
reimbursements will be with the prior approval of Council’s 
Community Development Worker and upon production of a receipt; 


v) Assistance with phone expenditure: all phone calls must be detailed 
on the phone expenditure form and submitted to the Community 
Development Worker each quarter.  All local calls will be reimbursed 
at 25 cents per call. Any mobile calls (to or from a mobile) will be 
reimbursed at the total value, only if a copy of the bill is attached to 
the expenditure sheet; 


vi) Remaining with YC members who are under the age of 18 years until 
they have been picked up: Council staff will wait with YC members 
after meetings and events until all members have been picked up 
from the meeting or event venue. Note: It is mandatory that a 
parent/guardian or other responsible adult picks up a Youth 
Councillor;  


vii) Providing assistance in emergency circumstances: In the instance of 
the Youth Councillor being under the age of 18 years, and if there is 
any issue that may arise relating to transport, Council staff will contact 
the member’s parent/ guardian for permission to arrange for the 
member to be transported home by Taxi with costs to be met by the 
member or their parent/guardian; 
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d) Travel: YC Members are responsible for their own travel to and from 
YC meetings and events. Any YC member under the age of 18 years 
wishing to be transported by another YC member will need to provide 
written or verbal permission from their parent/guardian allowing them 
to do so. 


 
 
2. RESPONSIBILITIES OF YC MEMBERS 
 
2.1   A Youth Councillor shall: 
 


a) Actively seek views and opinions of young people and relevant issues 
to be brought to the notice of the YC; 


b) Contribute items of interest to the meeting agendas, by contacting the 
President between meetings; 


c) Actively participate in discussion and decisions that take place at 
meetings; 


d) Actively participate in various working parties and events involving the 
YC; 


e) Represent the views and act in the interest of all young people across 
the Liverpool Local Government Area; 


f) Communicate any issues regarding YC, including absences from 
meetings or activities with the Community Development Worker;  


g) Agree to act within the guidelines of the YC as outlined in this Charter 
at all times. This is to be confirmed by signing an agreement form 
following a briefing session on this Charter and Code of Conduct 
training; 


h) Council protocols are to be followed by the YC members regarding 
the use of the Internet (YC website and Facebook page), e-mail, 
representing the YC at forums/ conferences and speaking to the 
media. 


i) No Youth Councillors shall make public statements relating to or on 
behalf of the YC, unless prior authorisation is received through a 
motion of the YC, unless otherwise negotiated and in accordance with 
Council’s Media Representation Policy and communications 
procedures; 


j) Any correspondence regarding YC must be printed on Council’s 
official letterhead (which may include a YC logo) and approved by 
Community Development Worker; 


k) All members of the YC are to abide by the Council’s Code of Conduct; 
and 


l) All members of the YC participate in five training sessions to 
understand their role as a Youth Councillor. Training topics include -
Induction and Information; Consultation and Meeting Procedures; 
Business Planning; Events and Media Training and Team Building 
activities. 
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3. RESPONSIBILITIES OF COUNCIL TO YC 
 
3.1  The Community Development Worker shall: 
 


a) Support and resource the YC to achieve its aims; 
b) Mentor, liaise with and support the YC and its members; 
c) Write Council reports and represent YC recommendations at Council 


and Agenda review meetings. These positions will also be 
responsible for writing covering Council reports as required by the YC; 


d) Check YC’s email account weekly and respond where appropriate; 
e) Demonstrate awareness of Council processes and protocols; 
f) Conduct an evaluation of the YC at the completion of each two year 


term; 
g) Conduct a mid-term evaluation of the YC in reference to the YC 


Charter and any aims adopted by the YC for the preceding term 
period; 


h) Manage the YC’s budget and be responsible for issues relating to 
finances of the YC; and  


i) Maintain accurate records according to Council practices. 
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Project: Community Hall & Office


Description TotalCode % of Cost Cost/m2Page


4General notes1 0


4Trade Cost Option 3 - 200m22 66.39 13,938 2,787,532


Preliminaries - 16%3 10.62 2,230 446,005


Margin - 4%4 3.08 647 129,341


Construction total5 80.09 16,814 3,362,878


Consultant fees - 12%6 9.61 2,018 403,545


Authority fees - 1.35%7 1.21 254 50,847


Project contingency - 10%8 9.09 1,909 381,727


Project total (excl. GST)9 100.00 20,995 4,198,997


Cost/m2 (excl GST): $20,995/m2GFA: 200.00 m2 Project Total (excl GST):   4,198,997
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REPORT DETAILS
Client:


Project:


Details: Cost Plan 1 - Option 3-200m2
0525-0008
Date - 13/12/2019


Liverpool City Council


Community Hall & Office


Description AmountCode Quantity Unit Rate


General notes1


Cost Plan1.1


Project:  200m2 Community Hall & Office1.2


Client: Liverpool City Council1.3


Prepared by: Ling Chen/Elaine Human1.4


Reviewed by: Helga Maynier1.5


Introduction1.6


This estimate is based on our professional opinion and the source material
listed below.


1.7


Issue Schedule1.8


Cost Plan 1 Option 3 - issued 13 December 20191.9


Documentation1.10


Project brief provided by Liverpool City Council1.11


Assumptions1.12


No drawings provided.  This cost is based on our assumptions of scope, finishes
etc.  MBM reserves the right to update costs as information becomes available.


1.13


Exclusion1.14


HAZMAT removal1.15 Excl 


Items noted "EXCL" in the estimate1.16 Excl 


After hours works / acceleration costs1.17 Excl 


Unknown site conditions in excess of allowances made1.18 Excl 


Any works outside the extent of works shown on drawings1.19 Excl 


Legal costs, land holding cost, stamp duty etc1.20 Excl 


Operation & maintenance costs1.21 Excl 


GST1.22 Excl 


0


Trade Cost Option 3 - 200m22


4,832Site preparation and ground work2.1 m2 19 89,341


200Community hall and offices2.2 m2 2,800 560,000


200Extra over for Iconic Heritage Design, incl facade features & timber floors2.3 m2 1,600 320,000


1Extra over for semi-commercial kitchen2.4 item 150,000 150,000


200Allowance for loose furniture2.5 m2 120 24,000


1Road and carpark2.6 Item 564,148 564,148


2,348Landscaping2.7 m2 297 697,303


1Substation2.8 item 250,000 250,000


Design contingency - 5%2.9 132,740


Trade total2.10 2,787,532


2,787,532
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5 of 6


This report, the documents attached hereto, and any associated communications, are intended only for the Addressee
and may contain privileged or confidential information. Any unauthorised disclosure is strictly prohibited. If you have
received this report in error, please notify MBMpl Pty Ltd (MBM) immediately so that we may correct our internal records.


This report is qualified in its entirety by and should be considered in the light of the agreed terms of engagement and the
following:


This report has been prepared for the exclusive use of the Addressee and shall not be relied upon by any other third party
for any other purposes unless expressly permitted or required by law and then only in connection with the purpose in
respect of which this report is provided.


In no event, regardless of whether MBM's consent has been provided, shall MBM assume any liability or responsibility to
any third party to whom this report is disclosed or otherwise made available.


Without the prior written consent of MBM, this report is not to be used in conjunction with any public or private offering of
securities or other similar purpose where it might be relied upon to any degree by any person other than the Addressee.


MBM has used its reasonable endeavour so that the data contained in this report reflects the most accurate and timely
information available and is based on information that was current as of the date of this report.


The preparation of this report has relied on information provided by the Addressee and by third parties. MBM has not
verified this information and we assume no responsibility and make no representations with respect to adequacy,
accuracy or completeness of such information.


This report is based on estimates, assumptions and other information developed by MBM from our independent research,
intelligence, general knowledge of the industry and consultations with the addressee, addressee employee and
representatives.


No guarantee or warranty is made by MBM in relation to the projected values or findings contained in this report. In
addition, this report is based upon information that was obtained on or before the date in which this report was prepared.
Circumstances and events may occur following the date on which such information was obtained that are beyond our
control and which may impact on the findings and projections contained in this report. MBM specifically disclaims any
responsibility where such circumstances or events do occur and impact the findings of this report.


The findings in this report must be viewed in the context of the entire report including, without limitation, any assumptions
made and disclaimers provided. Under no circumstances shall the findings in this report be excised from the body of this
report.


All intellectual property rights (including, but not limited to copyright, database rights and trade marks rights) in this report
including any forecasts, spreadsheets or other materials provided are the property of MBM. The addressee may use and
copy such materials for internal use.


DISCLAIMER
Client:


Project:


Details: Cost Plan 1 - Option 3-200m2
0525-0008
Date - 13/12/2019


Liverpool City Council


Community Hall & Office


MBM0525-0008







Level 7
68 Pitt Street
Sydney NSW 2000
02 9270 1000
nsw@mbmpl.com.au


Sydney


MBM has offices in Sydney, Melbourne, Brisbane, Perth, Canberra,
Adelaide and the Gold Coast.


We operate as a single entity and are able to utilise specialised
skills from any office to deliver a successful outcome for your 
project or development.


Level 7
500 Collins Street
Melbourne VIC 3000
03 9603 5200
vic@mbmpl.com.au


Melbourne


Level 22
215 Adelaide Street
Brisbane QLD 4000
07 3234 4000
qld@mbmpl.com.au


Brisbane


Level 29
221 St Georges Terrace
Perth WA 6000
08 9288 0616
wa@mbmpl.com.au


Perth
Level 2, Suite B
Ethos House
28-36 Ainslie Place
Canberra ACT 2601
02 6152 0996
act@mbmpl.com.au


Canberra


Balcony Level 
109 Gays Arcade
Adelaide 5000
08 8423 4540
sa@mbmpl.com.au


Adelaide
Suite 1802, Level 8
Southport Central Tower 1
56 Scarborough Street
Southport QLD 4215
07 5591 6732
gc@mbmpl.com.au


Gold Coast


Suite 1, Ground Floor
111 Phillip Street,
Parramatta, NSW 2150
02 9270 1000
nsw@mbmpl.com.au


Parramatta








Community Hall & Office


0525-0008


Cost Plan 1 - Option 4-300m2


Liverpool City Council







Cost Plan 1 - Option 4-300m2


Project Number: 0525-0008 Reviewed By: Helga Maynier Prepared By: Elaine Human


Cost Plan 1 Option 4 Liverpool City Council 13/12/2019


Document Title Issued To: Issue Date:


Liverpool City Council


Community Hall & Office







SUMMARY
Details: Cost Plan 1 - Option 4-300m2


0525-0008
Date - 13/12/2019


Client: Liverpool City Council


Project: Community Hall & Office


Description TotalCode % of Cost Cost/m2Page


4General notes1 0


4Trade Cost Option 4 - 300m22 66.39 10,786 3,235,667


Preliminaries - 16%3 10.62 1,726 517,707


Margin - 4%4 3.08 501 150,135


Construction total5 80.09 13,012 3,903,509


Consultant fees - 12%6 9.61 1,561 468,421


Authority fees - 1.35%7 1.21 197 59,021


Project contingency - 10%8 9.09 1,477 443,095


Project total (excl. GST)9 100.00 16,247 4,874,046


Cost/m2 (excl GST): $16,247/m2GFA: 300.00 m2 Project Total (excl GST):   4,874,046
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REPORT DETAILS
Client:


Project:


Details: Cost Plan 1 - Option 4-300m2
0525-0008
Date - 13/12/2019


Liverpool City Council


Community Hall & Office


Description AmountCode Quantity Unit Rate


General notes1


Cost Plan1.1


Project: 300m2 Community Hall & Office1.2


Client: Liverpool City Council1.3


Prepared by: Ling Chen/Elaine Human1.4


Reviewed by: Helga Maynier1.5


Introduction1.6


This estimate is based on our professional opinion and the source material
listed below.


1.7


Issue Schedule1.8


Cost Plan 1 Option 4 - issued  13 December 20191.9


Documentation1.10


Project brief provided by Liverpool City Council1.11


Assumptions1.12


No drawings provided.  This cost is based on our assumptions of scope, finishes
etc.  MBM reserves the right to update costs as information becomes available.


1.13


Exclusion1.14


HAZMAT removal1.15 Excl 


Items noted "EXCL" in the estimate1.16 Excl 


After hours works / acceleration costs1.17 Excl 


Unknown site conditions in excess of allowances made1.18 Excl 


Any works outside the extent of works shown on drawings1.19 Excl 


Legal costs, land holding cost, stamp duty etc1.20 Excl 


Operation & maintenance costs1.21 Excl 


GST1.22 Excl 


0


Trade Cost Option 4 - 300m22


4,832Site preparation and ground work2.1 m2 19 89,341


300Community hall and offices2.2 m2 2,800 840,000


300Extra over for Iconic Heritage Design, incl facade features & timber floors2.3 m2 1,600 480,000


1Extra over for semi-commercial kitchen2.4 item 150,000 150,000


300Allowance for loose furniture2.5 m2 120 36,000


1Road and carpark2.6 Item 564,148 564,148


2,248Landscaping2.7 m2 299 672,099


1Substation2.8 item 250,000 250,000


Design contingency - 5%2.9 154,079


Trade total2.10 3,235,667


3,235,667
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5 of 6


This report, the documents attached hereto, and any associated communications, are intended only for the Addressee
and may contain privileged or confidential information. Any unauthorised disclosure is strictly prohibited. If you have
received this report in error, please notify MBMpl Pty Ltd (MBM) immediately so that we may correct our internal records.


This report is qualified in its entirety by and should be considered in the light of the agreed terms of engagement and the
following:


This report has been prepared for the exclusive use of the Addressee and shall not be relied upon by any other third party
for any other purposes unless expressly permitted or required by law and then only in connection with the purpose in
respect of which this report is provided.


In no event, regardless of whether MBM's consent has been provided, shall MBM assume any liability or responsibility to
any third party to whom this report is disclosed or otherwise made available.


Without the prior written consent of MBM, this report is not to be used in conjunction with any public or private offering of
securities or other similar purpose where it might be relied upon to any degree by any person other than the Addressee.


MBM has used its reasonable endeavour so that the data contained in this report reflects the most accurate and timely
information available and is based on information that was current as of the date of this report.


The preparation of this report has relied on information provided by the Addressee and by third parties. MBM has not
verified this information and we assume no responsibility and make no representations with respect to adequacy,
accuracy or completeness of such information.


This report is based on estimates, assumptions and other information developed by MBM from our independent research,
intelligence, general knowledge of the industry and consultations with the addressee, addressee employee and
representatives.


No guarantee or warranty is made by MBM in relation to the projected values or findings contained in this report. In
addition, this report is based upon information that was obtained on or before the date in which this report was prepared.
Circumstances and events may occur following the date on which such information was obtained that are beyond our
control and which may impact on the findings and projections contained in this report. MBM specifically disclaims any
responsibility where such circumstances or events do occur and impact the findings of this report.


The findings in this report must be viewed in the context of the entire report including, without limitation, any assumptions
made and disclaimers provided. Under no circumstances shall the findings in this report be excised from the body of this
report.


All intellectual property rights (including, but not limited to copyright, database rights and trade marks rights) in this report
including any forecasts, spreadsheets or other materials provided are the property of MBM. The addressee may use and
copy such materials for internal use.


DISCLAIMER
Client:


Project:


Details: Cost Plan 1 - Option 4-300m2
0525-0008
Date - 13/12/2019


Liverpool City Council


Community Hall & Office


MBM0525-0008







Level 7
68 Pitt Street
Sydney NSW 2000
02 9270 1000
nsw@mbmpl.com.au


Sydney


MBM has offices in Sydney, Melbourne, Brisbane, Perth, Canberra,
Adelaide and the Gold Coast.


We operate as a single entity and are able to utilise specialised
skills from any office to deliver a successful outcome for your 
project or development.


Level 7
500 Collins Street
Melbourne VIC 3000
03 9603 5200
vic@mbmpl.com.au


Melbourne


Level 22
215 Adelaide Street
Brisbane QLD 4000
07 3234 4000
qld@mbmpl.com.au


Brisbane


Level 29
221 St Georges Terrace
Perth WA 6000
08 9288 0616
wa@mbmpl.com.au


Perth
Level 2, Suite B
Ethos House
28-36 Ainslie Place
Canberra ACT 2601
02 6152 0996
act@mbmpl.com.au


Canberra


Balcony Level 
109 Gays Arcade
Adelaide 5000
08 8423 4540
sa@mbmpl.com.au


Adelaide
Suite 1802, Level 8
Southport Central Tower 1
56 Scarborough Street
Southport QLD 4215
07 5591 6732
gc@mbmpl.com.au


Gold Coast


Suite 1, Ground Floor
111 Phillip Street,
Parramatta, NSW 2150
02 9270 1000
nsw@mbmpl.com.au


Parramatta








Community Hall & Office


0525-0008


Cost Plan 2 - Option 1-500m2


Liverpool City Council







Cost Plan 2 - Option 1-500m2


Project Number: 0525-0008 Reviewed By: Helga Maynier Prepared By: Elaine Human


Cost Plan 1 Option 1 Liverpool City Council 12/12/2019


Document Title Issued To: Issue Date:


Cost Plan 2 Option 1 Liverpool City Council 13/12/2019


Liverpool City Council


Community Hall & Office







SUMMARY
Details: Cost Plan 2 - Option 1-500m2


0525-0008
Date - 13/12/2019


Client: Liverpool City Council


Project: Community Hall & Office


Description TotalCode % of Cost Cost/m2Page


4General notes1 0


4Trade Cost Option 1 - 500m22 66.39 8,051 4,025,309


Preliminaries - 16%3 10.62 1,288 644,049


Margin - 4%4 3.08 374 186,774


Construction total5 80.09 9,712 4,856,132


Consultant fees - 12%6 9.61 1,166 582,736


Authority fees - 1.35%7 1.21 147 73,425


Project contingency - 10%8 9.09 1,103 551,229


Project total (excl. GST)9 100.00 12,127 6,063,522


Cost/m2 (excl GST): $12,127/m2GFA: 500.00 m2 Project Total (excl GST):   6,063,522
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REPORT DETAILS
Client:


Project:


Details: Cost Plan 2 - Option 1-500m2
0525-0008
Date - 13/12/2019


Liverpool City Council


Community Hall & Office


Description AmountCode Quantity Unit Rate


General notes1


Cost Plan1.1


Project:  500m2 Community Hall & Office1.2


Client: Liverpool City Council1.3


Prepared by: Ling Chen/Elaine Human1.4


Reviewed by: Helga Maynier1.5


Introduction1.6


This estimate is based on our professional opinion and the source material
listed below.


1.7


Issue Schedule1.8


Cost Plan 1 Option 1 - issued  12 December 20191.9


Cost Plan 2 Option 1 - issued  13 December 20191.10


Documentation1.11


Project brief provided by Liverpool City Council1.12


Assumptions1.13


No drawings provided.  This cost is based on our assumptions of scope, finishes
etc.  MBM reserves the right to update costs as information becomes available.


1.14


Exclusion1.15


HAZMAT removal1.16 Excl 


Items noted "EXCL" in the estimate1.17 Excl 


After hours works / acceleration costs1.18 Excl 


Unknown site conditions in excess of allowances made1.19 Excl 


Any works outside the extent of works shown on drawings1.20 Excl 


Legal costs, land holding cost, stamp duty etc1.21 Excl 


Operation & maintenance costs1.22 Excl 


GST1.23 Excl 


0


Trade Cost Option 1 - 500m22


4,832Site preparation and ground work2.1 m2 19 89,341


500Community hall and offices2.2 m2 2,800 1,400,000


500Extra over for Iconic Heritage Design, incl facade features & timber floors2.3 m2 1,600 800,000


1Extra over for semi-commercial kitchen2.4 item 150,000 150,000


500Allowance for loose furniture2.5 m2 120 60,000


1Road and carpark2.6 Item 564,148 564,148


2,048Landscaping2.7 m2 254 520,139


1Substation2.8 item 250,000 250,000


Design contingency - 5%2.9 191,681


Trade total2.10 4,025,309


4,025,309
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5 of 6


This report, the documents attached hereto, and any associated communications, are intended only for the Addressee
and may contain privileged or confidential information. Any unauthorised disclosure is strictly prohibited. If you have
received this report in error, please notify MBMpl Pty Ltd (MBM) immediately so that we may correct our internal records.


This report is qualified in its entirety by and should be considered in the light of the agreed terms of engagement and the
following:


This report has been prepared for the exclusive use of the Addressee and shall not be relied upon by any other third party
for any other purposes unless expressly permitted or required by law and then only in connection with the purpose in
respect of which this report is provided.


In no event, regardless of whether MBM's consent has been provided, shall MBM assume any liability or responsibility to
any third party to whom this report is disclosed or otherwise made available.


Without the prior written consent of MBM, this report is not to be used in conjunction with any public or private offering of
securities or other similar purpose where it might be relied upon to any degree by any person other than the Addressee.


MBM has used its reasonable endeavour so that the data contained in this report reflects the most accurate and timely
information available and is based on information that was current as of the date of this report.


The preparation of this report has relied on information provided by the Addressee and by third parties. MBM has not
verified this information and we assume no responsibility and make no representations with respect to adequacy,
accuracy or completeness of such information.


This report is based on estimates, assumptions and other information developed by MBM from our independent research,
intelligence, general knowledge of the industry and consultations with the addressee, addressee employee and
representatives.


No guarantee or warranty is made by MBM in relation to the projected values or findings contained in this report. In
addition, this report is based upon information that was obtained on or before the date in which this report was prepared.
Circumstances and events may occur following the date on which such information was obtained that are beyond our
control and which may impact on the findings and projections contained in this report. MBM specifically disclaims any
responsibility where such circumstances or events do occur and impact the findings of this report.


The findings in this report must be viewed in the context of the entire report including, without limitation, any assumptions
made and disclaimers provided. Under no circumstances shall the findings in this report be excised from the body of this
report.


All intellectual property rights (including, but not limited to copyright, database rights and trade marks rights) in this report
including any forecasts, spreadsheets or other materials provided are the property of MBM. The addressee may use and
copy such materials for internal use.


DISCLAIMER
Client:


Project:


Details: Cost Plan 2 - Option 1-500m2
0525-0008
Date - 13/12/2019


Liverpool City Council


Community Hall & Office


MBM0525-0008







Level 7
68 Pitt Street
Sydney NSW 2000
02 9270 1000
nsw@mbmpl.com.au


Sydney


MBM has offices in Sydney, Melbourne, Brisbane, Perth, Canberra,
Adelaide and the Gold Coast.


We operate as a single entity and are able to utilise specialised
skills from any office to deliver a successful outcome for your 
project or development.


Level 7
500 Collins Street
Melbourne VIC 3000
03 9603 5200
vic@mbmpl.com.au


Melbourne


Level 22
215 Adelaide Street
Brisbane QLD 4000
07 3234 4000
qld@mbmpl.com.au


Brisbane


Level 29
221 St Georges Terrace
Perth WA 6000
08 9288 0616
wa@mbmpl.com.au


Perth
Level 2, Suite B
Ethos House
28-36 Ainslie Place
Canberra ACT 2601
02 6152 0996
act@mbmpl.com.au


Canberra


Balcony Level 
109 Gays Arcade
Adelaide 5000
08 8423 4540
sa@mbmpl.com.au


Adelaide
Suite 1802, Level 8
Southport Central Tower 1
56 Scarborough Street
Southport QLD 4215
07 5591 6732
gc@mbmpl.com.au


Gold Coast


Suite 1, Ground Floor
111 Phillip Street,
Parramatta, NSW 2150
02 9270 1000
nsw@mbmpl.com.au


Parramatta








Portfolio Valuation As At  29 February 2020


Fixed Interest Security


Maturity 


Date


Security 


Rating


Face Value


Current Market Value


%


Total


Value


Running


Yield


AMP Notice Account BBB+ 275,368.95 275,368.95 0.09% 1.55%


AMP Business Saver BBB+ 322,431.65 322,431.65 0.11% 1.05%


CBA Business Saver AA- 17,041,084.37 17,041,084.37 5.72% 1.00%


CBA General Account AA- 6,105,979.41 6,105,979.41 2.05% 0.25%


23,744,864.38 23,744,864.38 7.97%


Fixed Rate Bond


AMP Bank 7/12/2020 BBB+ 5,000,000.00 5,000,580.00 1.68% 2.99%


5,000,000.00 5,000,580.00 1.68%


Floating Rate Deposit


Westpac 18/08/2022 AA- 6,000,000.00 6,000,000.00 2.01% 1.95%


6,000,000.00 6,000,000.00 2.01%


Floating Rate Note


AMP Bank 10/09/2021 BBB+ 5,000,000.00 4,994,840.00 1.68% 1.97%


ANZ Bank 9/05/2023 AA- 3,000,000.00 3,025,581.00 1.02% 1.81%


ANZ Bank 6/12/2023 AA- 7,000,000.00 7,091,959.00 2.38% 1.92%


ANZ Bank 29/08/2024 AA- 5,000,000.00 5,004,990.00 1.68% 1.58%


ANZ Bank 16/01/2025 AA- 3,000,000.00 2,999,304.00 1.01% 1.64%


Auswide Bank 13/07/2020 BBB 2,000,000.00 2,004,536.00 0.67% 2.05%


Auswide Bank 6/11/2020 BBB 2,000,000.00 2,004,488.00 0.67% 2.02%


Bank Australia 30/08/2021 BBB 1,500,000.00 1,508,260.50 0.51% 2.11%


Bank Australia 2/12/2022 BBB 2,000,000.00 1,997,672.00 0.67% 1.79%


Bank of China (Australia) 19/04/2021 A 2,000,000.00 2,008,154.00 0.67% 1.90%


Bendigo and Adelaide 25/01/2023 BBB+ 500,000.00 503,278.50 0.17% 1.93%


BOQ 26/10/2020 BBB+ 1,500,000.00 1,506,340.50 0.51% 2.05%


BOQ 18/05/2021 BBB+ 1,000,000.00 1,010,337.00 0.34% 2.38%


Citibank, N.A. 14/11/2024 A+ 1,000,000.00 1,000,798.00 0.34% 1.80%


Commonwealth Bank 25/04/2023 AA- 3,000,000.00 3,016,281.00 1.01% 1.68%


Commonwealth Bank 16/08/2023 AA- 7,500,000.00 7,573,102.50 2.54% 1.84%


Commonwealth Bank 11/01/2024 AA- 9,500,000.00 9,657,472.00 3.24% 2.03%


Credit Union Australia 6/09/2021 BBB 2,000,000.00 2,014,934.00 0.68% 2.14%


Credit Union Australia 24/10/2024 BBB 2,500,000.00 2,503,970.00 0.84% 2.01%


Heritage Bank 29/03/2021 BBB+ 3,500,000.00 3,520,429.50 1.18% 2.15%


HSBC 27/09/2024 AA- 3,000,000.00 3,002,664.00 1.01% 1.75%


HSBC 27/09/2024 AA- 2,000,000.00 2,001,776.00 0.67% 1.75%


HSBC Bank Australia 7/12/2022 AA- 3,000,000.00 3,007,554.00 1.01% 1.69%


Macquarie Bank 21/06/2022 A 2,000,000.00 2,005,196.00 0.67% 1.67%


Macquarie Bank 7/08/2024 A 4,000,000.00 3,998,712.00 1.34% 1.72%


Macquarie Bank 12/02/2025 A+ 3,000,000.00 2,995,253.80 1.01% 1.76%


Members Equity Bank 16/04/2021 BBB 1,600,000.00 1,608,715.20 0.54% 2.15%


NAB 16/05/2023 AA- 2,000,000.00 2,016,534.00 0.68% 1.81%


NAB 26/09/2023 AA- 8,000,000.00 8,076,616.00 2.71% 1.85%


NAB 26/09/2023 AA- 4,000,000.00 4,038,308.00 1.36% 1.85%


NAB 26/02/2024 AA- 5,000,000.00 5,065,035.00 1.70% 1.89%


NAB 19/06/2024 AA- 4,000,000.00 4,030,748.00 1.35% 1.81%


Newcastle Permanent 24/01/2022 BBB 2,000,000.00 2,030,694.00 0.68% 2.54%


Newcastle Permanent 6/02/2023 BBB 1,500,000.00 1,516,210.50 0.51% 2.32%


QBANK 14/12/2021 BBB- 1,000,000.00 998,924.00 0.34% 2.40%







Fixed Interest Security


Maturity 


Date


Security 


Rating


Face Value


Current Market Value


%


Total


Value


Running


Yield


QBANK 25/03/2022 BBB- 1,500,000.00 1,494,133.50 0.50% 2.32%


QBANK 6/12/2022 BBB- 2,000,000.00 1,976,124.00 0.66% 2.04%


Rabobank Australia Branch 3/03/2022 A+ 2,000,000.00 2,021,356.00 0.68% 1.97%


RACQ Bank 11/05/2020 BBB+ 1,000,000.00 1,001,104.00 0.34% 2.01%


RACQ Bank 23/05/2022 BBB+ 1,500,000.00 1,512,667.50 0.51% 1.93%


ScotiaBank 8/09/2022 A+ 3,000,000.00 3,022,101.00 1.01% 1.81%


ScotiaBank 7/09/2023 A+ 2,500,000.00 2,520,867.50 0.85% 1.87%


Suncorp 12/04/2021 A+ 2,000,000.00 2,019,534.00 0.68% 2.28%


Suncorp 16/08/2022 A+ 1,000,000.00 1,007,957.00 0.34% 1.88%


Suncorp 30/07/2024 A+ 3,000,000.00 2,998,194.00 1.01% 1.67%


Suncorp 30/07/2024 A+ 2,000,000.00 1,998,796.00 0.67% 1.67%


Teachers Mutual Bank 2/07/2021 BBB 2,100,000.00 2,120,531.70 0.71% 2.30%


Westpac 6/03/2023 AA- 5,000,000.00 5,029,885.00 1.69% 1.72%


Westpac 16/11/2023 AA- 6,000,000.00 6,061,482.00 2.03% 1.86%


Westpac 24/04/2024 AA- 4,000,000.00 4,066,184.00 1.36% 2.03%


Westpac 16/08/2024 AA- 2,500,000.00 2,514,867.50 0.84% 1.79%


151,700,000.00 152,705,452.70 51.25%


Floating Rate TCD


Bank of Communications 28/10/2022 A- 3,000,000.00 3,005,934.00 1.01% 1.77%


3,000,000.00 3,005,934.00 1.01%


Mortgage Backed Security


EmeraldMBS2006-1A 21/08/2051 AAA 1,107,870.78 767,130.72 0.26% 1.34%


EmeraldMBS2006-1C 21/08/2056 A 1,000,000.00 495,521.00 0.17% 2.09%


EmeraldMBS2007-1C 23/07/2057 A 500,000.00 279,958.50 0.09% 1.80%


2,607,870.78 1,542,610.22 0.52%


Term Deposit


AMP Bank 27/04/2020 BBB+ 3,000,000.00 3,000,000.00 1.01% 1.75%


Auswide Bank 6/09/2021 BBB 3,000,000.00 3,000,000.00 1.01% 1.80%


BOQ 19/08/2020 BBB+ 1,000,000.00 1,000,000.00 0.34% 3.05%


BOQ 7/09/2020 BBB+ 1,000,000.00 1,000,000.00 0.34% 3.00%


BOQ 7/09/2020 BBB+ 1,000,000.00 1,000,000.00 0.34% 3.00%


BOQ 8/02/2021 BBB+ 2,000,000.00 2,000,000.00 0.67% 3.60%


BOQ 7/02/2022 BBB+ 2,000,000.00 2,000,000.00 0.67% 3.75%


Commonwealth Bank 7/04/2020 AA- 5,000,000.00 5,000,000.00 1.68% 1.24%


Commonwealth Bank 4/05/2020 AA- 3,000,000.00 3,000,000.00 1.01% 1.37%


G&C Mutual Bank 30/03/2020 BBB- 1,000,000.00 1,000,000.00 0.34% 3.60%


Macquarie Bank 2/03/2020 A+ 5,000,000.00 5,000,000.00 1.68% 1.80%


Macquarie Bank 3/03/2020 A+ 5,000,000.00 5,000,000.00 1.68% 1.80%


Macquarie Bank 21/05/2020 A+ 3,000,000.00 3,000,000.00 1.01% 1.60%


Macquarie Bank 1/06/2020 A+ 2,000,000.00 2,000,000.00 0.67% 1.60%


NAB 1/07/2020 AA- 5,000,000.00 5,000,000.00 1.68% 1.58%


NAB 31/07/2020 AA- 2,000,000.00 2,000,000.00 0.67% 1.60%


NAB 30/09/2020 AA- 3,000,000.00 3,000,000.00 1.01% 1.60%


P&N Bank 14/08/2020 BBB 2,000,000.00 2,000,000.00 0.67% 3.00%


Police Credit Union SA 16/08/2021 Unrated 2,000,000.00 2,000,000.00 0.67% 3.20%


Rabobank Australia Branch 29/08/2022 A+ 2,000,000.00 2,000,000.00 0.67% 3.38%


Suncorp 2/04/2020 A+ 5,000,000.00 5,000,000.00 1.68% 1.60%


Westpac 2/09/2020 AA- 5,000,000.00 5,000,000.00 1.68% 1.59%


Westpac 8/09/2020 AA- 5,000,000.00 5,000,000.00 1.68% 1.62%


Westpac 28/09/2020 AA- 4,000,000.00 4,000,000.00 1.34% 3.05%


Westpac 28/09/2020 AA- 4,000,000.00 4,000,000.00 1.34% 3.05%


Westpac 14/12/2020 AA- 3,000,000.00 3,000,000.00 1.01% 2.88%


Westpac 21/12/2020 AA- 3,000,000.00 3,000,000.00 1.01% 3.00%


Westpac 31/08/2022 AA- 2,000,000.00 2,000,000.00 0.67% 3.32%


84,000,000.00 84,000,000.00 28.19%







Fixed Interest Security


Maturity 


Date


Security 


Rating


Face Value


Current Market Value


%


Total


Value


Running


Yield


F1  Total 276,052,735.16 275,999,441.30 92.63%


Face Value 


Security Type Current Market Value


NSWTC IM Cash Fund 20,000,000.00 20,859,100.95 7.00%


NSWTC IM Short Term Income Fund 1,000,000.00 1,089,252.05 0.37%


21,000,000.00 21,948,353.00 7.37%


F1  Total 276,052,735.16 275,999,441.30 92.63%


Portfolio Total 297,052,735.16 297,947,794.30 100.00%
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1. LEGISLATIVE AND REGULATORY REQUIREMENTS 
 
 All Council investments are to be made in accordance with: 
 


a) Local Government Act 1993: Section 412 and 625 (Attachment A) 
b) Local Government Act 1993: Prevailing Order of the Minister (Attachment B) 
c) Local Government (General) Regulation 2005: Clause 212 (Attachment C) 
d) Trustee Act 1995: Sections 14A(2) and 14C(1) and (2) (Attachment D) 
e) Australian Accounting Standards 
f) Office of Local Government Investment Policy Guidelines. 


 
 
2. PURPOSE/ OBJECTIVES 
 
2.1 Council will seek to maximise earnings from authorised investments within 


agreed levels of risk, return and exposure. 
 
2.2 This policy establishes the framework within which investment principles are to 


apply to the investment of Council funds at the most favourable term available 
to Council at the time, to maximise returns, while paying due consideration to 
matters of risk, liquidity and security for its investments. 


 
2.3 This policy sets out: 
 


a) Council’s objectives for its investment portfolio; 
b) How investments are to be undertaken; 
c) The applicable risks to be managed; 
d) Any constraints and other prudential requirements to apply to the 


investments of funds, having regard to the applicable legislation and 
regulations governing Council investments; 


e) The manner in which compliance with the policy and strategy will be 
monitored and reported;; 


f) Appropriate benchmarks for each category of investments. 
 


2.3 While exercising the power to invest, consideration needs to be given to 
preservation of capital, liquidity and the return on investments. Council, 
therefore, has several primary objectives for its investment portfolio: 


 
a) Compliance with legislation, regulations, the prudent person tests of the 


Trustee Act and best practice guidelines; 
b) The preservation of the amount invested; 
c) Ensuring that there are sufficient liquid funds to meet all reasonably 


anticipated cash flow requirements; and 
d) Generating income from investments that exceeds the performance 


benchmarks mentioned later in this document. 
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3. POLICY STATEMENT 
 
3.1. Authorised Investments 
 
3.1.1 All of the  Council’s investments must be denominated in Australian dollars.  


The Council may only invest money in the following forms of investment, as 
taken directly from the Local Government Act 1993 – Order (of the Minister) 
Circular No: 11/01, gazetted on 11 February 2011, and its successors. (The 
complete document is included in Schedule 3.): 


 
a) Any public funds or securities issued by or guaranteed by, the 


Commonwealth, any State or Territory of the Commonwealth or a 
Territory; 


b) Any debentures or securities issued by a council (within the meaning of 
the Local Government Act 1993 (NSW)); 


c) Interest bearing deposits with, or any debentures or bonds issued by, an 
authorised deposit-taking institution (as defined in the Banking Act 1959 
(Cth), but excluding subordinated debt obligations;  


d) Any bill of exchange which has a maturity date of not more than 200 days, 
and if purchased for value confers on the holder in due course a right of 
recourse against a bank which has been designated as an authorised 
deposit-taking institution by the Australian Prudential Regulation Authority; 


e) A deposit with the New South Wales Treasury Corporation (NSW TCorp) 
or investments in NSW TCorpIM funds; 


f) Existing investments “grandfathered” under the Ministerial Investment 
Order. 


 
3.1.2 All investment instruments (excluding short term discount instruments) 


referred to above include both principal and investment income. 
 
3.2 Transitional Arrangements 
 
3.2.1 Subject to clause 3.2.2 of this policy, nothing in the Order affects any 


investment made before the date of the Order which was made in compliance 
with the previous Ministerial Order dated 31 July 2008 and such investments 
are taken to be in compliance with the Order. 


 
3.2.2 Clause 3.2.1 only applies to those investments made before the date of this 


Order and does not apply to any restructuring or switching of investments or 
any re-investment of proceeds received on disposal or maturity of such 
investments, which for the avoidance of doubt must comply with the Order. 


 
3.3 Risk Management: Credit and Maturity Guidelines 
 
3.3.1 Investments are to comply with three key criteria relating to: 
 


a) Overall Portfolio Credit Framework: Limit overall credit exposure of the 
portfolio; 


b) Institutional Credit Framework:  Limit exposure to individual ADIs, based 
on their credit ratings; and 


c) Term to Maturity Framework: Limits based upon maturity of securities. 
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3.3.2 All references to credit ratings refer by default to that applied by ratings 
agency Standard and Poor’s (S&P) or in the absence of an S&P rating, the 
lower of any rating assigned to the entity by either Moody’s of Fitch ratings 
agencies. (or equivalent Moody’s or Fitch). In case of disagreement (“split 
ratings”) Council can elect the consensus category for reporting and 
compliance assessment of both new and existing investments. Such 
treatment is to be explicitly noted in reports. 


 
3.3.3 Overall Portfolio Credit Framework 
 To control the credit quality on the entire portfolio, the following credit 


framework limits the percentage of the portfolio exposed to any particular 
credit rating category. (Refer to Appendix F for Standard and Poor’s ratings 
definitions). 


 
 


Overall Portfolio Credit Limits 
 


Long-term 
Credit Ratings 


Direct Investments 
Maximum 


 
AAA Category 


 
100% 


 
AA Category / Major Bank Category 


 
100% 


 
A Category or below 


 
60% 


 
BBB Category or below 


 
40% - 455% 


 
Unrated 


 
5% -1010% 


 
Specific Ministerial Approved Forms of Investment 


 
NSW TCorp Deposits and TCorpIM Funds 


 
100% 


 
For the purpose of this Policy, “Major Banks” are currently defined as the ADI 
deposits or senior guaranteed principal and interest securities issued by the 
major Australian banking groups being: 


 
 Australia and New Zealand Banking Group Limited 
 Commonwealth Bank of Australia 
 National Australia Bank Limited 
 Westpac Banking Corporation 


 
including any ADI subsidiaries whether or notwhich are both wholly owned and 
explicitly guaranteed, and brands (such ase.g. St George Bank). 
 
 
 


 
3.3.4 Institutional Credit Framework 
 Exposure to an individual institution will be restricted by their credit rating so 


that single entity exposure is limited, as set out in the table below: 
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Long-term 
Credit Ratings 


Direct Investments 
Maximum 


AAA Category 
 


45% 


AA Category/ Major Bank Category 
 


35% 


A Category or below 
 


25% 


BBB Category 
 


15% 


Unrated 
 


52% 


Council Approved NSW Treasury Corporation Deposits and TCorpIM Funds 
Cash Fund 
 


45% 


Strategic Cash Fund 
 


45% 


Medium Term Growth Fund 
 


1520% 


Long Term Growth Fund 
 


210% 


 
Note: Short-term ratings are used only for investments where no long-term 
rating exists.  
 


3.3.5 Term to Maturity Framework for non-liquid assets (exclude tradeable 
securities such as FRN’s, TCD’s, Bonds etc.) 


 The investment portfolio is to be invested within the following maturity 
constraints: 


 
 


Overall Portfolio Term to Maturity Profile 
 
Portfolio % <1 year 


 
Min  30%40% 


 
Max 100% 


 
Portfolio % >1 year 


 
Min 0% 


 
Max 70% 60% 


 
Portfolio % >3 years 


 
Min 0% 


 
Max 35% 25% 


 
3.3.6 Council’s risk profile for the purposes of investing surplus cash funds can 


generally be described as conservative, risk averse and income defensive, 
and has the following characteristics: 


 
a) A requirement for a secure income stream, and 
b) A requirement for capital protection. 


 
3.3.7 Section 14C of the Trustee Act 1925 sets out requirements for trustees to 


have regard to, when exercising the power of investments. These guidelines 
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(Attachment D) are considered appropriate for Council and underpin the 
formulation of this investment policy and are in accordance with legislative 
requirements. 


 
3.4 Risk Management – Additional Guidelines 
  
3.4.1 Investments obtained are to be considered in light of the following key criteria: 
 


a) Preservation of Capital: The requirement for preventing losses in an 
investment portfolio’s total value. 


b) Credit Risk: The risk that a party or guarantor to a transaction will fail to 
fulfil its obligations. In the context of this policy,  it relates to the risk of loss 
due to the failure of an institution/ entity with which an investment is held 
to pay the interest and/ or to repay the principal of an investment when 
due; 


c) Diversification: The requirement to place investments in a broad range of 
products and issuers so as not to be overly exposed to a particular entity 
or sector of the investment market; 


d) Liquidity Risk: The risk that an institution runs out of cash, is unable to 
redeem investments at a fair price within a timely period, and thereby 
Council incurs additional costs (or in the worst case is unable to execute 
its spending plans);that a tradable security cannot be sold in a timely 
manner for a fair market price due to a lack of buyers 


e) Market Risk: The risk that fair value or future cash flows will fluctuate due 
to changes in market prices, or that benchmark returns will unexpectedly 
overtake the investment’s return; 


f) Maturity Risk: The risk relating to the length of term to maturity of the 
investment. The longer the term, the greater is the length of exposure and 
risk to market volatilities and eventual default; and 


g) Rollover Risk: The risk that future income will not meet expectations or 
budgeted requirements because monies available at maturity of an 
investment must be re-invested at a lower interest rate due to market 
movements interest rates are lower than expected in future. 


 
3.4.2 The following Risk Management Strategies will apply, where appropriate: 
 


a) Investment credit rating and maturity percentage limits will be applicable 
as at the time of making the specific investment, and retested for 
compliance at least annually, taking into consideration of reasonable cash 
flow expectations; 


b) Investments that fall outside of the above eligibility rules post initial 
investment shall be divested as soon as practicable whilst being cognisant 
of prevailing market conditions; 


c) This policy does not mandate a minimum credit rating for any single 
investment. In the event thatIf the credit ratings profile in aggregate falls 
outside the credit rating limits, as set within this policy, Council will review 
investments of the non-complying category. Divestment of some 
investments to conform to this policy should be evaluated, while Council 
should be cognisant of transaction costs, any extenuating circumstances 
and the time taken to rebalance through scheduled maturities. 


 
3.5 Liquidity 
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3.5.1 Cash flows must be monitored daily and Council will ensure that it maintains a 


minimum level of liquid funds available to finance day-to-day requirements. 
 
 
 
3.6 Performance Benchmarks 


 
3.6.1 The performance of each investment will be assessed against the 


benchmarks listed in the table below. 
 
3.6.2 It is Council’s expectation that the performance of each investment will be 


equivalent to the applicable benchmark to justify the investment, taking into 
account its risks, liquidity and other benefits of the investment. 


 
3.6.3 It is also expected that Council will take due steps to ensure that any 


investment is executed at the best pricing reasonably possible. 
 


Investment Performance 
Benchmark Time Horizon 


11  am Current  Account 
including TCorpIM Cash 
Fund, short dated bills, 


deposits issued by financial 
institutions of appropriate 


term. 


AusBond Bloomberg Bank 
Bill Index (bBaubilBI) 


 


3 months or less 


Term Deposits of appropriate 
remaining term, FRNs 


nearing maturity, TCorpIM 
Strategic Cash. 


AusBond Bloomberg Bank 
Bill Index (baubilBBI) 


3 months to 12 months 


Term Deposits with a 
maturity date between 1 and 


2 Years, FRNs. 


AusBond Bloomberg Bank 
Bill Index (baubilBBI) 


1 to 2 years 


FRNs, Bonds, Term deposits 
with a maturity date between 


2 and 5 Years. 


AusBond Bloomberg Bank 
Bill Index (baubilBBI)) 


Bloomberg Ausbond 
composite 2-5 yr index 


2 to 5 Years 


TCorpIM Managed Funds 
(Diversified or Growth Asset 


Sectors) 


Fund’s Internal 
BenchmarkBloomberg Bank 


Bill Index (baubil) 


3-7 Years (M/T Growth) 
7+ Years (L/T Growth or 


Growth sector funds) 


 
 


3.6.4 “Grandfathered” investments are allocated to the appropriate horizon based 
on expected or average maturity date and should be taken into 
accountconsidered when allocating the rest of the portfolio. 


 
3.6.5 The decision on when to exit “grandfathered” investments is based on a range 


of criteria specific to the investments, including but not limited to factors such 
as: 
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a) Returns expected over the remaining term; 
b) Fair values; 
c) Competing investment opportunities; 
d) Costs of holding; 
e) Liquidity and transaction costs; 
f) Outlook for future investment values, and 
g) Risk of defaulting payment 


 
3.6.6 In general, it is expected that professional advice will be sought before 


transacting in any investments that become “grandfathered” by regulatory or 
policy changes. 


 
 
3.7  Investment Strategy 
 
3.7.1 Council’s Investment Strategy will run in conjunction with its Investment Policy 


and will set out: 
 


a) Councils current cash flow expectations and the implications for deviations 
from a long-term liquidity profile; 


b) Diversification: allocation of investment type, credit quality, counterparty 
exposure and term to maturity profile; 


c) Market conditions and the appropriate responses, particularly relative 
positioning within the limits outlined in this policy; 


d) Relative return outlook, risk-reward considerations, assessment of the 
market cycle and hence constraints on risk; and 


e) Appropriateness of overall investment types for Council’s portfolio. 
 


3.7.2 The Investment Strategy will fully comply with legislative requirements and the 
investment policy. The strategy will operate within the investment policy limits 
such that there are sufficient “buffers” to minimise the possibility of a breach 
of any policy limits.  Any investment strategy will operate conservatively within 
policy limits which are to be viewed as maximum rather than target 
exposures.   


. 
 


3.8 Direct Investments 
 


3.8.1 Third Party Suppliers and Dealers 
 Council will structure its affairs in order to be economical in its investment 


management costs, favouring dealing direct in its fixed interest (or, where 
intermediated, arrangements that result in a rebate of brokerage) where 
possible. 


 
 At times, it will be advantageous to deal with third parties that are 


remunerated on a transaction, rather than retainer basis. Council will use 
such suppliers where to its advantage, and have regard to the “best 
execution” test in its Investment Policy. Specifically,When dealing with third 
party suppliers of investment product, Council will have regard to the: 


 
a) Administrative cost savings; 
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b) Ability to access higher (retail) rates where these exceed the direct 
transaction costs; 


c) Access to ADIs that would not normally have an institutional direct 
channel; 


d) Limited access or other secondary market opportunities that are only 
available from specific sources; and 


e) The costs of other distribution channels that do not involve transaction 
remuneration. 


 
 Council will take steps to ensure that: 
 


a) Any suppliers used are appropriately licensed, reputable and capable; 
b) Funds and identification data are sufficiently secured; 
c) Third party arrangements do not materially worsen Council’s credit risks 


by creating exposure to the dealer as counterparty; and 
d) Remuneration arrangements are reasonable and transparent, whether 


paid by Council or by the issuer directly. 
 
  
3.8.2 Minimum Investments 


 Face value of individual investments should generally be a minimum of 
$500,000, but typically a larger parcel should be purchased. 


 
3.9 Environmental, Social and Governance (ESG) Investing 
 
3.9.1 Where financial institutions are offering equivalent investment returns with the 


same credit rating and assessed financial risk and the investment fits within 
the provisions of this Investment Policy, consideration will be given to placing 
funds with institutions identified as having the higher ESG standards, which 
may include but not limited to, investing with institutions not financing fossil 
fuel companies. 


 


3.10  Trading Policy 
 


3.10.1 It is not Council’s intention to trade instruments within the portfolio to seek 
capital gains, rather Council will be a hold to maturity investor, excepting for 
circumstances where monies are held in tradable securities for the purposes 
of providing a contingent liquidity buffer as an alternative to using the overdraft 
facility or where monies have been invested as part of a long term liability 
defeasance strategy and a rebalancing is necessary due to changes in the 
assessed value of ether the liabilities or the investments used to hedge those 
liabilities 


 
3.10.2 For the avoidance of doubt this is not a restrictive clause that prevents Council 


from trading securities rather it outlines an aim that in the first instance 
investments are purchased with the intention of holding them to maturity 
unless other circumstances dictate it would be more favourable to sell them 
prior to maturity  


 







INVESTMENT POLICY 


Page 10 
 


3.11 Long Term Liability Defeasance 
 


3.11.1  Council may seek to invest monies in the appropriate TCorp funds in line with 
the restrictions outlined in the Diversification section of this policy for the 
purpose of defeasing long term liabilities held by Council.  Council may have  
long term liabilities which may be better matched (the risks hedged) by longer 
term investments which contain a capital growth as well as an income 
component.  Council will only purchase assets with a growth component as 
part of a long term liability defeasance strategy and will not purchase assets 
with a growth component for the prospect of short term speculative gains. 


 
 
 


 
 
3.129 Independent Investment Advisors 
 
3.129.1 Council will appoint an independent investment advisor and obtain advice as 


may be required. 
 
3.129.2 Council’s investment advisor is appointed by the Chief Executive Officer and 


must be licensed by the Australian Securities and Investment Commission. 
The advisor must be independent and must confirm in writing that they have 
no actual or potential conflict of interest in relation to investment products 
being recommended and is free to choose the most appropriate product 
within the terms and conditions of the investment policy. Independence 
includes receiving no commissions or other benefits in relation to the 
investments being recommended or reviewed, except as fully rebated to 
Council. 


 
3.129.3 In making an appointment, Council shall give regard to selection criteria 


provided in the Office of Local Government Investment Guidelines. 
 
3.129.4 The above shall not prevent Council from seeking investment advice from 


NSW TCorp. 
 
 
3.130 Responsibility for implementing this policy and reporting obligations 
 
3.130.1 The Manager Financial Services Chief Financial Officer is responsible for 


implementing this policy and providing the following reports: 
 


a) A monthly report to Council showing: 
 


1) Confirmation of compliance with legislation and policy limits; 
2) The market value of investments, as provided by Council’s designated 


third party reporting provider; 
3) Investment portfolio performance; and 
4) Monthly investment income earned versus budget. 
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b) For audit purposes, certificates must be obtained from Austraclear (if 
used) and financial institutions, confirming the amounts of investment held 
on Council’s behalf at 30 June each year. 


 
c) The current month Investment Register, which must be published on 


Council’s website. 
 


3.141 Delegation of authority 
 
3.141.1 The Chief Executive Officer is delegated by Council to invest surplus funds 


and may sub-delegate this function to appropriately qualified and experienced 
members of Council staff, subject to financial limits and statutory restrictions, 
as set out in this policy and in Council’s delegations. 


 
3.141.2 This policy is subject to any revision of the Minister’s Order. 
 
 
 
 
 
AUTHORISED BY 
Council Resolution 
 
EFFECTIVE FROM 
25 October 2017 
 
REVIEW DATE 
25 October 2018 
 
DEPARTMENT RESPONSIBLE 
Corporate Services (Financial Services) 
 
VERSIONS 
Version Amended by Changes made Date TRIM 


Number 
1 Adopted by 


Council 
Not applicable 5 September 2005 36623.2005 


2 Council 
resolution 


Minor amendments 6 November 2006 113456.2006 


3 Council 
resolution 


Complete review 19 April 2010 071463.2010 


4 Council 
resolution 


Complete Review 28 September 
2011 


162083.2011 


5 Council 
resolution 


Complete Review 25 February 2015 028348.2015 


6 Council 
resolution 


Minor amendment 26 May 2015 132894.2015 


7 Council 
Resolution 


Minor amendments 
plus eligibility of 
TCorpIM Growth 


25 October 2017  
 


 8    Council Resolution    Minor amendment      25 March 2020 
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THIS POLICY HAS BEEN PREPARED AFTER CONSULTATION WITH 
Corporate Services (Governance and Legal Services) 
Council’s Investment Advisor 
Internal Audit unit  
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Attachment A 
 
Local Government Act 1993 – Section 625 
 
625 How may councils invest? 
(1) A council may invest money that is not, for the time being, required by the 


council for any other purpose. 
 
(2) Money may be invested only in a form of investment notified by order of the 


Minister published in the Gazette.  
 
 Editorial note: See Gazettes No 152 of 24.11.2000, p 12041; No 94 of 


29.7.2005, p 3977 and No 97 of 15.8.2008, p 7638. 
 
(3) An order of the Minister notifying a form of investment for the purposes of this 


section must not be made without the approval of the Treasurer. 
 
(4) The acquisition, in accordance with section 358, of a controlling interest in a 


corporation or an entity within the meaning of that section is not an investment 
for the purposes of this section. 
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Attachment B - Investment Order 
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Attachment C 
 
Local Government (General) Regulation 2005 – Clause 212 
 
212 Reports on council investments 
 
(1) The responsible accounting officer of a council: 
 
(a) must provide the council with a written report (setting out details of all money that 


the council has invested under section 625 of the Act) to be presented: 
 


(i) if only one ordinary meeting of the council is held in a month, at that 
meeting, or 


(ii) if more than one such meeting is held in a month, at whichever of those 
meetings the council by resolution determines, and 


 
(b)  must include in the report a certificate as to whether or not the investment has 


been made in accordance with the Act, the regulations and the council’s 
investment policies. 


 
(2) The report must be made up to the last day of the month immediately preceding the 


meeting. 
 
Note. Section 625 of the Act specifies the way in which a council may invest its surplus funds. 
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Attachment D 
 
The Trustee Act 1925 Sections 14A (2), 14C (1) & (2) 
 
14 Powers of investment  
 
A trustee may, unless expressly forbidden by the instrument (if any) creating the trust: 
 
(a) Invest trust funds in any form of investment, and 
(b) At any time vary any investment. 
 
14A Duties of trustee in respect of power of investment  
 
(1) This section has effect subject to the instrument (if any) creating the trust. 
 
(2) A trustee must, in exercising a power of investment:  
 


a) if the trustee's profession, business or employment is or includes acting as a 
trustee or investing money on behalf of other persons, exercise the care, 
diligence and skill that a prudent person engaged in that profession, business 
or employment would exercise in managing the affairs of other persons, or 


b) If the trustee is not engaged in such a profession, business or employment, 
exercise the care, diligence and skill that a prudent person would exercise in 
managing the affairs of other persons. 


 
Some Acts deem investments under the Acts to be investments that satisfy the 
prudent person test. See, for example, section 39 of the Public Authorities 
(Financial Arrangements) Act 1987. 
 


(3) A trustee must exercise a power of investment in accordance with any provision of 
the instrument (if any) creating the trust that is binding on the trustee and requires 
the obtaining of any consent or approval with respect to trust investments. 


 
(4) A trustee must, at least once in each year, review the performance (individually 


and as a whole) of trust investments. 
 


14C Matters to which trustee is to have regard when exercising power of 
investment  
 


(1) Without limiting the matters that a trustee may take into account when exercising a 
power of investment, a trustee must, so far as they are appropriate to the 
circumstances of the trust, if any, have regard to the following matters:  
 
(a) the purposes of the trust and the needs and circumstances of the beneficiaries. 
(b) the desirability of diversifying trust investments, 
(c) the nature of, and the risk associated with, existing trust investments and other 


trust property, 
(d) the need to maintain the real value of the capital or income of the trust, 
(e) the risk of capital or income loss or depreciation, 
(f) the potential for capital appreciation, 
(g) the likely income return and the timing of income return, 
(h) the length of the term of the proposed investment, 
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(i)  the probable duration of the trust, 
(j) the liquidity and marketability of the proposed investment during, and on the 


determination of, the term of the proposed investment, 
(k) the aggregate value of the trust estate, 
(l) the effect of the proposed investment in relation to the tax liability of the trust, 
(m) the likelihood of inflation affecting the value of the proposed investment or other 


trust property, 
(n) the costs (including commissions, fees, charges and duties payable) of making 


the proposed investment, 
(o) the results of a review of existing trust investments in accordance with section 


14A(4). 
 


(2) A trustee may, having regard to the size and nature of the trust, do either or both of 
the following:  


 
(a) obtain and consider independent and impartial advice reasonably required for 


the investment of trust funds or the management of the investment from a 
person whom the trustee reasonably believes to be competent to give the 
advice, 


(b) pay out of trust funds the reasonable costs of obtaining the advice. 
 


(3) A trustee is to comply with this section unless expressly forbidden by the 
instrument (if any) creating the trust. 
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Attachment E – Definitions and Investment Instrument Description 
 
Authorised Deposit Taking Institutions 
ADIs (Authorised Deposit-taking Institutions) are financial institutions which are 
authorised under the Banking Act 1959 and are subject to the prudential standards set 
out in the Act and regulated by APRA.  
 
Australian Prudential Regulation Authority 
APRA (Australian Prudential Regulation Authority) is the prudential regulator of the 
Australian financial services industry.  APRA enforces prudential standards and 
practices (e.g. capital adequacy and other risk management issues) of banks, credit 
unions, building societies, insurance companies and friendly societies. 
 
Austraclear 
Austraclear is a clearing and settlement facility, licensed by the Australian Securities 
and Investments Commission and subject to certain financial stability standards 
administered by the Reserve Bank of Australia.  
 
Bill of Exchange 
A bill of exchange is an unconditional order in writing, addressed by one person to 
another, signed by the person giving it, requiring the person to whom it is addressed to 
pay on demand, or at a fixed or determinable future time, a sum certain in money to or 
to the order of the specified person, or to the bearer. These can be underwritten by 
banks, to become “bank bills” on which the benchmark return is calculated. 
 
Bloomberg UBS Bank Bill Index 
UBS Australia calculated a daily Bank Bill Index representing the performance of a 
notional rolling parcel of bills averaging 45 days. This is the main performance 
benchmark that is widely used in the local government industry.  The UBS Australia 
index family has been acquired by Bloomberg from Q3 2014, and while branding 
changed the benchmark is unaltered. 
 
Code 
Code means the Local Government Code of Accounting Practice and Financial 
Reporting published by the Office of Local Government (as in force from time to time).  
 
Credit Rating 
Credit Rating refers to a short or long term summary assessment of the credit 
worthiness of a debt issuer or of a specific issue.  
 
Credit Risk 
Credit risk is the risk that a party or guarantor to a transaction will fail to fulfil its 
obligations.  In the context of this document it relates to the risk of loss due to the 
failure of an institution/entity with which an investment is held to pay the interest and/or 
repay the principal of an investment. 
 
Direct Deposits 
Direct deposits refer to investments made by Council (or on behalf of Council) directly 
with financial institutions.  
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Fitch Ratings 
Fitch Ratings is a credit rating agency that assigns credit ratings to corporate issues 
based on the prospects of default.  
 
Investment Portfolio 
The total pool of Council’s investments. 
 
Minister’s Order 
Minister’s Order refers to the Order of the Minister for Local Government relating to 
Investments made by Councils dated 12 January 2011, and its successors.  
 
Moody’s Investor Services 
Moody’s Investor Services is a credit rating agency that assigns credit ratings to 
corporate issues based on the prospects of default.  
 
Prudent Person Standard 
Council’s investments will be managed with the care, diligence and skill that a prudent 
person would exercise. As trustees of public monies, officers are to manage Council’s 
investment portfolio to safeguard the portfolio in accordance with the spirit of this 
Investment Policy, and not for speculative purposes. 
 
Responsible Accounting Officer 
Responsible Accounting Officer (RAO) of a council means a member of the staff of the 
council designated by the Chief Executive Officer, or if no such member has been 
designated, then the Chief Executive Officer. 
 
Standard & Poor’s 
Standard & Poor’s is a credit rating agency that assigns credit ratings to corporate 
issues based on the prospects of default.  
 
Surplus Funds 
Surplus Funds refers to money that is not, for the time being, required by the council 
for any other purpose.  
 
11am call deposits Current Account 
Cash invested on an overnight basis.  Funds can be recalled or re-invested any time 
before 11am on the following business day.   
 
Term Deposit  
Funds invested with a financial institution at a predetermined rate that applies to the 
duration of the deposit.  The principal is held on deposit for a fixed term with interest 
payable at set periods during the term and/or on maturity.  It is not a tradeable security 
- the investor may well be penalised if funds are prepaid; increasingly, term deposits 
are declared “non-breakable” instruments.  
 
Bank Bill 
Bank-accepted bills are bills of exchange drawn by a company or individual (borrower) 
usually for periods between 30 and 180 days.  The bill is accepted by the bank, which 
in turn accepts the liability for payment at maturity.  It is a short-term investment issued 
at a discount to the face value and is of a very high credit standing, consequently 
trades at the lowest yields of all commercially issued bills.  
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Negotiable Certificate of Deposit (NCD) 
These are short-term bearer securities issued by banks, usually for up to 180 days 
although they can be for longer terms.  They are often sold at a discount to face value 
and are highly liquid securities; representing the bank’s debt.  Creditworthiness of the 
bank will determine where the bank’s NCD trades, relative to the BBSW. Also 
“Transferable Certificate of Deposit” (TCD). 
 
Floating Rate Note/Bond (FRN) 
The FRN is a longer-term debt security issued for a fixed period of time but has a 
variable (floating) coupon on a monthly or quarterly basis.  The coupon reflects current 
interest rates, which is determined as a margin over the BBSW rate set.  FRNs appeal 
to investors who are reluctant to commit funds to fixed rates for longer periods in times 
of fluctuating interest rates.  Typical issuers are banks, corporates, financial 
institutions and securitised vehicles. Only Senior FRNs issued by an Australian 
Authorised Deposit Taking Institution such as a bank, credit union or building society 
are an eligible form of FRN investment.   
 
Fixed Interest Securities (Bonds) 
Securities issued by Commonwealth, State, trusts or corporate institutions that pay a 
fixed rate of interest (coupon) and mature at a fixed point in time.  The interest 
(coupon) is paid at regular intervals (semi-annually, but can be paid monthly, quarterly, 
or annually).  These securities are generally issued for a period of greater than one 
year. Currently, only the senior bonds issued by an Australian Authorised Deposit 
Taking Institution such as a bank, credit union or building society are an eligible form 
of FRN investment.  
 
Covered Bonds and FRNs 
In some cases, bank securities are secured by an external pool of assets. They are 
senior obligations of the bank, and therefore compliant with the Order, but command a 
higher credit rating – potentially AAA – due to the additional credit support. 
 
Pooled Managed Funds 
 Sector Specific Funds 
These funds invest in one particular asset sector.  A Cash Management Fund is an 
example of Sector Specific Funds as they predominately invest in the single asset 
sector of fixed/floating income securities with the aim of outperforming the UBS 90 day 
Bloomberg AusBond Bank Bill Index benchmark. They are designed to enhance 
returns on short-term holdings as an alternative to short-dated bank bill and term 
deposit portfolios.  They provide easy access to holdings and are usually redeemable 
within 24 to 48 hours.  
 
These types of funds tend to have no fixed maturity date. Only funds managed by 
NSW Treasury Corporation are currently eligible pooled managed fund investments. 
 
 Diversified Funds 
These funds invest in a pre-determined range of asset classes including one or more 
of cash, fixed interest, property, and Australian & international shares.  The weighting 
among the various asset classes will differ depending upon the type of diversified fund 
chosen, e.g. Conservative Funds (TCorpIM’s Medium Term Growth) have a higher 
weighting in cash and fixed interest than Balanced Funds (TCorpIM’s Long Term 
Growth) that have higher weightings in growth assets such as property and shares. 
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These types of funds tend to have no fixed maturity date. These types of Funds are 
however eligible investments under the Ministerial Order.  
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Attachment F – Standard & Poor’s Ratings Description 
 
Credit Ratings  
Standard & Poor’s (S&P) is a Nationally Recognized Statistical Rating Organization 
(NRSRO) as defined by the US SEC; it provides analytical services.  An S&P rating is 
an opinion of the general creditworthiness of an obligor with respect to particular debt 
security or other financial obligation — based on relevant risk factors. 
 
Credit ratings are based, in varying degrees, on the following considerations: 
 


a) Likelihood of payment. 
b) Nature and provisions of the obligation. 
c) Protection afforded by, and relative position of, the obligation in the event of 


bankruptcy, reorganisation or other laws affecting creditors’ rights. 
 


The issue rating definitions are expressed in terms of default risk.  
 
Short-Term Investment-Grade Obligation Ratings are: 
 
A-1: This is the highest short-term category used by S&P.  The obligor’s capacity to 
meet its financial commitment on the obligation is strong.  Within this category, certain 
obligations are designated with a plus sign (+).  This indicates that the obligor’s 
capacity to meet its financial commitment on these obligations is extremely strong. 
 
A-2: A short-term obligation rated A-2 is somewhat more susceptible to the adverse 
effects of changes in circumstances and economic conditions than obligations in 
higher rating categories.  However, the obligor’s capacity to meet its financial 
commitment on the obligation is satisfactory. 
 
A-3: A short-term obligation rated A-3 exhibits adequate protection parameters.  
However, adverse economic conditions or changing circumstances are more likely to 
lead to a weakened capacity of the obligor to meet its financial commitment on the 
obligation. 
 
Long-Term Investment-Grade Obligations Ratings are: 
 
AAA: An obligation/obligor rated AAA has the highest rating assigned by S&P.  The 
obligor’s capacity to meet its financial commitment on the obligation is extremely 
strong.  
 
AA: An obligation/obligor rated AA differs from the highest rated obligations only in a 
small degree. The obligor’s capacity to meet its financial commitment on the 
obligations is very strong. 
 
A: An obligation/obligor rated A is somewhat more susceptible to the adverse effects 
of changes in circumstances and economic conditions than obligations/obligor in 
higher rated categories.  However, the obligor’s capacity to meet its financial 
commitment on the obligation is still strong. 
 
BBB: An obligation/obligor rated BBB exhibits adequate protection parameters.  
However, adverse economic conditions or changing circumstances are more likely to 
lead to a weakened capacity to the obligor to meet its financial commitment on the 
obligation.  
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Speculative Grade: Lower long-term rating bands exist, from BB down to C; these 
are considered “speculative-grade;” to varying degrees, more vulnerable to default 
than the “investment-grade” ratings above. Likewise, there are lower short-term ratings 
Obligations in default are rated D.  
 
Unrated: Financial institutions do not necessarily require a credit rating from the 
various ratings agencies such as Standard and Poor’s and these institutions are 
classed as “Unrated”.  Most Credit Unions and Building Societies fall into this 
category. These institutions nonetheless must adhere to the capital maintenance 
requirements of the Australian Prudential Regulatory Authority (APRA) in line with all 
Authorised Deposit Taking Institutions (Banks, Building Societies and Credit Unions).   
 
Plus (+) or Minus (-): The ratings from “AA” to “CCC” may be modified by the addition 
of a plus or minus sign to show relative standing within the major rating categories. 
 
CreditWatch highlights an emerging situation, which may materially affect the profile 
of a rated corporation and can be designed as positive, developing or negative. 
Following a full review the rating may either be affirmed or changed in the direction 
indicated. 
 
A Rating Outlook assesses the potential direction of an issuer’s long-term debt rating 
over the intermediate-to-long term.  In determining a Rating Outlook, consideration is 
given to possible changes in the economic and/or fundamental business conditions.   
An outlook is not necessarily a precursor of a ratings change or future CreditWatch 
action.  A “Rating Outlook – Positive” indicates that rating may be raised.  “Negative” 
means a rating may be lowered.  “Stable” indicates that ratings are not likely to 
change.  “Developing” means ratings may be raised or lowered.   
 
Other NRSROs have comparable rating bands and definitions. 








Portfolio Valuation As At  31 March 2020


Fixed Interest Security


Maturity 


Date


Security 


Rating


Face Value


Current Market Value


%


Total


Value


Running


Yield


AMP Notice Account BBB+ 275,708.07 275,708.07 0.10% 1.30%


AMP Business Saver BBB+ 322,700.64 322,700.64 0.11% 0.75%


CBA Business Saver AA- 21,852,256.74 21,852,256.74 7.61% 0.50%


CBA General Account AA- 3,625,777.40 3,625,777.40 1.26% 0.10%


26,076,442.85 26,076,442.85 9.08%


Fixed Rate Bond


AMP Bank 7/12/2020 BBB+ 5,000,000.00 5,009,265.00 1.74% 2.99%


5,000,000.00 5,009,265.00 1.74%


Floating Rate Deposit


Westpac 18/08/2022 AA- 6,000,000.00 6,000,000.00 2.09% 1.95%


6,000,000.00 6,000,000.00 2.09%


Floating Rate Note


AMP Bank 10/09/2021 BBB+ 5,000,000.00 4,979,615.00 1.73% 1.65%


ANZ Bank 9/05/2023 AA- 3,000,000.00 2,988,939.00 1.04% 1.81%


ANZ Bank 6/12/2023 AA- 7,000,000.00 6,984,621.00 2.43% 1.58%


ANZ Bank 29/08/2024 AA- 5,000,000.00 4,913,965.00 1.71% 1.58%


ANZ Bank 16/01/2025 AA- 3,000,000.00 2,933,649.00 1.02% 1.64%


Auswide Bank 13/07/2020 BBB 2,000,000.00 2,000,410.00 0.70% 2.05%


Auswide Bank 6/11/2020 BBB 2,000,000.00 2,002,146.00 0.70% 2.02%


Bank Australia 30/08/2021 BBB 1,500,000.00 1,505,044.50 0.52% 2.11%


Bank Australia 2/12/2022 BBB 2,000,000.00 1,975,606.00 0.69% 1.47%


Bank of China (Australia) 19/04/2021 A 2,000,000.00 2,002,266.00 0.70% 1.90%


Bendigo and Adelaide 25/01/2023 BBB+ 500,000.00 497,216.50 0.17% 1.93%


BOQ 26/10/2020 BBB+ 1,500,000.00 1,503,214.50 0.52% 2.05%


BOQ 18/05/2021 BBB+ 1,000,000.00 1,006,332.00 0.35% 2.38%


Citibank, N.A. 14/11/2024 A+ 1,000,000.00 984,393.00 0.34% 1.80%


Commonwealth Bank 25/04/2023 AA- 3,000,000.00 2,980,779.00 1.04% 1.68%


Commonwealth Bank 16/08/2023 AA- 7,500,000.00 7,471,597.50 2.60% 1.84%


Commonwealth Bank 11/01/2024 AA- 9,500,000.00 9,506,773.50 3.31% 2.03%


Credit Union Australia 6/09/2021 BBB 2,000,000.00 2,006,246.00 0.70% 1.80%


Credit Union Australia 24/10/2024 BBB 2,500,000.00 2,462,007.50 0.86% 2.01%


Heritage Bank 29/03/2021 BBB+ 3,500,000.00 3,506,555.50 1.22% 1.62%


HSBC 27/09/2024 AA- 3,000,000.00 2,929,869.00 1.02% 1.26%


HSBC 27/09/2024 AA- 2,000,000.00 1,953,246.00 0.68% 1.26%


HSBC Bank Australia 7/12/2022 AA- 3,000,000.00 2,982,369.00 1.04% 1.35%


Macquarie Bank 21/06/2022 A 2,000,000.00 1,987,906.00 0.69% 1.21%


Macquarie Bank 7/08/2024 A 4,000,000.00 3,925,772.00 1.37% 1.72%







Fixed Interest Security


Maturity 


Date


Security 


Rating


Face Value


Current Market Value


%


Total


Value


Running


Yield


Macquarie Bank 12/02/2025 A+ 3,000,000.00 2,916,039.00 1.02% 1.76%


Members Equity Bank 16/04/2021 BBB 1,600,000.00 1,602,932.80 0.56% 2.15%


NAB 16/05/2023 AA- 2,000,000.00 1,993,366.00 0.69% 1.81%


NAB 26/09/2023 AA- 8,000,000.00 7,960,424.00 2.77% 1.38%


NAB 26/09/2023 AA- 4,000,000.00 3,980,212.00 1.39% 1.38%


NAB 26/02/2024 AA- 5,000,000.00 4,986,365.00 1.74% 1.89%


NAB 19/06/2024 AA- 4,000,000.00 3,959,092.00 1.38% 1.57%


Newcastle Permanent 24/01/2022 BBB 2,000,000.00 2,017,024.00 0.70% 2.54%


Newcastle Permanent 6/02/2023 BBB 1,500,000.00 1,502,179.50 0.52% 2.32%


QBANK 14/12/2021 BBB- 1,000,000.00 993,530.00 0.35% 2.09%


QBANK 25/03/2022 BBB- 1,500,000.00 1,483,876.50 0.52% 1.86%


QBANK 6/12/2022 BBB- 2,000,000.00 1,958,276.00 0.68% 1.70%


Rabobank Australia Branch 3/03/2022 A+ 2,000,000.00 2,011,464.00 0.70% 1.67%


RACQ Bank 11/05/2020 BBB+ 1,000,000.00 1,000,659.00 0.35% 2.01%


RACQ Bank 23/05/2022 BBB+ 1,500,000.00 1,490,112.00 0.52% 1.93%


ScotiaBank 8/09/2022 A+ 3,000,000.00 2,987,649.00 1.04% 1.47%


ScotiaBank 7/09/2023 A+ 2,500,000.00 2,496,157.50 0.87% 1.53%


Suncorp 12/04/2021 A+ 2,000,000.00 2,011,344.00 0.70% 2.28%


Suncorp 16/08/2022 A+ 1,000,000.00 999,253.00 0.35% 1.88%


Suncorp 30/07/2024 A+ 3,000,000.00 2,947,899.00 1.03% 1.67%


Suncorp 30/07/2024 A+ 2,000,000.00 1,965,266.00 0.68% 1.67%


Teachers Mutual Bank 2/07/2021 BBB 2,100,000.00 2,105,222.70 0.73% 2.30%


Westpac 6/03/2023 AA- 5,000,000.00 4,974,315.00 1.73% 1.38%


Westpac 16/11/2023 AA- 6,000,000.00 5,972,178.00 2.08% 1.86%


Westpac 24/04/2024 AA- 4,000,000.00 3,998,852.00 1.39% 2.03%


Westpac 16/08/2024 AA- 2,500,000.00 2,467,882.50 0.86% 1.79%


151,700,000.00 150,772,109.00 52.50%


Floating Rate TCD


Bank of Communications 28/10/2022 A- 3,000,000.00 2,962,629.00 1.03% 1.77%


3,000,000.00 2,962,629.00 1.03%


Mortgage Backed Security


EmeraldMBS2006-1A 21/08/2051 AAA 1,107,870.78 738,610.80 0.26% 1.34%


EmeraldMBS2006-1C 21/08/2056 A 1,000,000.00 446,699.00 0.16% 2.09%


EmeraldMBS2007-1C 23/07/2057 A 500,000.00 249,271.00 0.09% 1.80%


2,607,870.78 1,434,580.80 0.50%


Term Deposit


AMP Bank 27/04/2020 BBB+ 3,000,000.00 3,000,000.00 1.04% 1.75%


Auswide Bank 6/09/2021 BBB 3,000,000.00 3,000,000.00 1.04% 1.80%


BOQ 19/08/2020 BBB+ 1,000,000.00 1,000,000.00 0.35% 3.05%


BOQ 7/09/2020 BBB+ 1,000,000.00 1,000,000.00 0.35% 3.00%


BOQ 7/09/2020 BBB+ 1,000,000.00 1,000,000.00 0.35% 3.00%


BOQ 8/02/2021 BBB+ 2,000,000.00 2,000,000.00 0.70% 3.60%


BOQ 7/02/2022 BBB+ 2,000,000.00 2,000,000.00 0.70% 3.75%


Commonwealth Bank 7/04/2020 AA- 5,000,000.00 5,000,000.00 1.74% 1.24%


Commonwealth Bank 4/05/2020 AA- 3,000,000.00 3,000,000.00 1.04% 1.37%







Fixed Interest Security
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Macquarie Bank 21/05/2020 A+ 3,000,000.00 3,000,000.00 1.04% 1.60%


Macquarie Bank 1/06/2020 A+ 2,000,000.00 2,000,000.00 0.70% 1.60%


NAB 1/07/2020 AA- 5,000,000.00 5,000,000.00 1.74% 1.58%


NAB 31/07/2020 AA- 2,000,000.00 2,000,000.00 0.70% 1.60%


NAB 30/09/2020 AA- 3,000,000.00 3,000,000.00 1.04% 1.60%


P&N Bank 14/08/2020 BBB 2,000,000.00 2,000,000.00 0.70% 3.00%


Police Credit Union SA 16/08/2021 Unrated 2,000,000.00 2,000,000.00 0.70% 3.20%


Rabobank Australia Branch 29/08/2022 A+ 2,000,000.00 2,000,000.00 0.70% 3.38%


Suncorp 2/04/2020 A+ 5,000,000.00 5,000,000.00 1.74% 1.60%


Westpac 2/09/2020 AA- 5,000,000.00 5,000,000.00 1.74% 1.59%


Westpac 8/09/2020 AA- 5,000,000.00 5,000,000.00 1.74% 1.62%


Westpac 28/09/2020 AA- 4,000,000.00 4,000,000.00 1.39% 3.05%


Westpac 28/09/2020 AA- 4,000,000.00 4,000,000.00 1.39% 3.05%


Westpac 14/12/2020 AA- 3,000,000.00 3,000,000.00 1.04% 2.88%


Westpac 21/12/2020 AA- 3,000,000.00 3,000,000.00 1.04% 3.00%


Westpac 31/08/2022 AA- 2,000,000.00 2,000,000.00 0.70% 3.32%


73,000,000.00 73,000,000.00 25.42%


F1 Total 267,384,313.63 265,255,026.65 92.37%


Face Value 


Security Type Current Market Value


NSWTC IM Cash Fund 20,000,000.00 20,832,578.85 7.25%


NSWTC IM Short Term Income Fund 1,000,000.00 1,080,297.54 0.38%


21,000,000.00 21,912,876.38 7.63%


F1  Total 267,384,313.63 265,255,026.65 92.37%


Portfolio Total 288,384,313.63 287,167,903.04 100.00%








   
  


 


MINUTES FROM COMMUNITY SAFETY AND CRIME 
PREVENTION ADVISORY COMMITTEE MEETING 


5 March 2020 
 


COUNCILLORS: 


Geoff Shelton     Liverpool City Council (Chairperson)   
Peter Harle     Liverpool City Council 
Karress Rhodes    Liverpool City Council 
 


COMMITTEE MEMBERS:  


Eva Kovacevic     Liverpool Neighbourhood Connections 
Det. Insp. Tim Liddiard    Liverpool City Police Area Command 
Bernardino Siry    Liverpool City Police Area Command 
Jason Aquilina     University of Wollongong 
Carly Cosmo     TAFE NSW Liverpool & Miller 
Andrew Miles     South West Sydney Local Health District 
Mick Carroll     NSW Fire Rescue  
Sarithya Tuy     Hume Community Housing 
Sonia Bui      Green Valley Liverpool Domestic Violence Service  
 


COUNCIL ATTENDEES: 


Muizz Khan     Liverpool City Council 
Paola Jamett-Caru    Liverpool City Council 
Rose Koch      Liverpool City Council (Minutes) 
 


APOLOGIES:  


Mayor Wendy Waller    Liverpool City Council 
Richard Carbury    Scott Street Clinic 
Paul Monkerud     All Saints Parish 
Estela Torredimare    CORE Community Services 
Lilly Lertsinpakdee    Drug & Alcohol Multicultural Education Centre 
Jacqueline Druart     MTC Australia 
Greg Rankin     NSW Fire Rescue 
Liesa Davis     Wesley Mission 
Genene Peisley    Department of Communities & Justice 
Toula Athanasiou    Road Safety Officer 
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OPEN 
Meeting opened at 10:05 am. 


 
1. WELCOME, ATTENDANCE AND APOLOGIES 


Councillor Shelton opened the meeting and acknowledged the traditional custodians of the land.  


 
2. DECLARATIONS OF INTEREST 


Nil 


 
3. REPORTS 


3.1 Liverpool City Police Area Command (PAC) Report 


Detective Inspector Tim Liddiard provided the following updates: 


 The recent summer period has seen people spending more time outdoors. This has led to an 
increase of incidences of crimes of opportunity such as breaking and entering of dwellings, 
stolen vehicles, street robberies (particularly Kemps Creek), parcel and mail theft; 


 Community engagement is important in helping to reduce these crimes by spreading the 
message to keep vehicles locked as offenders often try to open doors as opposed to breaking 
windows; 


 There has been a significant number of break and enter offences at storage units and parking 
areas in high rise buildings. Council is working with developers to introduce additional safety 
measures for new buildings; and 


 An Anti-Theft Unit has been formulated within the Liverpool City PAC. A number of arrests for 
crimes of opportunity have been made as a result of establishing this unit.    


 
Queries & Discussion 


i. Jason Acquilina queried whether the existing statistics on reported crime data can be 
categorised as domestic, residential and commercial premises. 


Detective Inspector Liddiard advised that these can be broken down to categories such as 
non-dwellings, commercial businesses, office blocks and non-occupied spaces. 
 


ii. Carly Cosmo noted the increase of drug affected people approaching students and queried 
whether this has been the case in Bigge Park. 


Det. Insp. Liddiard advised that the issue of robbery is an issue overall in the Liverpool CBD 
and is not strictly associated with Bigge Park. Police have the authority to remove known 
offenders who are known to frequent an area. Committee members were encouraged to 
contact Liverpool Police Station if they are aware of this situation and to leave 000 for 
emergencies.  
 


iii. Councillor Harle queried whether the issue of squatting in abandoned homes is an issue that 
is handled by the Police. 


Detective Inspector Liddiard advised that this falls within the jurisdiction of the NSW Sheriff.  
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iv. Councillor Shelton queried whether the personal safety of university students in Liverpool is a 
concern. 


Detective Inspector Liddiard advised that there is no known specific targeting of university 
students as victims of crime. The victims of robbery offences in Liverpool vary and cannot be 
attributed to a specific target group. 


Action: Detective Inspector Liddiard to provide statistics in relation to the victims of robbery 
offences.   
 


3.2 Councillor’s Report 


Councillor Shelton provided the following update: 


 A grass fire was deliberately lit at Lieutenant Cantello Reserve in Hammondville, in the vicinity 
of a retirement village and nursing home, which was partially evacuated; 


 8000 people attended Council’s New Year’s Eve celebration of “Light Up the Lake” at Chipping 
Norton. Firework displays were cancelled due to the bushfires; 


 Recent flash flooding in the LGA saw impact to the banks of George’s River, Riverpark Drive 
Liverpool and the Casula Parklands; 


 The recent Council meeting held on 26 February 2020 had the following items discussed: 


o Council reversed its decision to proceed with a combined animal shelter facility at 
Blacktown following community campaigns to investigate options to retain the current 
facility in Austral; 


o Council’s submission on land use around the perimeter of the Aerotropolis was 
considered, particularly in relation to Dwyer Road. Concerns relating to land rezoning 
and the level of carbon emission permissible in the area was discussed; 


o The Chief Executive Officer’s (CEO) tenure will expire in December 2020.  The newly 
elected Council will determine the next CEO following the election in September 2020; 
and 


o Council acknowledged and expressed solidarity for the impact of COVID – 19 on 
businesses and members of the Chinese community.  


 
4. PROJECT UPDATES 


Muizz Khan was introduced to the Committee. Muizz has replaced Kamrun Rahman, the previous 
convenor of this committee. Muizz will be responsible for convening the Committee for future 
meetings.  
 
4.1 Drug and Alcohol 


4.1a Alcohol Free Zones (AFZ) 


The existing alcohol-free zones in the Liverpool CBD are currently being renewed following 
expiration. The recommended locations will be submitted to Council for endorsement in April 2020.  


Councillor Harle expressed disappointment that Council had not taken proactive measures to 
remain on the forefront for alcohol free zones. Committee members were assured that Council is 
now implementing strategies to ensure the ongoing management of these zones.  


Councillor Harle requested that the new signs for AFZs be made UV proof as the existing signs 
have been impacted by sunlight, which has reduced readability. 
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4.1b Box with the Cop program 


Box with the Cop program is being held at Miller High School for refugee and migrant young people. 
This program aims to reduce communication barriers between young people and Police, provides 
education and awareness of drug use. The program targets people of 12 – 17 years.  


4.1c Sharp Objects Warwick Farm 


Andrew Miles congratulated Council’s efforts and involvement in the removal of sharp objects at 
Warwick Farm.    
 
4.2 Domestic Violence    


In spite of the closure of White Ribbon Australia and its workplace accreditation program, Council 
remains committed to raising community awareness of Family and Domestic Violence (FDV). The 
Liverpool Domestic Violence Liaison Committee is planning community events to raise awareness 
of domestic violence for mid-2020.  


Sonia Bui is currently involved in a Safety Planning Working Group that assists to improve 
community responses to domestic violence in SWSLHD.   


The “Love Bites” Program will be held to target schools in Miller and Warwick Farm on awareness 
of relationships and consent. Starting date of the program to be confirmed.  
 
4.3 Road Safety 


The relevant staff were not present at this meeting to provide an update.   
 
4.4 Fall and Trip Related Injuries 


Council is working with NSW Health to deliver the Stepping On program. This program aims to 
reduce fall and trip related injuries in older people. 
 
4.5 Pan Pacific Safe Community Progress & Reporting 


Liverpool was accredited as a Pan Pacific Safe Community in March 2019. Council will be required 
to report on actions to the Pan Pacific Board in July 2020.  
 
4.6 Community Safety & Crime Prevention Advisory Committee Charter 


The Committee charter is due for review. The current charter has been shared with the Committee 
for review and feedback. The deadline for feedback is 13 March. Committee members were 
encouraged to provide feedback to Jacqueline Newsome, Coordinator Community Development 
via email at newsomej@liverpool.nsw.gov.au. 
 
 
5. GENERAL BUSINESS 


5.1 COVID – 19  


Councillor Rhodes raised concerns regarding COVID 19. It is recommended that precautions be 
taken with large groups and at Council’s community events to avoid potential spread of the virus. 


Councillor Shelton noted it had been suggested for Early Childhood Centres to be closed until 
further notice. Committee members were advised that Council will follow the directives of relevant 
health services in making decisions regarding the closure of services. 
 


CLOSE 
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Meeting closed at 11:10 am. 





