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1. Introduction 

1.1 Overview 

This Planning Proposal report has been prepared by APP Corporation Pty Ltd (APP) and is submitted to 
Liverpool City Council (Council) on behalf of Cowpasture Road (2005) Pty Ltd, the owner of the property 
at 368-370 Cowpasture Road, Middleton Grange (the site) (refer to Figure 1 overleaf). It seeks to initiate 
amendments to the Liverpool Local Environment Plan 2008 (Liverpool LEP 2008) to enable the future 
orderly development and continued use of the site for a diverse range of commercial activities by: 

▪ Rezoning the land to B6 Enterprise Corridor; 

▪ Increase the maximum height of building standard from 8.5m to 15m; and 

▪ Increase the maximum floor space ration (FSR) standard from 0.65:1 to 0.75:1. 

This Planning Proposal explores the sites future flexibility to shift and respond with market conditions, 

without posing competition to existing town centres and neighbourhood shops within the vicinity of the 

site. Despite its current zoning, the site is not suitable for residential development due to constraints, 

including its proximity to a classified road. 

The site is currently zoned R1 General Residential pursuant to the Liverpool LEP 2008 and is subject to a 
maximum building height provision of 8.5m under Clause 4.3 and a maximum FSR of 0.65:1 under Clause 
4.4. The site contains an existing BP service station, Pizza Hut and KFC restaurant which are inconsistent 
with the objectives and land use intent of the R1 zoning of the land under the LEP. The uses presently on 
site are permitted as additional permitted uses under Schedule 1 Clause 9 of the Liverpool LEP 2008. A 
rezoning of the site sought under this Planning Proposal will bring the zoning of the site into alignment with 
the current land use activities at the site, whilst accommodating the potential for new development to be 
achieved, being a specialised retail premises, generating local employment opportunity and service 
offerings. 

The site has a large frontage to Cowpasture Road and is in proximity to the northern on-ramps and 
southbound exit ramps of the M7 Motorway. The site is positioned almost equal distance between the 
Carnes Hill Shopping Centre to the south and developed industrial Len Waters Estate to the north, 
although it is predominantly surrounded by residential neighbourhoods. It benefits from vehicular access 
via Cowpasture Road. This highlights the sites suitability for commercial uses linked to main road trading 
including service stations and highway service centres, food and drink premises, retail, commercial and other 
business premises. The site has a total area of 4,500m², making it one of the largest remnant holdings in 
the suburb of Middleton Grange, capable of supporting a range of business uses and main road trading 
activities consistent with the nature of existing operations. 

The Liverpool Local Strategic Planning Statement (the Liverpool LSPS) and supporting economic land use 
studies have confirmed the need for 500-1,000 new jobs in the suburb of Middleton Grange to 2036 to 
support the  continued  population   growth  associated  with  residential  land  release and in-fill 
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development across the surrounding areas. The limited availability of suitable sites to accommodate 
employment generating activities in these areas highlights the sites suitability for rezoning. Modest 
increases to the permitted maximum height of buildings and floor space ratio standards outlined in this 
report will enable the orderly and viable redevelopment of the site to accommodate new retail, 
commercial and service-based jobs which will contribute towards local employment targets. 
Additionally, a maximum building height of 15m and maximum FSR of 0.75:1 is consistent with 
surrounding B6-zoned sites. 

Figure 1      Site location (Source: Six Maps) 

1.2 Objective and Purpose 

The objective of this Planning Proposal is to facilitate additional employment generating uses and job 
diversity in addition to what is currently provided for on the site. 

The current development standards and zoning parameters greatly constrain the sites’ continued use 
and viability of future redevelopment and improvements. A rezoning of the site envisaged under this 
Planning Proposal aligns with several strategic objectives  and planning priorities outlined in Council’s 
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LSPS, employment strategies and higher order strategic plans including the Greater Sydney Region Plan 
and the Western City District Plan. 

Modest uplift to the applicable maximum height of buildings and floor space ratio development 
standards under the Liverpool LEP 2008 will also facilitate an appropriate scale of building typologies to 
expand the sites commercial activity under the proposed rezoning. 

This revised Planning Proposal is supported by an indicative concept plan prepared by Mosca Pserras 
Architects, included in Section 5 and Appendix B (Revised). The concept plan includes a 3,375m² two 
storey building with on-site parking at the ground floor.  

1.3 Proposed LEP Amendments 

This Planning Proposal has been prepared to initiate a change in land use permissibility to enable the 

provision of employment generating land uses on the site. The Planning Proposal seeks to amend the 

Liverpool LEP 2008 in the following ways: 

▪ Rezone the site from R1 General Residential to B6 Enterprise Corridor. This will require an 
amendment to Liverpool LEP Zoning Map_008.  

▪ Amend the Liverpool LEP 2008 Height of Buildings Map_008 to apply a maximum building 
height control of 15m in place of the existing 8.5m control. A 15m building height control 
would accommodate a 2-3 storey development.  

▪ Amend the Liverpool LEP 2008 Floor Space Ratio Map_008 to apply a maximum floor space 
ratio control of 0.75:1 in place of the existing 0.65:1 control.   

Figures 17 to Figure 19 of this report provide excerpts of the proposed changes to the relevant Liverpool 
LEP 2008 maps. The complete suite of amended Liverpool LEP 2008 maps is included at Appendix C, 
Appendix D and Appendix E (Revised). 

As part of the current Department of Planning, Industry and Environment (DPIE) planning reforms, the 
B6 zone will be converted to a new E3 Productivity Support zone and will be implemented over the next 
twelve (12) months from December 1 2021. This zone seeks to better support state and local strategic 
planning, increase investment, and boost jobs growth and will be characterised by a mix of industrial, 
commercial creative, warehousing and emerging new industries that need larger floor space. The E3 
zone is aligned to the aims and objectives of the B6 zone, as well as the purpose and objectives of this 
Planning Proposal. 



243 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 1 Attachment 1 Proponent Prepared Planning Proposal Report 

 

 

  

PLANNING PROPOSAL – 368-370 COWPASTURE ROAD MIDDLETON GRANGE | 9 

 

 

1.4 Supporting Documentation 

This Planning Proposal should be read in conjunction with technical material listed in Table 1 below. 
 
Table 1   Supporting Consultant Inputs 

Appendix Technical Material Prepared By 

A Survey Plan Mosca Pserras Architects 

B Preferred Concept Plan (Revised) Mosca Pserras Architects 

C Amended Zoning Map (LZN_008) APP Corporation Pty Ltd 

D Amended Height of Buildings Map (HOB_008) APP Corporation Pty Ltd 

E Amended Floor Space Ratio Map (FSR_008) 
(Revised) 

APP Corporation Pty Ltd 

F Existing Site Plan (Updated) Mosca Pserras Architects 

G Economic Impact Assessment HillPDA 

H Detailed Site Investigation Douglas Partners Pty Ltd 

I Traffic Report CBRK 

J Preliminary Site Investigation Aargus Pty Ltd,  

Peer Reviewed by Miguel 
Zavaleta- Romera cEnvP 
Certified No. 945 

 

This Planning Proposal has been prepared pursuant to the provisions of Division 3.2 of the Act and in 

accordance with the Department of Planning’s A Guide to Preparing Planning Proposals 2018. It 

considers the strategic and site-specific merits of the proposed LEP amendments in the context of the 

relevant State and local planning policies, includes relevant mapping changes and a timeline to 

completion of the application. This report concludes that the proposed changes to the zoning and 

development parameters are modest and in line with the existing and future use of the site and main 

road character. It will facilitate higher order employment generating uses on the site and contribute 

towards the achievement of local job targets outlined in Council’s LSPS. Accordingly, the Planning 

Proposal is worthy of support from Liverpool City Council and the DPIE. 
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2. Background 

2.1 Pre-Lodgement Consultation Summary 

Initial consultation with Council was conducted in July 2020 as part of Council’s Phase 1 LEP Review 
(Amendment 82). APP prepared a submission on behalf of the owner of the site, Cowpasture Road 
(2005) Pty Ltd, requesting inclusion of the proposed changes to zoning controls and development 
standards applied to the site in the Council-led Planning Proposal. 

The submission prepared by APP to the Liverpool LEP Review recommended that the site be rezoned to 
B6 Enterprise Corridor to better classify the existing use and development. The submission also put forth 
moderate uplifts to height and FSR standards, in-line with nearby B6 zoned sites. Proposed changes to 
development controls included a minimum FSR of 0.75:1 and building height of 15m with the intent to 
attract businesses and encourage revitalisation of the site. 

As part of Council’s reporting to the Ordinary Meeting of Council in August 2020, the request to rezone 
the site from R1 General Residential to B6 Enterprise Corridor was acknowledged yet could not be 
facilitated in the required timeframes. As a result, Council recommended the preparation of a 
proponent-led Planning Proposal as a more appropriate means of seeking the requested changes to 
zoning controls and development standards. 

2.2 Employment Generation 

The Planning Proposal is supported by an Indicative Concept Plan, prepared by Mosca Pserras 

Architects. Under the Concept Plan, the existing uses at the site are to be replaced by a specialised 

retail premises. This use would have economic benefits during construction and post-construction, and 

effectively serve a different function in the retail and commercial hierarchy compared to the larger 

centres at Middleton Grange Village / Town Centre, Carnes Hill Town Centre, Austral Town Centre and 

Hoxton Park. 

Based on current market research, it is estimated that the site currently provides a total of sixty (60) 

full-time and part-time jobs, including: 

▪ Ten (10) full-time and part-time jobs associated with the service station and convenience store; 

▪ Twenty (20) full-time and part-time jobs associated with the Pizza Hut restaurant; and 

▪ Thirty (30) full-time and part-time jobs associated with the KFC restaurant. 

 
This Planning Proposal is supported by an Economic Impact Assessment (EIA) prepared by HillPDA and 

included in Appendix G. The EIA assessed the proposed economic development of the Planning 

Proposal based on the preferred concept. The following employment generation assumptions are 

provided for the construction and post-construction phase: 

• One hundred and six (106) direct and indirect jobs created and supported during the construction phase; and 
• Fifty-two (52) jobs provided, post-construction. 
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The proposed development would have additional economic benefits discussed further in this report 

and is considered to constitute a more orderly and efficient use of the land, aligned with the existing 

uses on site and the State planning objectives to deliver additional employment generating uses and 

support growth. 
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3. Site Analysis 

3.1 Site Description and Location 

The site subject of this Planning Proposal is legally identified as Lot 4 in DP 1052704, 368-370 
Cowpasture Road, Middleton Grange. The site contains an existing BP service station and Pizza Hut 
restaurant in the northern portion (see Figure 3) of the site and a separate KFC restaurant in the 
southern portion of the site (see Figure 4). It has a total approximate land area of 4,500m² and a 79m 
frontage to Cowpasture Road along its eastern boundary. 

The site is located on the western side of Cowpasture Road, which is a State classified arterial road. It 
has two direct points of access for vehicles from Cowpasture Road and no direct access from the 
adjoining residential streets, including Mustang Close to the south or Parer Avenue to the north. The 
site is positioned 220m south of Qantas Boulevard (Sixteenth Avenue East), 500m south of the Westlink 
M7, 100m north of Fifteenth Avenue / Hoxton Park Road, 4.3km north-west of the M5 South Western 
Motorway and 1.4km north of the Carnes Hill Town Centre. 

Figure 2      Site within surrounding context (Source: SIX Maps) 
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The site survey is included in Appendix A. The existing site plan prepared by Mosca Pserras Architects 
is included in Figure 3 and Appendix F. Views of the site are included in Figure 4 to Figure 6. Key site 
features are also summarised in Table 2, below: 

Table 2       Site Description 

 

Feature Description 

Street Address 368-370 Cowpasture Road, Middleton Grange 

Legal Description Lot 4 in DP 1052704 

Site Area 4,500m² 

Site Dimensions 79m street frontage to Cowpasture Road x 49m-71m depth 

Topography Parallel to Cowpasture Road, the site declines slightly from north to 
south (RL 45-47 to RL 41-44, generally) 
From the Cowpasture Road frontage to the rear of the site, the site 
inclines slightly from east to west (RL 41-45 to RL 44-47, generally) 

Other Features Separate entry (to the south) including left turn-in lane only and exit 
point (to the north) including merge right lane connecting to 
Cowpasture Road 
Pedestrian footpath lining Cowpasture Road frontage to the north 
and south of the site, connecting to surrounding residential areas 
including direct access to Mustang Close 
Minor landscaping of setback to the northern and western site 
boundaries interfacing residential neighbours 
Ornamental hedging lining KFC restaurant drive through and entry 
Existing parking including 10 spaces lining the front (south) of service 
station, convenience store and Pizza Hut, in addition to parking at 
fuel bowsers 
5 spaces attached to the front (north) of the KFC Restaurant, in 
addition to drive-through area 
Approximately 27 spaces lining the west and north-west boundary 
interface at rear of site 
Delivery and waste collection area west of the Pizza Hut restaurant 
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Figure 3 Existing Site Plan (Source: Mosca Pserras Architects) 

 

Figure 4 View of the northern portion of the site containing the BP Service Station and Pizza Hut restaurant (Source: Google Maps) 
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Figure 5      View of the southern portion of the site containing KFC restaurant (Source: Google Maps) 

Figure 6     View of service station, convenience store and Pizza Hut restaurant frontage (Source: Google Maps) 

3.2 Surrounding Development and Context 

The surrounding areas of Middleton Grange, Carnes Hill and Hoxton Park are characterised as 

predominantly low-density residential neighbourhoods with limited retail, commercial and industrial 

activities. The site is the only property along Cowpasture Road having direct frontage and access to the 

arterial road. Whilst residential zoned properties exist to the north and south along the road, they are 

separated typically by large acoustic barriers and landscape treatments. Most of the residential areas 

lie to the west of the site. 
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There are three detached dwellings adjoining the sites northern boundary located at 1-5 Fysh Avenue, 

as well as a 1 storey detached dwelling located parallel to the sites western boundary located on 47 

Parer Avenue (refer to Figures 7 and 8). 

 

 

Figure 7      Three residential dwellings adjoining the site at 1-5 Fysh Avenue (Source: Google Maps) 

 
Figure 8     Residential dwelling adjoining the site at 47 Parer Avenue (Source: Google Maps) 

Further to the east on the opposite side of Cowpasture Road is an established low density residential 
area also characterised by 1 to 2-storey detached dwellings and dual occupancies. No direct access to 
the road is available to these adjacent residential properties. 

The Hinchinbrook Zone Substation is located directly to the south of the site and an Anytime Fitness 
Gym is located directly to the south-west on Mustang Close. 
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Figure 9     View of the Hinchinbrook Zone Substation from Cowpasture Road (Source: Google Maps) 

 
Figure 10   View of the Anytime Fitness Gym from Mustang Close (Source: Google Maps) 

The site is a prominent feature in the surrounding landscape, serving as a key pit stop for motorists and 

local convenience offering for local residents. It is located approximately 6.5km west of Liverpool Central 

Business District (CBD), 18.5km south-west of Parramatta CBD and 33.3km west of Sydney CBD. 

Cowpasture Road provides an important regional connection to the Westlink M7 and M5 South Western 

Motorway and as such, the site is well utilised by commuters and freight vehicles throughout the day. 
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3.3 Access and Transport 

Vehicular and pedestrian access to the site is via Cowpasture Road which aligns the eastern boundary 
frontage. All vehicular traffic enters the site via the southern driveway and leaves in a forward direction 
on to Cowpasture Road from the exit-only northern driveway as shown on the Existing Site Plan in Figure 
5 and included in Appendix F. The vehicular entrance and exit points to the road are clearly marked and 
wide enough to accommodate access and manoeuvring by large trucks. 

The site is accessed at a district level via road infrastructure including: 

▪ Qantas Boulevard (Sixteenth Avenue East) to the north; 

▪ Westlink M7 to the north; 

▪ M5 South Western Motorway to the south-east; 

▪ Fifteenth Avenue and Hoxton Park Road to the south; and 

▪ Camden Valley Way to the south. 

Numerous bus routes service Cowpasture Road, including Route 853 Carnes Hill to Liverpool via Hoxton 
Park, providing local connections between the site and local and regional centres. Liverpool Train Station 
is located 7.2km east of the site, connecting to local and regional rail corridors. Planned transport 
infrastructure including trackless trams are proposed to operate along Hoxton Park Road nearby to the 
south of the site which will connect it to Liverpool and the emerging Western Sydney Airport and 
Aerotropolis. 

Internal vehicular site access includes numerous driveways and hardstand turning and parking areas. 
The site layout was originally designed having regard to the traffic volumes anticipated along 
Cowpasture Road. It ensures that vehicular traffic can easily access and park close to the entrances of 
the take-away restaurants and within the service station (see Figure 11). 

 

Figure 11   Internal site driveways and hardstand manoeuvring and parking areas (Source: Google Maps) 
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A footpath running along the frontage to Cowpasture Road provides access for pedestrians into the site 

(see Figure 12). Internally, demarked crossings and pedestrian priority zones which are shared with slow 

moving traffic ensures safe access for pedestrians into each of the convenience services. 

 

 

Figure 12   Existing footpath along Cowpasture Road (Source: Google Maps) 

A footpath along the northern side of Mustang Close to the south of the site also provides informal 

pedestrian access via the rear driveway of the KFC restaurant as shown in Figure 13. 

 

Figure 13   Existing footpath along Cowpasture Road (Source: Google Maps) 
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3.4 Utility Infrastructure 

The site is currently connected to and serviced by the following utility infrastructure: 

▪ Mains water; 

▪ Mains sewerage; 

▪ Underground electricity network; and 

▪ Telecommunications (NBN). 

3.5 Landscaping, Native Vegetation and Biodiversity 

Owing to the location of the site and existing uses existing on-site landscaping is limited to minimal 
landscaping, ornamental hedging around the northern and western boundaries interfacing to residential 
properties and small garden beds. Low hedging also exists along the southern edge at the interface to 
Mustang Close and the adjoining Anytime Fitness. Whilst limited in total area, existing on- site landscape 
features are well maintained. 

The site does not comprise any protected or significant biodiversity or native flora and fauna. Small to 
medium sizes trees are scattered along the boundaries of the site and provide no real opportunities for 
nesting or feeding for native birds. 

More significant trees are located in the adjoining residential areas and some of the surrounding 
neighbourhood streets further to the west and north-west. The subject site comprises largely hardstand 
concrete areas. 

The site does not contain, nor is it located near to any natural watercourse or body of water. The site is not 
mapped as Environmentally Significant Land. 

3.6 Bushfire and Flooding Conditions 

The site is not mapped as being Bushfire Prone Land or land impacted by stormwater or river flooding. 

3.7 Community Infrastructure 

The site is located within a 5km of several community facilities, civic and educational institutions, 

including: 

Schools 

▪ Thomas Hassall Anglican College Middleton Grange Public School 

▪ Hinchinbrook Public School Hoxton Park High School 

▪ Good Samaritan Catholic College 

▪ Good Shepherd Catholic Primary School Malek Fahd Islamic School 

▪ Hoxton Park Public School Clancy Catholic College 
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Universities and TAFE 

▪ Western Sydney University – Liverpool University of Wollongong – Liverpool TAFE NSW 
Liverpool 

▪ TAFE NSW Miller 

Civic 

▪ Liverpool City Library Liverpool Police Station Liverpool Court Hose 

Health 

▪ Liverpool Hospital 

Other 

▪ Hoxton Park Anglican Church Australian Christian Fellowship The Church in Liverpool 

3.8 Surrounding B6 Zoned Sites 

The subject site is located within close proximity to a number of B6 Enterprise Corridor sites featuring 
consistent maximum building height and FSR controls sought under this planning proposal. Surrounding 
B6 sites with a maximum building height of 15m and maximum FSR of 0.75:1, include: 

▪ 402 Hoxton Park Road, Prestons 

▪ 525 Cowpasture Road, Len Waters Estate 

▪ 501 Cowpasture Road, Len Waters Estate 

▪ 505 Cowpasture Road, Len Waters Estate 

▪ 515 Cowpasture Road, Len Waters Estate 

▪ 525 Cowpasture Road, Len Waters Estate 

▪ 535 Cowpasture Road, Len Waters Estate 

▪ 4-8 Lyn Parade, Prestons 

▪ 274-276 Hoxton Park Road, Prestons 

▪ 264-272 Hoxton Park Road, Prestons 

▪ 246 Hoxton Park Road, Prestons 
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4. Planning Context 

4.1 Strategic Planning Framework 

4.1.1 Greater Sydney Region Plan 

A Metropolis of Three Cities establishes the overarching strategic vision for the provision of 
infrastructure, liveability, productivity and sustainability in line with Greater Sydney’s projected 
population and economic growth. The plan identifies three cities within the Metropolis- including the 
emerging Western Parkland City for which the subject site resides within. 

Strongly driven by new city-shaping infrastructure investment, such as the Western Sydney Airport, 
the Western Economic Corridor within the Parkland City is earmarked to contribute to a strong trade, 
freight, logistics, advanced manufacturing, health, education and science economy. The Western City 
will include expansive industrial and urban services land, supported by new freight links and an 
expanded motorway network and the Western Sydney Airport. 

The site is located within the urban area to the west of the Liverpool Metropolitan Cluster, home to 
the Liverpool Innovation Precinct consisting of hospitals, allied health, educational, civic facilitates 
and a range of community services. It is positioned on the western side of an important north-south 
collector road which connects into the major arterial network and is on the eastern edge of the 
Western Economic Corridor. 

The following productivity directions and objectives from the Greater Sydney Region 
Plan are relevant to the Planning Proposal: 

▪ Jobs and Skills for the City 

- Greater diversity of job choice to enable required employment growth and 

number of new jobs across the Western Parkland City. 

- Supporting employment growth with access to freight rail and major road 

corridors to better improve connections, integration between industries 

and business innovation. 

▪ Integrated Land Use and Transport 

- Drive opportunities for investment and business across the city and support a diverse 
economy. 

- Deliver the 30-minute city and strengthen the viability of existing and future 

planned economic corridors along main roads and rail lines. 

- Centre-serving corridors accommodating turn-up and go access to services. 

▪ Investment and business activity in Centres 

- Jobs are closer to homes and optimising transport corridors to provide 

improved access to employment opportunities 

- Increased collaboration and productivity drive by business agglomerations 

- Significant demand for emerging retail and commercial lands – particularly in the Western 
Parkland City 

- Local centres play an important role in providing access to goods and services close to 

where people live
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Figure 14    Distribution of resident workforce 2016 (Source: GSC) 

The proposed changes to land use zoning, FSR and maximum building height will provide greater 
flexibility in existing and proposed site uses and employment opportunities. The proposed amendments 
to the Liverpool LEP 2008 will facilitate the retention of the existing on-site service station, convenience 
store and takeaway food outlets, whilst allowing future permissible development in the form of 
additional commercial space. 

Changes to these controls align with Greater Sydney Region Plan objectives through improved provision 
of local business offerings and employment opportunities within the Western Parkland City. Locally, this 
Planning Proposal will contribute to the attainment of a 30-minute city be providing local employment 
opportunities for residents of Middleton Grange and surrounding areas. With reference to Figure 14, 
this will reduce the need for the Western Parkland City workforce to travel to the Central River City or 
Eastern Harbour City for employment opportunities. 
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4.1.1 Western City District Plan 

The site is located within the Western City District of Greater Sydney. The Western City District Plan 
reflects the broader vision of Sydney as a three-city metropolis. The Western City District is earmarked 
to experience a once-in-a-generation economic boom, bringing together infrastructure, business and 
knowledge-intensive jobs. Liverpool is identified as a Metropolitan Cluster and will contribute between 
36,000 to 39,000 jobs to the local community by 2036. 

The District Plan identifies a number of planning priorities that support the provision of commercial and 
business zoned land to meet the everyday and employment needs of Liverpool residents. Relevant 
Planning Priorities include: 

4.1.2 Liveability 

Planning Priority W3: Providing services and social infrastructure to meet people’s changing needs 

▪ Residents need the right local mix of services to meet their needs 

▪ Improving safety, accessibility and inclusion by co-locating activities 

▪ Fine grain urban form and land use mix provides a greater diversity of uses 

Planning Priority W5: Providing housing supply, choice and affordability, with access to jobs, services 
and public transport 

▪ Liverpool is identified as a housing market demand area, including land release areas 

▪ Housing supply must be coordinated with local infrastructure with direct and safe connections 
to shops, services and public transport 

Planning Priority W6: Creating and renewing great places and local centres, and respecting the 
District’s heritage 

▪ Great places provide a mix of land uses including local services at the heart of the community 

▪ Streets are important for movement of people and goods and also enhance social and 
economic participation 

▪ Movement corridors, such as Cowpasture Road, provide safe, reliable and efficient movement 
between centres, neighbourhoods, whilst balancing the needs of places and the communities 
it passes through 

4.1.3 Productivity 
Planning Priority W7: Establishing the land use and transport structure to deliver a liveable, 

productive and sustainable Western Parkland City 

▪ The vision for Greater Sydney is one where people can access jobs and services in their nearest 
metropolitan and strategic centre 

▪ Integrated land use and transport planning will assist in creating 30-minute cities 

▪ During the morning peak, 51 per cent of residents commute outside the District for work by 
car, reducing the District’s residents choice about where to work 
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The above-mentioned Planning Priorities highlight the importance of developing local centres and 
services to support local residents. This is particularly relevant in expanding access to employment 
opportunities, in-line with local population growth and the attainment of a 30-minute city. The subject 
site currently provides limited services and employment capacity within an existing residential zone. 
Rezoning of the site to B6 Enterprise Corridor better reflects its current use and future capacity to 
expand its service and employment offerings. 

With reference to Figure 15 included in support of Planning Priority W6, appropriate development 
adjacent to movement corridors provides safe reliable and efficient movement between centres and 
neighbourhoods, whilst balancing the needs of places and the communities it passes through. 
Development and retention of commercial and retail uses at the site aligns with the movement and 
place framework established by Future Transport 2056, as well as the GSC’s Western City District Plan. 
Due to the sites position adjacent to Cowpasture Road, the site is not suitable for residential 
development and R1 General Residential zoning. 

 

Figure 15   Movement and place framework (Source: Greater Sydney Commission) 

 

4.1.2 Liverpool Local Strategic Planning Statement – Connected Liverpool 2040 

The Liverpool LSPS seeks to provide a strategic vision for the future of the LGA, in-line with population 
growth and development. The LSPS identifies an expected population increase of 60% between 2019 
and 2036 to 358,871 residents. Largely driven by the Western Sydney City Deal, an additional 200,000 
jobs are required across the Western City District over the next 20 years, with Middleton Grange 
accounting for 500-1000 new jobs to 2036. It is estimated that this Planning Proposal will generate one 
hundred and six (106) direct and indirect jobs during the construction phase, and fifty-two (52) jobs 
on-site associated with the retail premises (Appendix G). The employment generation assumptions 
included in Appendix G are based on the revised concept plan which seeks 3,375m2 two-storey retail 
space. The Liverpool LSPS in-part responds to the long-term structural imbalance of jobs across 
Greater Sydney and identifies the provision of local jobs for local people as a key priority. 

The Liverpool LSPS identifies a number of connectivity and productivity related planning priorities 

relevant to this planning proposal, including: 
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4.1.4 Connectivity – Our Connections 

▪ Local Planning Priority 1: Active and public transport reflecting Liverpool’s strategic 
significance 

- Vision to have fast and frequent connections within Liverpool and to other centres 
- Ensure all residents and workers can access the benefits of the 30-minute city 

▪ Local Planning Priority 2: A rapid smart transit link between Liverpool and Western Sydney 
International Airport/Aerotropolis 

- Progress the FAST Corridor to deliver a rapid transit connection to Western 

Sydney International Airport 

- Create transit-oriented development along the route at appropriate locations and at 

an appropriate scale 

▪ Local Planning Priority 3: Accessible and connected suburbs 

- Link suburbs and centres with each other and Liverpool City Centre by a network 

of pathways and cycleways 

- Advocate for improvements to public transport connections and timetabling for 

suburban areas and centres 

- Use placemaking principles to ensure that public transport infrastructure and 

accessibility to suburban centres is optimised 

- Improve local road access to suburbs and centres 
 

4.1.4.1 Productivity – Our Jobs 

▪ Local Planning Priority 11: An attractive environment for local jobs, business, tourism and 
investment 

- Reduce the proportion of people leaving the LGA for work 
- Support small businesses including start-ups 
- Continue advocacy for city shaping transport infrastructure to boost jobs growth 

▪ Local Planning Priority 12: Industrial and employment lands meet Liverpool’s future needs 

- Monitor land development to ensure there is enough employment land to meet 

future need for a number of price points 

- Prepare flexible planning controls to ensure future businesses are not unduly restricted 
- Strengthen connectivity between Liverpool City Centre and neighbourhood and 

district centres 

Liverpool Council’s Fifteenth Avenue Smart Transit (FAST) Corridor project will provide residents with 
rapid bus connection from Liverpool City Centre to Western Sydney Airport by 2026. The FAST Corridor 
will better connect residents of suburbs historically impacted by poor public transport amenity, 
including Middleton Grange, to employment opportunities. The FAST Corridor traverses the Fifteenth 
Avenue, Hoxton Park and Cowpasture Road intersection located approximately 100m south of the site. 
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As such, there is also opportunity to explore the sites capacity to deliver transit-oriented development 

by ensuring a long-term majority (50%+) of work-related travel movements can be achieved by 

sustainable modes, including walking, cycling and public transport. The sites proximity to the FAST 

Corridor provides opportunity to provide additional employment opportunities in a well-connected 

area. 

Figure 16 FAST Corridor connecting Western Sydney Airport (west) to Liverpool CBD (east) via Middleton Grange (Source: Liverpool LSPS) 

 
Figure 17   Major job growth areas 2016-2036 excerpt (Source: Liverpool LSPS)
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4.1.3 Liverpool Industrial and Employment Lands Strategy 2020 

The Liverpool Industrial and Employment Land Strategy 2020 identifies the need for more business and 
jobs across the LGA in response to investment and population growth. Improved provision of goods and 
services, as well as employment opportunities are required to support the local population. In the 
context of this Planning Proposal, the Strategy relates to the sites existing and proposed service and 
retail offerings and its capacity to provide employment opportunities in a strategically significant 
location. The Draft Study draws on data, insights and recommendations presented in the Knight Frank 
Industrial Land Study 2016, SGS Economics and Planning Industrial Lands Study 2018 and APP Industrial 
Development Lands Study 2019. 

This Planning Proposal seeks to retain the sites existing service station, convenience store and fast-food 
outlets, whilst exploring additional commercial and retail uses in alignment with objectives of the B6 
Enterprise Corridor zone. This will contribute to providing employment opportunities for Liverpool’s 
rapidly increasing population. Whilst the proposed B6 Enterprise Corridor zoning is classified as 
employment land under the Strategy, no industrial development is intended for the site, limiting the 
applicability of some aspects of the Strategy. This Planning Proposal aligns with the following action: 

• Plan and manage employment lands within the western portion of the Liverpool LGA.  

The Strategy also provides a Guiding Criteria for Planning Proposals. Applicable sections of the Guiding 
Criteria and the Planning Proposal’s alignment with these sections are included in the Table 3 below. 
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Table 3       Guiding Criteria for Planning Proposals (Source: Liverpool City Council) 

 Guiding Criteria Rationale Compliance 

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. 

This intent of the Planning Proposal to ‘provide a more 
appropriate land use zoning to reflect the existing and 
future land uses’, contributing to provision of local 
services and employment generating uses. 

This Planning Proposal is in-line with the aims and 
objectives of the B6 Enterprise Corridor zone, 
contributing to the provision of jobs service offerings 
within the zone. available within 30-minutes of the site. 

The proposed FAST Corridor will further support 
fulfillment of the 30-minute city concept by improving 
public transport connection to the site, in addition to 
existing public transport routes along Cowpasture Road. 

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. 

It is estimated that the site currently provides sixty (60) 
full-time and part-time jobs across the existing service 
station, convenience store, Pizza Hut restaurant and KFC 
restaurant. 

Under this Planning Proposal, it is expected that one 
hundred and six (106) jobs will be provided created 
during the construction phase and fifty-two (52) during 
operation, resulting in significant employment and 
economic benefit that will support growth at the site 
(Appendix G). 

Rezoning of the site to B6 Enterprise Corridor will ensure 
the site is protected as key local employment land 
providing commercial and retail uses. 

The modest uplift to development controls proposed will 
ensure an improved economic use of the site and 
continued viability of commercial and retail uses. 

As such, this Planning Proposal is considered to be within 
the best economic interest of the community, 
particularly as it relates to employment opportunity. and 
economic benefit. 

This Planning Proposal is supported by an EIA prepared 
by HillPDA and included in Appendix 

G. The EIA includes justification for the economic 
contributions of the proposed development during 
construction and post- construction phases. 

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 

The subject site is currently located within an R1 General 
Residential zone and includes a service station, 
convenience store and two fast food outlets. 

The site’s direct access and frontage exposure to 
Cowpasture Road (unlike other residential properties to 
the north and south) makes it more suited to a zoning 
which encourages commercial uses, given its regional 
and local accessibility and highly trafficable frontage. 
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 Guiding Criteria Rationale Compliance 

Given the orientation and access arrangements of this 
site to Cowpasture Road, it is not considered suitable to 
support residential development, particularly with 
regard to noise and traffic impacts. 

The sites existing use as a service station limits its 
potential for residential development due to the 
potential risk of contamination resultant from chemicals 
associated with this type of land use and likely costs 
associated with any transition under a redevelopment. 

Adjacent land uses to the north and west are largely 
residential and acoustic screens are provided to mitigate 
impacts to these sensitive neighbours. 

Future development will ensure inclusion of an adequate 
landscaped setback to adjoining properties, providing an  
Impacts to adjoining land uses will be further assessed in 
support of any future DA and appropriate operational 
procedures and mitigation measures adopted 
appropriate buffer along the north and west site 
boundaries. 

The concept scheme has been prepared with 
acknowledgment of potential overshadowing impacts 
and will seek to retain all additional shadow within the 
site boundary. 

The concept scheme presents an appropriate bulk and 
scale of development to protect the visual and acoustic 
amenity of adjoining residential 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. 

The site is accessed via Cowpasture Road. Existing local 
bus services currently service the site, in addition to 
access by private vehicles. 

The proposed FAST Corridor is located 100m south of 
the site and will provide rapid public transport access 
following its completion by 2026.  

There is an existing footpath lining the sites 
Cowpasture Road frontage, providing direct 
connection for pedestrians and cyclists to residential 
areas to the west. 



266 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 1 Attachment 1 Proponent Prepared Planning Proposal Report 

 

 

  

PLANNING PROPOSAL – 368-370 COWPASTURE ROAD MIDDLETON GRANGE | 30 

 

 

 

Figure 18   Industrial and Employment Lands Map (Source: Liverpool City Council)
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4.1.4 Liverpool Centres and Corridors Strategy 2020 

The Liverpool Centres and Corridors Strategy 2020 has been developed in response to Action 11.3 of 
the Liverpool LSPS. Liverpool is experiencing substantial growth and there is a need to ensure that our 
centres can respond to growth and emerging commercial and retail trends. It is estimated that 
273,509m2 of new retail supply is required to 2036 across the city centre and town centres. The Strategy 
includes a set of guiding criteria for Planning Proposals which are intended 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. 

Table 4 identifies the Planning Proposals’ alignment to the guideline: 

Table 4       Liverpool Centres and Corridors Strategy 2020 – Guiding Criteria for Planning Proposals 

Guiding Criteria 
Rationale Compliance 

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. 

The Strategy specifically identifies 
Middleton Grange as a proposed town 
centre, earmarked for future 
development and acknowledges that 
current residents have limited access to 
retail facilities. 

The Planning Proposal pursues a 
rezoning of the site to B6, in-line with 
existing land use and to facilitate a 
plethora of future B6-compatible 
development, as well as modest 
expansion of maximum height of 
building and FSR controls. 

The Planning Proposal includes a 
preliminary concept plan which 

provides for a 3,375m2 two-storey retail 
building with on-site parking at the 
ground floor.  

The site will largely service northbound 
motorists on Cowpasture Road, local 
residents and visitors and is therefore 
effectively serving a different role to the 
larger centres at Carnes Hill, Green 
Valley and the proposed centres at 
Middleton Grange and Austral. 

The Planning Proposal will therefore not 
have a significant negative impact on 
the retail operation of the Liverpool City 
Centre or existing town centres and 
local centres. 
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Guiding Criteria 
Rationale Compliance 

Refer to the EIA prepared by HillPDA and 
included in Appendix G for further 
justification of economic benefits. 

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. 

The subject site is located on the eastern 

boundary of Middleton Grange and will 

largely service northbound motorists on 

Cowpasture Road. 

As such, any future development will not 

detract from the retail function of 

surrounding centres including Carnes Hill, 

Green Valley, Austral or Middleton 

Grange. 

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 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. 

Under this Planning Proposal, the existing 

site uses including the two takeaway food 

outlets and service station will be 

replaced with a specialised retail 

premises. 

The proposed 3,375m2 two-storey 

commercial building is to be occupied by a 

specialised retailer and will constitute a 

more orderly and economically use of the 

site.  

The proposed amendments to building 

height and FSR controls are consistent 

with the proposed concept plan and 

surrounding B6 zoned sites, whilst 

ensuring flexibility in future use of the site 

(refer to section 3.8). 

Therefore, the Planning Proposal will 

effectively retain the retail character 

distributed across the LGA and promote 

accessibility to additional commercial/ 

retail facilities into the future. 
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Guiding Criteria 
Rationale Compliance 

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. 

The subject site is not directly connected 

to a town centre or local centre. The 

existing and proposed development 

predominantly services northbound 

motorists on Cowpasture Road. 
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4.2 Statutory Planning Considerations 

4.2.1 Liverpool Local Environmental Plan 2008 

The Liverpool Local Environmental Plan 2008 (Liverpool LEP 2008) is the relevant local environmental 

planning instrument comprising controls relevant to both residential and business development. Under 

the Liverpool LEP 2008, the site is currently zoned R1 General Residential. The existing R1 General 

Residential provisions relevant to the site are included in Table 5. Figures 19-21 showcase the sites 

current land zoning, FSR and building height mapping under the Liverpool LEP 2008. 

Table 5       Current Liverpool LEP 2008 Controls 

Planning Standards Development Control 

Land Zoning R1 General Residential 

Objectives ▪ To provide for the housing needs of the community. 

▪ To provide for a variety of housing types and densities. 

▪ To enable other land uses that provide facilities or services 
to meet the day to day needs of residents. 

▪ To ensure that housing densities are broadly concentrated 
in locations accessible to public transport, employment, 
services and facilities. 

▪ To facilitate development of social and community 
infrastructure to meet the needs of future residents. 

 

Planning Standards Development Control 

Permitted with 
Consent 

Attached dwellings; Bed and breakfast accommodation; Boarding houses; 
Building identification signs; Business identification signs; Centre-based child 
care facilities; Community facilities; Dwelling houses; Educational 
establishments; Environmental facilities; Environmental protection works; 
Exhibition homes; Exhibition villages; Flood mitigation works; Group homes; 
Home businesses; Home industries; Hostels; Multi dwelling housing; 
Neighbourhood shops; Oyster aquaculture; Places of public worship; Pond- 
based aquaculture; Recreation areas; Recreation facilities (indoor); 
Recreation facilities (outdoor); Residential flat buildings; Respite day care 
centres; Roads; Secondary dwellings; Semi-detached dwellings; Seniors 
housing; Serviced apartments; Shop top housing; Tank-based aquaculture 

Floor Space Ratio 0.65:1 

Height of Building 8.5m 

 



271 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 1 Attachment 1 Proponent Prepared Planning Proposal Report 

 

 

  

PLANNING PROPOSAL – 368-370 COWPASTURE ROAD MIDDLETON GRANGE | 35 

 

 

 

Figure 19   Land Zoning Map – Sheet LZN_008 with site highlighted (Source: Liverpool LEP 2008) 

 
Figure 20   Floor Space Ratio Map – Sheet FSR_008 with site highlighted (Source: Liverpool LEP 2008) 
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Figure 21   Height of Buildings Map – Sheet HOB_008 with site highlighted (Source: Liverpool LEP 2008) 
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Additionally, the site is identified as a key site under the Liverpool LEP 2008 Key Sites map – sheet 
KYS-008. The existing site uses are classified as additional permitted uses under Schedule 1 Clause 9 
of the Liverpool LEP 2008 and are permitted with consent. 

 

Table 6       Liverpool LEP 2008, Schedule 1 Additional permitted uses 

Liverpool LEP 2008, Schedule 1 Additional permitted uses 

9 Use of certain 
land for service 
stations and take 
away food and 
drink premises 

(1) This clause applies to land shown coloured yellow on the Key Sites Map. 

(2) Development for the following purposes is permitted with consent— 

(a) service stations, 

(b) take away food and drink premises if— 

(i) there will be no more than 1 take away food and drink 
premises at each of the areas shown coloured yellow on 
the Key Sites Map, and 

(ii) the gross floor area of the take away food and drink 
premises is not greater than 300m2. 

Under Sch. 1, Cl. 9 (2)(b)(i), no more than 1 takeaway food and drink premises is permissible at an 
identified key site. As a result, the permissibility pathway currently available under Sch. 1 Cl. 9 does 
not facilitate further expansion of the site for takeaway food or drink purposes. With reference to the 
revised Indicative Concept Plan included in Appendix B, the existing uses and buildings are proposed 
to be replaced with a 3,375m2 two-storey retail building which is likely to be used for a range of 
specialised retail premises, suited to the site’s context. 

4.2.1 Liverpool Development Control Plan 2008 

The Liverpool Development Control Plan 2008 (Liverpool DCP 2008) contains detailed objectives and 

controls to guide the operation of land uses and the design, layout and siting of developments. The site 

is currently zoned R1 General Residential and as such the site service station, convenience store and 

fast food outlets are classified as additional permitted uses under Schedule 1 Clause 9 of the Liverpool 

LEP 2008.  As such, the site is currently subject to the following sections of the Liverpool DCP 2008: 

▪ Part 1 –  General Controls for all development;  

▪ Part 2.5 – Middleton Grange; and   

▪ Part 3.8 – Non Residential development in Residential zones.  

Part 1 and Part 2.5 of the Liverpool DCP 2008 are applicable to all development within Middleton 
Grange. Part 3.8 applies to non residential development in residential zones and includes specific 
controls for child care centres, education establishments, health consulting rooms, neighbourhood 
shops and shop top housing, places of public worship, exhibition homes / villages, home businesses / 
industries and large vehicle, vessel and trailer parking. The sites current and proposed new use do not 
align with the land-use specific controls under Part 3.8. 
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Future development of the site, in-line with the aims and objectives of the B6 Enterprise Corridor zone, 
would benefit from assessment under relevant sections of the Liverpool DCP 2008 applicable to retail 
and commercial uses. Pursuant to this Planning Proposal, the site would be subject to Part 1 and Part 

2.5 of the DCP, as well as Part 6 – Development in Business Zones (Except Liverpool City Centre). Part 6 
of the DCP includes relevant controls that address setbacks, building design, landscaping, pedestrian 
access, vehicular access and car parking applicable to the B6 Enterprise Corridor zone. 

Proposed changes to the sites land use zoning, FSR and maximum building height controls as a result of 
this Planning Proposal will too result in more aligned assessment of future commercial and retail 
development under the Liverpool DCP 2008. Landscaped setbacks are recommended for the site. 

4.2.2 Department of Planning, Industry and Environment Planning Reforms 

The DPIE is reviewing and rationalising the business and industrial zones under the Standard Instrument 
Principal Local Environmental Plan (SI Principal LEP). The reform will better accommodate the changing 
needs of businesses, better support state and local strategic planning, increase investment, and boost 
jobs growth. Under the proposed employment zones framework, the existing B6 zone will be converted 
to an E3 Productivity Support zone which will be characterised by a mix of industrial, commercial 
creative, warehousing and emerging new industries that need larger floor space. The following works 
are permitted with consent within the E3 zone: 

▪ Oyster aquaculture; 

▪ Tank-based aquaculture; 

▪ Garden centres; 

▪ Hardware & building supplies; 

▪ Neighbourhood shops; 

▪ Industrial retail outlets; 

▪ Light industries; 

▪ Artisan food and drink industry; 

▪ Creative industries; 

▪ High technology industries; 

▪ Data centre; 

▪ Home industry; 

▪ Domestic goods repair and reuse facilities; 

▪ General industries; 

▪ Depots; 

▪ Warehouse or distribution centres; 

▪ Local distribution centres; 

▪ Freight transport facilities; 

▪ Industrial training facilities; 

▪ Building identification sign; and 

▪ Business identification sign. 
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The new zones will come into place on December 1 2021 and the Government will work with councils 
to implement the framework within their local planning rules over the next 12 months. The E3 zone is 
aligned to the aims and objectives of the B6 zone, as well as the purpose and objectives of this Planning 
Proposal. 
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5. Proposed Amendments 

This Planning Proposal seeks to apply a zoning and development standards that is more compatible with 

the current uses and development on the site. It is also required to enable the development of the 

subject site for retail and commercial uses, beyond the existing service station, convenience store and 

restaurants. Note, commercial premises include business premises, office premises and retail premises. 

The changes to the current zoning, FSR and building height standards are included in Table 7 below: 

Table 7       Proposed Amendments to Liverpool LEP 2008 controls 

Planning Standards Development Control 

Land Zoning B6 Enterprise Corridor 

Objectives ▪ To promote businesses along main roads and to encourage a mix of 
compatible uses. 

▪ To provide a range of employment uses (including business, office, 
retail and light industrial uses). 

▪ To maintain the economic strength of centres by limiting the retailing 
activity. 

▪ To provide primarily for businesses along key corridors entering 
Liverpool city centre, major local centres or retail centres. 

▪ To ensure residential development is limited to land where it does not 
undermine the viability or operation of businesses. 

▪ To provide for residential uses, but only as part of a mixed use 
development. 

Permitted with 
Consent 

Building identification signs; Business identification signs; Business premises; 
Car parks; Commercial premises; Community facilities; Depots; Educational 
establishments; Entertainment facilities; Environmental facilities; 
Environmental protection works; Flood mitigation works; Function centres; 
Garden centres; Hardware and building supplies; Helipads; Home businesses; 
Hotel or motel accommodation; Information and education facilities; 
Landscaping material supplies; Light industries; Liquid fuel depots; Oyster 
aquaculture; Passenger transport facilities; Places of public worship; Plant 
nurseries; Public administration buildings; Recreation areas; Recreation 
facilities (indoor); Recreation facilities (outdoor); Registered clubs; Roads; 
Service stations; Serviced apartments; Shop top housing; Storage premises; 
Tank-based aquaculture; Transport depots; Vehicle repair stations; 
Veterinary hospitals; Warehouse or distribution centres 

Floor Space Ratio 0.75:1 

Height of Building 15m 
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5.1 Proposed Zoning 
The site is currently zoned R1 General Residential which is in direct conflict with the existing use and 
development on the site. Relevant objectives are largely centred around meeting local housing needs. 
Given the sites position adjacent to a main road corridor, residential development is not an appropriate 
use for the site. Furthermore, the aims and objectives of the R1 zone are largely irrelevant. The most 
applicable of these zone objectives, being “to enable other land uses that provide facilities of services 
to meet the day to day needs of residents”, does not accurately reflect the sites capacity to provide 
services beyond a petrol station and takeaway food outlets. 
 
As part of a suite of proposed amendments to the Liverpool Local Environment Plan 2008 (Liverpool LEP 
2012), this planning proposal seeks to rezone the site from R1 General Residential to B6 Enterprise 
Corridor in order to better reflect the existing use of the site and enable future expansion of business 
and retail activities. Therefore, the site is positioned to fulfill the following B6 Enterprise Corridor zone 
objectives: 

▪ To promote businesses along main roads and to encourage a mix of compatible uses; 

▪ To provide a range of employment uses (including business, office, retail and light industrial 
uses); and 

▪ To provide primarily for businesses along key corridors entering Liverpool city centre, major 
local centres or retail centres. 

The proposed change to zoning of the site will have a negligible impact on the amenity of surrounding 
residential properties considering the existing operation of the site and perimeter buffers in the form 
of walls and landscaped setbacks which will be retained. 

Furthermore, the change of use to B6 Enterprise Corridor will provide additional social benefits through 
increased local employment opportunities and a greater diversity of local services beyond what is 
currently provided on the site. 

As included in section 4.2.3, the B6 zone will be converted to E3 zoning over the next 12 months. The 
aims and objectives of the new E3 zone are aligned to the existing B6 zone. 

The proposed amendment to the sites land zoning map is included in Figure 22 and Appendix C. 
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Figure 22   Amended Land Zoning Map – Sheet LZN_008 (Source: Liverpool LEP 2008 & APP) 

5.2 Amendments to Development Standards 

In addition to the above justification for rezoning, this planning proposal seeks amendment of the 

following development controls included in Liverpool LEP 2008 to better reflect the existing and 

proposed future land use of the site in line with surrounding character, site conditions and access. In 

addition to rezoning, the proposed amendments to the Liverpool LEP 2008 are as follows: 

▪ Increase the maximum building height from 8.5m to 15m to facilitate future expansion and 
provision of business and retail uses; and 

▪ Increase the maximum FSR from 0.65:1 to 0.75:1 to maximise site coverage and developable 
floor plates. 

This planning proposal will add value to the subject site by facilitating the development of a plethora 
of B6 Enterprise Corridor compatible land uses including business and retail premises which will in-
turn boost local employment opportunities and help stimulate the local economy. The site is well 
positioned to benefit from its highly trafficable frontage to Cowpasture Road whilst still acting as a 
transitional zoning buffer to adjacent residential land uses. Future development will be sympathetic to 
surrounding land uses and provide local residents with enhanced service offerings. 

The proposed amendment to the sites height of buildings map is included in Figure 23 and Appendix D. 
The proposed amendment to the sites FSR map is included in Figure 24 and Appendix E (Revised). 
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Figure 23   Amended Height of Buildings Map – Sheet HOB_008 (Source: Liverpool LEP 2008 & APP) 

 

Figure 24   Amended Floor Space Ratio Map – Sheet FSR_008 (Source: Liverpool LEP 2008 & APP) 
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5.3 Concept Plan 

This revised Planning Proposal is supported by a preferred concept plan prepared by Mosca Pserras 
Architects and included at Appendix B (Revised). The intent of the preferred concept plan is to present 
an approach to enhancing the sites flexibility by incorporating additional uses beyond the existing site 
offerings. The scheme shows the potential future development of the site within the building envelope 
of the proposed LEP amendments. The scheme would be the subject of further change and refinement 
and ultimately, assessment under a future Development Application (DA). Further detail on the 
preferred concept plan is included below. 

5.3.1 Preferred Concept Plan 

The indicative concept plan provides for a 3,375m2 two-storey specialised retail premises in the north-
west corner of the site, as well as on-site parking on the ground floor including twenty-three (23) 
parking spaces (eighteen (18) located within an under croft and five (5) at-grade spaces). The proposed 
scheme includes a 3m landscaped setback to the northern retaining wall and a 1.275m landscaped 
setback to the western retaining wall, with a further 1.725m landscaped setback to the western 
boundary. The building will be used for a variety of specialised retail premises. Under the preferred 
concept plan, the existing service station, convenience store and two fast-food premises will be 
demolished and replaced.  

The concept plan is indicative, and the intention of the proposal is to facilitate the retention of the 
existing on-site service station, convenience store and takeaway food outlets, whilst allowing future 
permissible development. The submitted concept plan illustrates that a use permissible within the B6 
Enterprise Corridor zone is readily achievable on site consistent with the proposed development 
parameters.  

 
 

Figure 25   Preferred Concept Plan (Source: Mosca Pserras Architects) 
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6. Planning Proposal 

Part 1 - Statement of the objectives of intended outcomes of the proposed amendment 
Objectives 
The primary objective of the proposed amendment to Liverpool LEP 2008 is to amend relevant statutory 
controls to facilitate orderly development of the site at 368-370 Cowpasture Road, Middleton Grange. 
This Planning Proposal seeks to provide a more appropriate land use zoning to reflect the existing and 
future land use. The proposed increase to maximum building height and FSR controls will incentivise 
economic development of the site to expand the current commercial/retail uses by permitting a range 
of commercial development, contributing to local services provision and employment opportunity. 
Whilst the existing uses are permissible as additional permitted uses under Schedule 1 Clause 9 of the 
Liverpool LEP 2008, and any additional takeaway food and drink premises would exceed the allowances 
of this provision, the proposed new use will allow for increased economic benefits, including 
employment generating uses and growth. 

The site is not currently suitable for residential development due to its access arrangements and 
exposed frontage to Cowpasture Road. Therefore, its continued use as a local retail offering is of high 
strategic value within an area earmarked for significant population growth and development. The 
proposed concept plan seeks a 3,375m2 two-storey retail building with on-site parking located in the 
north-west corner of the site (Appendix B). The maximum 15m height of building limit and 0.75:1 FSR 
sought under this Planning Proposal can be easily accommodated on the site, allowing for flexibility for 
future redevelopment, and will not detrimentally impact neighbouring properties. 

Furthermore, the proposed amendments will facilitate greater flexibility in development and user types 
that could accommodate the site in the future. This approach is in-line with recommendations included 
in the Liverpool Industrial and Employment Land Strategy 2020 to increase the supply of B6 zoned land 
across the Liverpool LGA. Furthermore, the supporting APP Liverpool Industrial Development Lands 
Study identifies that current FSR standards across industrial lands (including B6 zoned sites) may 
currently be too low, evidenced by the fact that 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%. 

The proposed amendments sought under this planning proposal, including rezoning of the land in zone 
B6 Enterprise Corridor.  

Intended Outcomes 

The intended outcome of this planning proposal is to amend the Liverpool LEP 2008 to facilitate the 

rezoning of the site from R1 General Residential to B6 Enterprise Corridor, increase the maximum 

building height from 8.5m to 15m and increase the maximum FSR from 0.65:1 to 0.75:1. These 

amendments   will  allow  modest  expansion  and  orderly  economic development of the site for 

Commercial activities. Future proposed development will exist within the proposed building 

envelope and align with the aims and objectives of the B6 Enterprise Corridor zone. This will ensure 

that the site responds to surrounding growth, providing additional service offerings and employment 

opportunities, in-line with relevant local and regional strategic planning objectives. 



283 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 1 Attachment 1 Proponent Prepared Planning Proposal Report 

 

 

  

PLANNING PROPOSAL – 368-370 COWPASTURE ROAD MIDDLETON GRANGE | 45 

 

 

 
An EIA has been prepared by HillPDA to assess the economic input generated by the proposed 

development (Appendix G). The economic outcomes during construction and post-construction are 

substantiated as follows: 

▪ During the construction phase the economic benefits are estimated to be: 

‐ 106 direct and indirect jobs years created and supported; 

‐ $36.5 million in total economic output directly and indirectly created; and 

‐ $15.2 million directly and indirectly contributed to the national economy (gross value 
added or GVA). 

▪ On completion, the economic benefits resulting from development under the planning 
proposal are estimated to be: 

‐ A total of 52 jobs; 

‐ $2.5 million in wage generation per annum, which is $0.8 million more than the base 
case; 

‐ $3.8 million in GVA per annum to the local economy, which is $1.5 million more than 
the base case; 

‐ Constituting a more orderly and efficient use of the land which is more aligned with 
the existing uses on site and the State planning objectives to deliver additional 
employment generating uses and support growth. 

The above figures are based on the revised concept plan included in Appendix G. 

Part 2 - Explanation of the provisions that are to be included in the proposed amendment 

This Planning Proposal seeks to amend the following controls outlined in the Liverpool LEP 2008 that 

apply to the site at 368-370 Cowpasture Road, Middleton Grange (Lot 4 in DP 1052704): 

▪ Rezoning of the site from R1 General Residential to B6 Enterprise Corridor; 

▪ Increase maximum building height from 8.5m to 15m; and 

▪ Increase FSR from 0.65:1 to 0.75:1. 

Part 3 - Justification for those objectives, outcomes and the process for their  
implementation 

With reference to Part 1 and Part 2 of this Planning Proposal, the proposed amendments will allow 

for appropriate development of the site for commercial and retail uses. Given its position adjacent 

to Cowpasture Road, current and future development is  well  connected  to  key  transport corridors, 

including the proposed FAST Corridor located 100m south of the site at the intersection of Fifteenth 

Avenue, Cowpasture Road and Hoxton Park Road. Implementation of the proposed amendments will 

facilitate additional employment opportunity, contributing to productivity outcomes identified in 

local and regional strategic plans. Future development will be subject to development assessment by 

Liverpool City Council and will need to align with the aims and objectives of the B6 Enterprise Corridor 

zone. 
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Section A – Need for the Planning Proposal 

Question 1 - Is the planning proposal a result of an endorsed local strategic planning 
statement, strategic study or report? 

Council’s LSPS provides a 20-year vision for future land use planning across the Liverpool LGA. There are 

several planning priorities related to connectivity and productivity that directly relate to the sites unique 

local and regional context, including: 

▪ Planning Priority 1: Active and public transport reflecting Liverpool’s strategic significance  

▪ Planning Priority 2: A rapid smart transit link between Liverpool and Western Sydney 
International Airport / Aerotropolis  

▪ Planning Priority 3: Accessible and Connected Suburbs  

▪ 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  

Whilst this Planning Proposal is not directly endorsed under the Liverpool LSPS, its alignment with key 
planning priorities highlights the suitability of the future development proposed on the site. 

Under the umbrella of ‘Connectivity – Our Connections’, the Liverpool LSPS identifies the 2040 vision 
for the LGA as a ‘fast, efficient and productive city connected by rapid frequent transport, high speed 
digital networks and strong collaboration between community, business and government’. A critical 
element of this vision is to address historic disconnection of residential areas, including Middleton 
Grange, to strategic centres and employment opportunities. 

This Planning Proposal aligns with the 30-minute city concept. As reflected by ‘Planning Priority 1: Active 
and public transport reflecting Liverpool’s strategic significance’ and ‘Planning Priority 2: A rapid smart 
transit link between Liverpool and Western Sydney International Airport/Aerotropolis’, public transport 
across the LGA will be greatly improved over the next 20 years. The sites proximity to the proposed FAST 
Corridor as well as its position adjacent to Cowpasture Road will ensure it is easily accessed by 
surrounding communities. This Planning Proposal also relates to ‘Planning Priority 3: Accessible and 
connected suburbs’ in its intent to expand local service and employment opportunities at Middleton 
Grange. 

Council’s intends to attract jobs, business, study, tourism and investment to the LGA. A major  catalyst 
of this is Liverpool’s proximity to the Western Sydney International Airport. This Planning Proposal 
seeks  in-part to satisfy ‘Local Planning Priority 11: An attractive environment for local jobs, business, 
tourism and investment’ through its focus on expanding the sites commercial and retail offering, 
directly contributing to local employment opportunities. 

In allowing for modest expansion of the site in-line with the proposed amendment to land use zoning, 
maximum building height and FSR controls, an estimated fifty-two (52) jobs will be provided at the site 
post-construction, resulting in $2.5 million in wage generation per annum, which is $0.8 million more 
than the base case. Additionally, it is expected that one hundred and six (106) direct and indirect jobs 
will be created and supported during the construction phase. In conjunction with improved public 
transport connectivity, the site is well located to support sustainable job growth.  
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As it relates to employment lands, ‘Local Planning Priority 12: Industrial and employment lands meet 

Liverpool’s future needs’ highlights the need for Council to monitor land development to ensure 

sufficient employment land is provided for a diversity of uses. This is achieved by ensuring planning 

controls do not unduly restrict future business, particularly in the Liverpool CBD and well-connected 

neighbourhood and district centres. The sites existing and future proposed development aligns with the 

aims and objectives of B6 Enterprise Corridor zone and will ensure that scarce employment land is 

protected from future residential encroachment. 

Question 2 - Is the planning proposal the best means of achieving the objectives or intended 
outcomes, or is there a better way? 

Yes. 

The proposed changes to zoning, maximum building height and FSR controls under the Liverpool LEP 
2008 will enable future development of the site to be appropriately assessed by Council. As explored 
in Section 4.2, the proposed amendments better align with the current and proposed future use of the 
site, than the controls currently applicable to the site. The aims and objectives of the R1 General 
Residential zone do not appropriately reflect the sites capacity to contribute to local services and 
employment opportunities provided along a major transport corridor. 

Rezoning of the site to B6 Enterprise Corridor will also ensure the sites business and employment 
capacity is maintained and modestly expanded under the proposed height and floor space increases. 

In July 2020, APP prepared a submission on behalf of the landowner to consider inclusion of the site in 
Amendment 82 of the Phase 1 LEP Review to request changes to the zoning and development standards 
applicable to the site. The request was interpreted by Council as being “outside the scope of the Phase 
1 LEP Review” and could not facilitate the amendment within the required timeframes. Pursual of 
a proponent-led Planning Proposal to achieve the intended site outcomes was therefore 
recommended by Council and is appropriate. 

Section B - Relationship to strategic planning framework 
Question 3 - Will the planning proposal give effect to the objectives and actions of the 
applicable regional, or district plan or strategy (including any exhibited draft plans or 
strategies)? 

The relevant Greater Sydney Region Plan, ‘A Metropolis of Three Cities’, establishes the overarching 

strategic vision for Greater Sydney as it relates to infrastructure, liveability, productivity and 

sustainability. The plan identifies three cities within the Metropolis, including the Western Parkland City 

where the site is located. The proposed development aligns with several directions and objectives 

outlined by the GSC, particularly as they relate to productivity. ‘Jobs and skills for the city’ is identified 

as a key focus to provide greater diversity of job choice throughout the Western Parkland City. The sites 

current connectivity to a major transport corridor serviced by existing bus routes, as well as the sites 

proximity to the proposed FAST Corridor, upholds objectives related to ‘integrated land use and 

transport’ and attainment of a 30-minute city. ‘Investment and business activity in Centres’ intends to 

provide Greater Sydney residents with improved access to jobs closer to home by optimising 

employment opportunities adjacent to transport corridors. The proposed development will result in the 

modest expansion of the sites existing commercial and retail offerings and will not detract from the 

viability of surrounding local centres. 
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The Western City District Plan identifies a number of planning priorities that align with the District’s 

expected future population growth. This requires planning for the alignment of infrastructure, business 

and knowledge-intensive jobs to adequately meet the everyday and employment needs of District 

residents. A number of liveability related planning priorities strongly align with the intent of this Planning 

Proposal including ‘providing services and social infrastructure to meet people’s changing needs’, 

‘providing housing supply, choice and affordability, with access to jobs, services and public transport’ 

and ‘creating and renewing great places and local centres, and respecting the District’s heritage’. In a 

site-specific context, this Planning Proposal will allow the site to better respond to the future needs of 

district residents, providing for one hundred and six (106) direct and indirect jobs during the 

construction phase and fifty-two (52) jobs during operation, contributing to local employment 

opportunity. This also aligns with productivity related planning priorities, including ‘Establishing the 

land use and transport structure to deliver a liveable, productive and sustainable Western Parkland 

City’. 
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Question 4 - Will the planning proposal give effect to a council’s endorsed local strategic 
planning statement, or another endorsed local strategy or strategic plan? 

As explored in Section A, this Planning Proposal gives effect to a number of planning priorities and 
land use visions identified in the Liverpool LSPS. This includes, but is not limited to: 

▪ Local Planning Priority 1: Active and public transport reflecting Liverpool’s strategic 
significance; 

▪ Local Planning Priority 2: A rapid smart transit link between Liverpool and Western Sydney 
International Airport/Aerotropolis; 

▪ Local Planning Priority 3: Accessible and connected suburbs; 

▪ Local Planning Priority 11: An attractive environment for local jobs, business, tourism and 
investment; and 

▪ Local Planning Priority 12: Industrial and employment lands meet Liverpool’s future needs. 

Question 5 - Is the planning proposal consistent with applicable State Environmental Planning 
Policies? 

This Planning Proposal is consistent with all relevant State Environmental Planning Policies (SEPPs) as 

discussed in the following sections. Relevant SEPPs include: 

▪ State Environmental Planning Policy No. 55 – Remediation of Land; 

▪ State Environmental Planning Policy No.64 – Advertising and Signage; 

▪ State Environmental Planning Policy (Infrastructure) 2007; and 

▪ Design and Place State Environmental Planning Policy. 

 

State Environmental Planning Policy No. 55 – Remediation of Land 

State Environmental Planning Policy No. 55 – Remediation of Land (SEPP 55) provides a State-wide 
planning approach to the remediation of contaminated land to reduce the risk of harm to human health 
and the environment. The site contains an existing service station, convenience store and two fast food 
restaurants. Pursuant to Table 1 of the Managing Land Contamination: Planning Guidelines SEPP 55 – 
Remediation of Land (SEPP 55 Guidelines), service stations are identified as an activity that may cause 
contamination. This is due to the presence of chemicals including aliphatic hydrocarbons BTEX, PAHs, 
phenols and lead, generally associated with the service station land uses. The service station is 
appropriately managed, does not have a history of contamination and is not identified as a 
contaminated site notified to the Environmental Protection Authority (EPA). 

A Preliminary Site Investigation (PSI) was prepared by Aargus Pty Ltd on 8 March 2023 and is included 
in Appendix J. The PSI identified contaminants of moderate to low significance in terms of risk to the 
human and environmental receptors identified. The PSI concluded that as the site is proposed to have 
a change of land use to a less sensitive land use (i.e. residential to commercial), the information 
collected during the investigation, the site is suitable for a commercial use.  

On this basis, it was considered that the site is suitable for the land rezoning. The PSI was peer reviewed 
by a CEnvP Certified Contaminated Land Specialist which verified this conclusion. 
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State Environmental Planning Policy No.64 – Advertising and Signage 

State Environmental Planning Policy No.64 – Advertising and Signage (SEPP 64) aims to ensure that site 

signage is compatible with an area, is suitably located and is of a high quality. Additionally, SEPP 64 also 

aims to ensure that public benefits may be derived from advertising in and adjacent to transport 

corridors. Where relevant, any future DA for the site will include assessment of proposed site advertising 

and signage in-line with requirements set out in SEPP 64. 

 

State Environmental Planning Policy (Infrastructure) 2007 

The State Environmental Planning Policy (Infrastructure) 2007 (ISEPP) facilitates the effective delivery of 

infrastructure across the State. The ISEPP identifies matters for consideration in the assessment of 

certain type of infrastructure, including development with frontage to classified road and traffic- 

generating development. Where necessary, future DAs will be referred to Transport for NSW (TfNSW) 

for comment. The following statutory requirements outlined in Table 8 are applicable to the future 

assessment of proposed development: 

Table 8       State Environmental Planning Policy (Infrastructure) 2007 relevance to proposed development 

ISEPP Relevance to Proposed Development 

Division 17 Roads and traffic, Subdivision 2 
Development in or adjacent to road corridors 
and road reservations, 101 Development with 
frontage to classified road 

(1) The objectives of this clause are— 

(a) to ensure that new development 
does not compromise the effective and 
ongoing operation and function of 
classified roads, and 

(b) to prevent or reduce the potential 
impact of traffic noise and vehicle 
emission on development adjacent to 
classified roads. 

(2) The consent authority must not grant consent 
to development on land that has a frontage to a 
classified road unless it is satisfied that— 

(a) where practicable and safe, 
vehicular access to the land is provided 
by a road other than the classified 
road, and 

the safety, efficiency and ongoing operation of the 
classified road will not be adversely affected by the 
development as a result of the design of the vehicular 
access to the land, or 

(i) the emission of smoke or 
dust from the development, or 

Subject to this Planning Proposal, the proposed 
development is located adjacent to Cowpasture Road 
and therefore has a frontage to a classified road 
under the Roads Act 1993. 

This Planning Proposal seeks rezoning of the site from 
R1 General Residential to B6 Enterprise Corridor, in-
line with existing and future proposed commercial 
and retail uses. 

Pursuant to the requirements of Division 17(101), 
residential use is not suitable at the site given the 
potential impact of traffic noise and vehicle emissions 
on sensitive receivers. 

The site includes separate entry and exit point from 
Cowpasture Road, providing access to the existing 
service station, convenience store and fast-food 
restaurants. 

The construction process of the proposed specialised 
retail premises may increase traffic, noise, and dust; 
however, the development will adopt adequate steps 
to mitigate the extent of these impacts. 

The proposed commercial/ retail development will be 
sensitive to traffic noise and vehicle emissions from 
Cowpasture Road. 

The proposed concept building footprint is located at 
the north-west corner of the site, behind existing 
uses. As such, future development will benefit from 
increased setbacks to Cowpasture Road. 
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ISEPP Relevance to Proposed Development 

(ii) the nature, volume or 
frequency of vehicles using the 
classified road to gain access to 
the land, and 

(c) the development is of a type that is not sensitive to 
traffic noise or vehicle emissions, or is appropriately 
located and designed, or includes measures, to 
ameliorate potential traffic noise or vehicle emissions 
within the site of the development arising from the 
adjacent classified road. 

Division 17(2)(101) of the ISEPP will be extensively 
considered as part of any future DA. Subject to a future 
DA, the proposed use will be compatible with the sites 
position adjacent to a classified road. 

Division 17 Roads and traffic, Subdivision 2 
Development in or adjacent to road corridors and 
road reservations, 104 Traffic-generating 
development 

(1) This clause applies to development specified 
in Column 1 of the Table to Schedule 3 that 
involves— 

(a) new premises of the relevant size 
or capacity, or 

(b) an enlargement or extension of 
existing premises, being an alteration or 
addition of the relevant size or capacity. 

(2) In this clause, relevant size or capacity means— 

(a) in relation to development on a site 
that has direct vehicular or pedestrian 
access to any road (except as provided by 
paragraph (b))—the size or capacity 
specified opposite that development in 
Column 2 of the Table to Schedule 3, or 

(b) in relation to development on a site 
that has direct vehicular or pedestrian 
access to a classified road or to a road 
that connects to a classified road where 
the access (measured along the alignment 
of the connecting road) is within 90m of 
the connection—the size or capacity 
specified opposite that development in 
Column 3 of the Table to Schedule 3. 

(2A) A public authority, or a person acting on 
behalf of a public authority, must not carry out 
development to which this clause applies that this 
Policy provides may be carried out without consent 
unless the authority or person has— 

The subject site features a 79m frontage and direct 
vehicular and pedestrian access to Cowpasture 
Road- a State classified road. 

New premises of the relevant size or capacity is 
subject to provisions outlined in Division 17(2)(104) 
of the ISEPP. 

With reference to the table included in Schedule 

3 Column 3, development for the following purposes 
and size or capacity is considered traffic-generating, 
requiring referral to TfNSW: 

• Commercial premises - 2,500m2  in GFA; 

• Food and drink premises (other than take away 
food and drink premises with drive- through 

facilities) – 300m2 in GFA; 

• Service stations – any size or capacity; 

• Shops – 500m2  in GFA; 

• Take away food and drink premises with drive-
through facilities – Any size or capacity; and 

• Any other purpose – 50 or more motor vehicles 
per hour. 

Division 17(2)(104). 

The future redevelopment of As such, future 
development for any of the relevant purposes included 
in Schedule 3 Column 3 will require referral and 
engagement with TfNSW in-line with the site will 
assess the impact of development on traffic flows, 
congestion and access to Cowpasture Road. Parking 
will be provided in accordance with Council 
requirements and Australian Standards. 
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ISEPP Relevance to Proposed Development 

(a) given written notice of the intention 
to carry out the development to TfNSW 
in relation to the development, and 

(b) taken into consideration any response 
to the notice that is received from TfNSW 
within 21 days after the notice is given. 

(3) Before determining a development 
application for development to which this clause 
applies, the consent authority must— 

(a) give written notice of the application 
to TfNSW within 7 days after the 
application is made, and 

(b) take into consideration— 

(i) any submission that RMS provides in 
response to that notice within 21 days 
after the notice was given (unless, before 
the 21 days have passed, TfNSW advises 
that it will not be making a submission), 
and 

(ii) the accessibility of the site 
concerned, including— 

(A) the efficiency of movement 
of people and freight to and 
from the site and the extent of 
multi- purpose trips, and 

(B) the potential to minimise 
the need for travel by car and 
to maximise movement of 
freight in containers or bulk 
freight by rail, and 

(iii) any potential traffic safety, road congestion 
or parking implications of the development. 

(4) The consent authority must give TfNSW a copy of 
the determination of the application within 7 days 
after the determination is made. 
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Question 6 - Is the planning proposal consistent with applicable Ministerial Directions (s.9.1 
directions)? 

This Planning Proposal has been assessed against the applicable s.9.1 Ministerial Directions and is 

consistent with each of the relevant matters outlined in Table 9. 

Table 9       Consistency of the Planning Proposal with the applicable s.9.1 Ministerial Directions 

Direction and Objective Comment 

1 Planning Systems 

1.1 Implementation of Regional Plans 

(1) The objective of this direction is to give legal 
effect to the vision, land use strategy, goals, 
directions and actions contained in Regional 
Plans. 

As explored in Section B, this Planning Proposal aligns with 
the aims and objectives of the Greater Sydney Region Plan, ‘A 
Metropolis of Three Cities.’ 

The proposed development will protect jobs and skills for 
the city, protecting existing and providing additional 
employment opportunities to achieve a 30-minute city. 

The proposed development is well placed to benefit from the 
proposed FAST Corridor, as well as existing transport routes 
via Cowpasture Road, ensuring integration of land use and 
transport infrastructure. 

This will support investment and business activity in local such 
as Middleton Grange and regional centres such as Liverpool. 

1.3 Approval and Referral Requirements 

(1) The objective of this direction is to ensure that 

LEP provisions encourage the efficient and 

appropriate assessment of development. 

 

Proposed amendment to the land use zoning applied to the 
site will ensure that future development is appropriately 
assessed in-line with the aims and objectives of the B6 
Enterprise Corridor zone. 

In addition to modest increases to the maximum building 
height and FSR controls applicable to the site, this will ensure 
that future DAs are aligned with local and regional strategic 
objectives to protect employment land. 

4 Resilience and Hazards 

4.4 Remediation of Contaminated Land 

(1) The objective of this direction is to reduce the 
risk of harm to human health and the 
environment by ensuring that contamination 
and remediation are considered by planning 
proposal authorities. 

Table 1 of the SEPP 55 Planning Guideline identifies service 

stations as an activity that may cause contamination due to 

the presence of chemicals including aliphatic hydrocarbons 

BTEX, PAHs, phenols and lead, generally associated with the 

service station land uses. 

A Preliminary Site Investigation has been prepared by 

Aargus Pty Ltd, dated 8 March 2023 and is provided at 

Appendix J. The investigation identified contaminants of low 

significance in terms of risk to the human and environmental 

receptors.  

The investigation concluded that as the site is proposed to 

have a change of land use to a less sensitive land use, the 

site is suitable for the proposed land use and rezoning.  

The investigation was peer reviewed by a CEnvP certified 

Contaminated Land Specialist, which verified this 

conclusion. 
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Direction and Objective Comment 

5 Transport and Infrastructure 

5.1 Integrating Land Use and Transport 

(1) The objective of this direction is to ensure 
that urban structures, building forms, land use 
locations, development designs, subdivision 
and street layouts achieve the following 
planning objectives: 

(a) improving access to housing, 
jobs and services by walking, 
cycling and public transport, and 
(b) increasing the choice of available 
transport and reducing dependence 
on cars,  
(c) reducing travel demand including 
the number of trips generated by 
development and the distances 
travelled, especially by car, and 
supporting the efficient and viable 
operation of public transport services, 
and providing for the efficient 
movement of freight, 
(d) supporting the efficient and viable 
operation of public transport services, 
and 
(e) providing for the efficient 
movement of freight. 

The site is located in a strategically significant location, 
adjacent to Cowpasture Road and within close proximity to 
surrounding residential and land release areas. 

In the context of local population growth, it is expected that 
demand for local services and jobs will increase. 

The site is accessed via Cowpasture Road and is serviced by 
a number of existing bus routes, as well as the future 
proposed FAST Corridor. 

This will ensure that residents of Middleton Grange and 
beyond can easily access the site using public transport. 
Existing pedestrian infrastructure includes a footpath lining 
the west side of Cowpasture Road. 

The proposed development will not impact the efficient 

movement of freight via Cowpasture Road. The current and 

proposed land uses will inherently support freight and 

logistic through provision of a service station and other 

essential commercial and retail offerings. 

6 Housing 

6.1 Residential Zones 

(1) The objectives of this direction are: 

(a) encourage a variety and choice of 
housing types to provide for existing 
and future housing needs, 

(b) make efficient use of existing 
infrastructure and services and 
ensure that new housing has 
appropriate access to infrastructure 
and services, and 

(c) minimise the impact of 
residential development on the 
environment and resource lands. 

 

 

 

 

 

Whilst the site is not intended for residential use, this 
Planning Proposed includes proposal to amend the site from 
R1 General Residential to B6 Enterprise Corridor. 

As discussed throughout this Planning Proposal, the site is 
not suitable for residential use due to a number of 
constraints including its proximity to Cowpasture Road. 

This Planning Proposal seeks to protect the operation of 
employment land at the site, better suiting the existing 
service station, convenience store and fast food restaurants 
and permitting an array of B6 zone compatible 
development. This will in turn provide employment 
opportunity and key services to surrounding residents. 
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Direction and Objective Comment 

7 Industry and Employment 

7.1 Business and Industrial Zones 

(1) The objectives of this direction are to: 

(a) encourage employment growth 
in suitable locations, 

(b) protect employment land in 
business and industrial zones, and 
support the viability of identified 
centres, 

(c) support the viability of identified 
centres. 

This Planning Proposal proposes rezoning of the site from R1 
General Residential to B6 Enterprise Corridor. 

The proposal intends to provide a better alignment to the 
existing use of the site, and also permit an array of additional 
development, permissible within the B6 zone. Protecting 
and providing employment opportunities for residents of 
Middleton Grange and Liverpool LGA in a strategically 
significant location. 

The site is appropriately located with regards to public 
transport and the planned FAST Corridor. 

The site is easily accessed by motorists via Cowpasture Road, 
providing connection to major regional transport corridors, 
including the M5 and M7, as well as local roads. 

It is estimated that the proposed development will provide 
50-100 additional jobs at the site in addition to the 60 existing 
jobs. 
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Section C - Environmental, social and economic impact 

Question 7 - Is there any likelihood that critical habitat or threatened species, 
populations or ecological communities, or their habitats, will be adversely affected as a 
result of the proposal? 

No. The site is fully developed for urban purposes and has been cleared of all native vegetation. 

Minimal site landscaping exists along the north and west boundary of the site, as well as ornamental 

hedging adjacent to the KFC drive-through. The site is not mapped as environmentally significant 

under the Liverpool LEP 2008. There are no known critical habitats, threatened species or ecological 

communities located on the site and therefore the likelihood of any negative impacts will be 

minimal. 

Question 8 - Are there any other likely environmental effects as a result of the planning 
proposal and how are they proposed to be managed? 

Due to the modest nature of this Planning Proposal, there are no significant environmental effects 

expected as a result of rezoning from R1 General Residential to B6 Enterprise Corridor, increase of 

maximum building height from 8.5m to 15m or increase of FSR from 0.65:1 to 0.75:1. Any future 

development will be subject to Development Applications.  

The Planning Proposal is supported by a Preliminary Site Investigation prepared by Aargus Pty Ltd, 

dated 8 March 2023. The investigation identifies contaminants of moderate to low significance in some 

areas.    

It is noted that any contamination investigation required if the existing service station is to be 

demolished would be completed in support of a future Development Application. The residential uses 

to the north and west of the site are separated by boundary fencing and landscaped setbacks, as well 

as acoustic screening in higher impact areas. Given the existing site uses, as well as the sites position 

adjacent to Cowpasture Road, the proposed commercial and retail offerings will not significantly 

decrease the current amenity of neighbouring properties beyond their current level. 

 
Pursuant to this Planning Proposal, all future development will include landscaped setbacks, providing 

an improved buffer to adjacent residential dwellings. Existing ornamental landscaping may be removed 

and replaced in-line with Council’s preferred species. The more established trees and bushes located 

within the existing setbacks will be protected based on their retention value. Furthermore, the 

residential uses to the north and west have a reduced ground level due to increased excavation. In 

addition, the site features significant retaining walls located on the north and west boundary. These 

measures further mitigate potential environmental effects. Future development will be of an 

appropriate bulk and scale, within the modest increases to site maximum building height and FSR 

controls. Overshadowing impacts will be considered throughout the design process with the aim to 

contain all additional impacts internally. The modest expansion of commercial and retail uses on the 

site will not adversely impact the acoustic amenity of adjoining land uses. 
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Question 8 - Has the planning proposal adequately addressed any social and economic 
effects? 

Yes. The Planning Proposal will contribute to local employment opportunities, providing social and 
economic benefit to the community. Rezoning of the site to B6 Enterprise Corridor will seek to protect 
valuable employment land in Middleton Grange, avoiding redevelopment for higher order uses such 
as residential. The site is one of the few in the locality of its scale with direct frontage and access to 
Cowpasture Road. Accordingly, the site is not only well suited to accommodating main road trading 
services, it also offers one of the few opportunities to provide local employment in Middleton Grange 
and support the future growth anticipated in the region. Under the new zoning, the site will act as a 
natural extension to the existing uses on site and commercial uses to the south of the site, whilst 
providing a transitional zoning buffer to adjacent residential land uses.  

Furthermore, the sites connectivity to existing bus routes via Cowpasture Road, as well as its proximity 
to the proposed FAST Corridor, greatly benefits accessibility to the site via public transport. Upgrade 
of the existing footpath lining Cowpasture Road will be considered by the Proponent in order to 
improve pedestrian and cyclist access to the site. Provision of improved pedestrian connection to the 
site via Mustang Close will also be explored by the Proponent to further contribute to social benefits 
associated with this Planning Proposal. 

Part D – State and Commonwealth Interest 

Question 9 - Is there adequate public infrastructure for the planning proposal? 

Yes. The site is located within 5m of established public and private services available within close 

proximity to the site, including schools, hospitals and health care, community and emergency services 

(refer to section 3.7). 

In-line with the sites existing use, utility infrastructure is readily available at the site includes mains 
water, mains sewerage, electricity and telecommunications infrastructure. The scale of development 
envisioned for the site will be sufficiently supported by existing utilities and services, requiring only 
minor augmentation. Any augmentation, upgrade or new connection required will form detail provided 
in a future DA. 
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Question 10 - What are the views of state and Commonwealth public authorities 
consulted in accordance with the Gateway determination? 

No consultation with State or Commonwealth authorities has been carried out to date on the Planning 

Proposal. It is acknowledged that Liverpool City Council will consult with relevant public authorities 

following the Gateway Determination. 

Part 4 - Supporting maps which identify the aspects of the Planning Proposal 

The Planning Proposal seeks amendment to the following maps included in the Liverpool LEP 2008: 

▪ Land Zoning Map – Sheet LZN_008 to reflect rezoning from R1 General Residential to B6 
Enterprise Corridor; 

▪ Height of Buildings Map – Sheet HOB_008 to reflect increase of maximum building height from 
8.5m to 15m; and 

▪ Floor Space Ratio Map – Sheet FSR_008 to reflect increase of FSR from 0.65:1 to 0.75:1 
(revised). 

The proposed amendments to the relevant Liverpool LEP 2008 maps are included in Appendix C to 

Appendix E. 

Part 5 - Details of community consultation that is to be undertaken for the 
Planning Proposal 

The Planning Proposal will be required to be publicly exhibited for 28 days in accordance with the 

requirements of ‘A Guide to Preparing Local Environmental Plans’. Council are responsible for exhibiting 

the Planning Proposal through the following means: 

▪ A notice in the local newspaper; 

▪ A notice on the Liverpool City Council website; and 

▪ Written correspondence to neighbouring land owners. 
The Proponent will review and respond to any matters raised by members of the general public or 

neighbouring land owners following the initial exhibition period as required. 

Part 6 - Project Timeline 

An indicative project timeframe is provided below in Table 10: 
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Table 10     Indicative Timeframe 

Milestone Date 

Lodgement of Planning Proposal December 2021 

Preliminary Assessment by Council December 2021– March 2022 

Advisory comment from Local Planning Panel November 2022 

Matter reported to Council Meeting February 2023 

Planning Proposal referred to DPIE for Gateway 
Determination 

 

 

March 2023 

Gateway Determination issued by DPIE June 2023 

Applicant to address matters raised and address conditions 
of Gateway 

June 2023 – August 2023 

Public Exhibition September 2023 – October 2023  

Consideration of submissions November 2023 

 
Final Assessment November 2023 – January 2024 

Final Report to Council February 2024 

Submission to DPIE to finalise LEP March 2024 

Gazettal May 2024 
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7. Conclusion 
This Planning Proposal has been prepared by APP Corporation Pty Ltd on behalf of Cowpasture Road 
(2005) Pty Ltd, the Owners of 368-370 Cowpasture Road, Middleton Grange. It has been prepared in 
accordance with Section 3.3 of the EP&A Act and the Department of Planning’s ‘A Guide to Preparing 
Planning Proposals’. 

The Planning Proposal seeks an amendment to the Liverpool Local Environment Plan 2008 (Liverpool 
LEP 2008) to rezone the land to ensure compatibility with the current use and development on the site. 
It will also facilitate the future orderly development of a modest commercial and retail space, in addition 
to the sites existing service station, convenience store and two fast-food outlets. The Planning Proposal 
seeks to amend the following controls under the Liverpool LEP 2008: 

▪ Rezoning of the site from R1 General Residential to B6 Enterprise Corridor; 

▪ Increase to maximum building height limit from 8.5m to 15m; and 

▪ Increase of maximum floor space ratio from 0.65:1 to 0.75:1. 

 

As addressed in section 4.2.3, as part of the current DPIE planning reforms, the B6 zone will be converted 
to a new E3 Productivity Support zone and will be implemented over the next twelve (12) months from 
December 1 2021. This zone seeks to better support state and local strategic planning, increase 
investment, and boost jobs growth and will be characterised by a mix of industrial, commercial creative, 
warehousing and emerging new industries that need larger floor space. The E3 zone is aligned to the 
aims and objectives of the B6 zone, as well as the purpose and objectives of this Planning Proposal. 

A revised concept plan has been produced by Mosca Pserras Architecture to represent development 
opportunities viable through amendment of relevant zoning controls and development standards 
presented in this Planning Proposal. The development concept includes a two storey specialised retail 
premises with under croft parking. The concept provides for a gross floor area of 3,375m2, equating to 
a FSR of 0.75:1. The preferred concept plan will enable the following development outcomes: 

▪ Pursuant to this Planning Proposal, future development of additional commercial offerings;  

▪ A new land zoning, reflective of the existing uses on-site; and  

▪ Parking at ground level in-line with Council requirements and relevant Australian Standards.  

 

The Planning Proposal demonstrates both local and regional strategic merit as presented in Chapter 4 
of this report. It aligns with relevant priorities included in the Liverpool LSPS and Western City District 
Plan, particularly as it relates to securing job opportunities, protecting employment land, aligning 
transport infrastructure and development, meeting the everyday needs of local residents and 
contributing to the economic growth of the Western Parkland City. It will facilitate provision of 
additional commercial offerings. 
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In addition to retention of the estimated sixty (60) existing full-time and part-time jobs at the site, fifty 
two (52) jobs are anticipated to be provided post-construction. The revised concept will further 
increase job generation. This will significantly contribute to Council’s job target of 500 to 1,000 new 
jobs at Middleton Grange by 2041. 

The site is well connected to a key infrastructure corridor, being Cowpasture Road, which is serviced by 
existing bus routes. The sites proximity to the proposed FAST Corridor will further improve the sites 
connection to the Western Sydney Airport / Aerotropolis, Liverpool CBD and surrounding residential 
areas. Proponent-led upgrade of the existing pedestrian footpath lining the sites Cowpasture Road 
frontage will be considered to enable improved pedestrian and cyclist access to the site from existing 
residential areas via Mustang Close. 

Due to the modest increases in maximum building height and FSR proposed, future development will 
be of an appropriate bulk and scale, including landscaped setbacks to adjoining residential properties 
to the north and west in-line with the preferred concept plan included in Appendix B. The increased 
buffer will protect the visual and acoustic amenity of residents located at Fysh Avenue and Parer 
Avenue. All overshadowing impacts will be contained internally to further protect residential amenity. 

The proposed amendments to the Liverpool LEP 2008 will ensure that future, partial development of 
the site will diversify the existing commercial and retail offerings in a strategically significant area of 
Liverpool and the Western Parkland City. Future development will conceptually align with the plans 
prepared by Mosca Pserras Architecture, as well as the public benefits outlined in this report. 

Accordingly, we urge Council and DPIE to support the proposed amendments to the Liverpool LEP 2008. 
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Appendix A. Site Survey 



302 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 1 Attachment 1 Proponent Prepared Planning Proposal Report 

 

 

  

PLANNING PROPOSAL – 368-370 COWPASTURE ROAD MIDDLETON GRANGE | 64 

 

 

 

 

Appendix B. Preferred Concept Plan (Revised) 
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Appendix C. Amended Land Zoning Map 
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Appendix D. Amended Height of Buildings Map 
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Appendix E. Amended Floor Space Ratio Map (Revised) 
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Appendix F. Existing Site Plan 
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Appendix G. Economic Impact Assessment (Updated) 
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Appendix H. Detailed Site Investigation 
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Appendix I. Traffic Report (Updated) 
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Appendix J. Preliminary Site Investigation  
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1. INTRODUCTION 

 

1.1 Colston Budd Rogers and Kafes Pty Ltd has been commissioned by Davis Stack to 

prepare an updated traffic report for the amended planning proposal for 368-370 

Cowpasture Road, Middleton Grange, as requested by Liverpool City Council in 

the following email dated 3 May 2022: 

 

 Council's traffic and transport section requests that the traffic impact assessment is 

updated in line with the amended planning proposal 

 

1.2 The amended planning proposal would allow for a two level large format retail 

(bulky goods) development, which would replace the existing uses on the site.  

The updated traffic report is based on the concept plan prepared by MPA 

(drawing number AP01- REV F -dated 24 August 2022).  A copy of this plan is 

provided in Attachment A. 

 

1.3 The traffic implications of the amended planning proposal are assessed in the 

following chapter. 
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2. TRAFFIC IMPLICATIONS 

 

2.1 The traffic implications of the amended planning proposal are set out through the 

following sections: 

 

 site location; 

 amended planning proposal; 

 public transport; 

 parking provision; 

 access, parking layout and servicing; 

 traffic effects; and 

 summary. 

 

 Site Location  

 

2.2 The site is located on the western side of Cowpasture Road, between Sixteenth 

Avenue/Qantas Boulevarde to the north and Fifteenth Avenue/Hoxton Park Road 

to the south, as shown in Figure 1.  The site is currently occupied by a petrol 

station with attached Pizza Hut (some 300m
2
 LFA), on the northern part of the 

site and a KFC (40 seats with a drive through), on the southern part of the site. 39 

parking spaces are provided within the site.  Access is provided from Cowpasture 

Road and is limited to left turns via separate entry and exit driveways. Surrounding 

land use is generally low density residential development, with a gym located to 

the west of the site and electricity substation south of the site.     
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Amended Planning Proposal  

 

2.3 The amended planning proposal would allow for a two level large format retail 

(bulky goods) development, which would replace the existing uses on the site.  A 

concept plan has been prepared by MPA (drawing number AP01- REV F -dated 24 

August 2022). A copy of the plan is provided in Attachment A.    The concept plan 

provides some 3,375m
2 

GFA bulky goods over two levels, with provision of 23 

parking spaces (18 located within an undercroft and 5 at-grade spaces).  No 

changes to the current access arrangements are proposed.     

 

Public Transport 

 

2.4 Interlink operate a number of services in the vicinity of the site.  These include: 

 

 Route 853 – connecting Carnes Hill with Liverpool CBD via Middleton 

Grange.  This operates along Cowpasture Road past the site;  

 Route 855 - connecting Rutleigh Park/Leppington and Liverpool CBD via 

Carnes Hill.  This operates along Fifteenth Avenue/Hoxton Park Road to the 

south of the site; and 

 Route 861 – connecting Carnes Hill and Willow Dale via Leppington.  This 

operates along Fifteenth Avenue/Hoxton Park Road to the south of the site. 

 

2.5 Access to bus stops on the opposite side of Cowpasture Road and Fifteenth 

Avenue/Hoxton Park Road is provided at the traffic signal controlled intersections 

of Cowpasture Road with Fifteenth Avenue/Hoxton Park Road and Qantas 

Boulevarde/Sixteenth Avenue, located north and south of the site respectively. 
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2.6 Thus the site is accessible by public transport.  The amended planning proposal 

will increase employment densities close to existing public transport services.  It 

would therefore strengthen demand for these services.  The amended planning 

proposal is therefore consistent with government policy and planning principles of: 

 

(a) improving accessibility to employment and services by walking, cycling and 

public transport; 

 

(b) improving the choice of transport and reducing dependence solely on cars for 

travel purposes; 

 

(c) moderating growth in the demand for travel and the distances travelled, 

especially by car; and 

 

(d) supporting the efficient and viable operation of public transport services. 

 

Parking Provision  

 

2.7 The Liverpool City Development Control Plan (DCP) 2008 provides the following 

parking requirements for large format retail (bulky goods): 

 

 bulky goods greater than 3,000m
2
 GFA - 1 space per 150m

2
 GFA. 

 

2.8 Applying this rate, the amended planning proposal would require 23 spaces.  This 

is the proposed parking provision (including one accessible spaces).  In addition, 

four employee and four visitor bicycle spaces will be provided, as required by 

DCP 2008.  
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Access and Parking Layout  

  

2.9 No changes to the current access arrangements are proposed.  There are 

separate entry and exit driveways, with a deceleration lane for entry. Vehicular 

circulation within the site will be one way clockwise. Reconfigured parking spaces 

will be a minimum of 5.4 metres long by 2.6 metres wide.  Spaces with adjacent 

obstructions will be 0.3 metres wider.  Disabled parking spaces will be 2.4 metres, 

wide, with a 2.4 metre wide adjacent area for wheelchairs.  Circulation aisles will 

be a minimum of 6.6 metres wide.  These dimensions are appropriate, being in 

accordance with AS 2890.1:2004 and AS 2890.6:2009. 

 

2.10 The new building will be serviced via a loading bay located within the under croft 

area on the western of the site.  Service vehicles will include garbage collection 

and deliveries, with the largest truck being an 12.5 metre long large rigid truck 

(HRV).  Service vehicles will enter and exit in a forward direction.   

 

2.11 Following approval, access arrangements, parking layouts, servicing and vehicle 

swept paths should be reviewed and confirmed for compliance. 

 

Traffic Effects   

  

2.12 Cowpasture Road is located along the eastern frontage of the site.  Access from 

Cowpasture Road is left in/left out with separate entry and exit driveways with a 

deceleration lane for entry.  Cowpasture Road provides a major link through 

Sydney’s western and south western suburbs.  Adjacent to the site, it provides a 

six lane dual carriageway, with three traffic lanes in each direction separated by 

median.    Traffic signal controlled intersections of Cowpasture Road with 
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Fifteenth Avenue/Hoxton Park Road and Qantas Boulevarde/Sixteenth Avenue are 

located north and south of the site respectively. 

 

2.13 In order to establish existing traffic flows, traffic counts were undertaken during 

the weekday morning and afternoon peak periods at the intersections of 

Cowpasture Road/site accesses. The results are summarised in Table 2.1 and 

displayed in Figures 2 and 3. 

 

Table 2.1: Existing Weekday Morning and Afternoon Hourly One Way Traffic 

Flows 

Location Weekday AM Weekday PM 

Cowpasture Road (northbound)  

- north of Hoxton Park Road 

 

3125 

  

2650 

 

Site Access 

- entry  

- exit 

 

45 

40 

  

95 

80 

 

 

2.14 Examination of Table 2.1 reveals that: 

 

 Cowpasture Road (northbound) carried some 2,650 to 3,125 vehicles per 

hour (one way) during the weekday morning and afternoon peak hours; 

 

 the existing uses on the site generated some 85 vehicles per hour (two way) 

during the weekday morning peak hour; and 

 

 the existing uses on the site generated some 175 vehicles per hour (two way) 

during the weekday afternoon peak hour. 

 

2.15 TfNSW guidelines suggest generation rates of some 1.01 to 2,44 vehicles per 

100m
2
 GFA for bulky goods development at peak times on a weekday.  The 

amended planning proposal (with some 3,375m
2
 GFA) would generate some than 
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35 to 85 vehicles per hour (two way) on a weekday.  Therefore, the amended 

planning proposal would generate less traffic than the existing uses on the site of 

some 85 to 175 vehicles per hour (two way).   

 

 Summary 

 

2.16 In summary, the main points relating to the traffic and parking implications of the 

amended planning proposal are as follows: 

 

i) the amended planning proposal is for a two level bulky goods development 

replacing the existing uses on the site; 

 

ii) the proposed parking provision is appropriate; 

 

iii) no changes are proposed to the existing site access arrangements; 

 

iv) internal parking and circulation will be provided in accordance with AS 

2890.1:2004 and AS 2890.6:2009;  

 

v) the proposed service arrangements are appropriate; 

 

vi) following approval, access arrangements, parking layouts, servicing and vehicle 

swept paths should be reviewed and confirmed for compliance; and 

 

vii) the amended planning proposal would generate less traffic than the existing 

uses on the site. 
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Figure  1

Colston Budd Rogers & Kafes Pty Ltd

Drawn By: CBRK Pty Ltd_hs      Ref: 11760      11.11.2021

11760 - KFC Middleton Grange

Click: https://goo.gl/maps/9VNyxUeAYw9WubL49
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EXECUTIVE SUMMARY 

HillPDA have been commissioned by APP Corporation Pty Ltd (APP) on behalf of Cowpasture Pty Ltd (2005) Pty 

Ltd,  to prepare an Economic Impact Assessment (EIA) for the Planning Proposal at 368-770 Cowpasture Road, 

Middleton Grange (referred to as the subject site hereafter). 

The Planning Proposal 

The Planning Proposal seeks to amend the Liverpool Local Environment Plan 2008 (Liverpool LEP 2008) to 

facilitate the orderly development and continued use of the site for a diverse range of commercial activities as 

follows: 

▪ Rezone the land from R1 General Residential to B6 Enterprise Corridor; 

▪ Increase the maximum height of building standard from 8.5m (under clause 4.3 of the Liverpool LEP 2008) 

to 15m; and 

▪ Increase the maximum floor space ration (FSR) standard from 0.65:1 (under clause 4.4 of the Liverpool 

LEP 2008) to 0.75:1. 

The Planning Proposal is supported by a preliminary concept plan developed by Mosca Pserras Architects. The 

concept includes the replacement of the existing uses on site with 3,375sqm of bulky goods retailing in a two 

level building with on-site car parking.   

Justification for Planning Proposal based on salient features of the site  

The subject site has a total site area of 4,500sqm, with a 79m frontage to Cowpasture Road along its eastern 

boundary. A single storey BP service station (including an ancillary convenience store) and Pizza Hut restaurant 

currently occupy the northern end of the site, while a separate KFC restaurant occupies the southern end. The 

current commercial activities are estimated to employ 60 full time and part time jobs. The current uses on site 

are prohibited in the R1 zone yet are permissible as additional permitted uses under Schedule 1 Clause 9 of the 

Liverpool LEP 2008. The modest uplifts in building height and FSR will enable an increase in floor space on the 

site and support jobs in bulky goods retailing.  

Low density residential, interspersed with limited retail, commercial and industrial uses surround the site. A small 

provision of industrial and commercial uses exist immediately to the south of the site. As such the Planning 

Proposal will act as natural extension to the existing uses on site and commercial uses to the south of the site, 

whilst providing a transitional zoning buffer to adjacent residential land uses. Moreover, the proposed zoning is 

considered more suitable than the current zoning of R1 (i.e. which promotes residential development), due to 

the noise and traffic impacts of Cowpasture Road. Finally, the Planning Proposal also responds to the projected 

growth in the region, through securing additional employment land (which are currently underprovided for) 

whilst delivering enhanced services for local residents.   

The site has direct access and exposure to Cowpasture Road and is in close proximity (i.e. within 500m) to the 

northern on-ramps and southbound exit ramps of the M7 Motorway. As such the site is well position to capitalise 

on main road trade and visual exposure. Connectivity to the site is likely to further improve with the planned 

trackless trams proposed to operate near the site to the south along Hoxton Park Road. As such commercial uses 

are considered suitable on the site given its regional and local accessibility and highly trafficable frontage. 

Economic benefits of Planning Proposal 

The proposed development would have economic benefits during construction and post-construction. The 

following provides an estimate of these. 
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During construction 

During the construction phase the economic benefits are estimated to be: 

• 106 direct and indirect jobs1 created and supported 

• $36.5 million in total economic output directly and indirectly created 

• $15.2 million directly and indirectly contributed to the national economy (gross value added or GVA)  

Post-construction 

On completion the economic benefits resulting from development under the planning proposal are estimated to 

be: 

• A total of 52 jobs, around 8 less jobs than the base case (ie currently provided onsite) 

• $2.5 million in wage generation per annum, which is $0.8 million more than the base case 

• $3.8 million in GVA per annum to the local economy, which is $1.5 million more than the base case 

• Constituting a more orderly and efficient use of the land which is more aligned with the existing uses on 

site and the State planning objectives to deliver additional employment generating uses and support 

growth. 

Impacts on surrounding centres 

The subject site will retail bulky goods and therefore effectively serve a different role to the larger centres at 

Carnes Hill, Green Valley and the proposed centres at Middleton Grange and Austral.  

 

 

_________________________ 

1 Note that jobs in construction are not full time jobs given that the construction period is limited in time.  Technically this refers to ‘job 
years’ where one ‘job year’ equals one full time job over one year. To calculate average FTE jobs, total job years can be divided by the 
number of years to complete the project. For example if the construction period is three years then 9 job years can be dived by three to 
derive an average of 3 jobs during the three year period of construction. 



332 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 3 Attachment 3 Economic Report 

 

 

  

 

 

 C22043 368-370 Cowpasture Rd Middleton Grange Economic Impact Assessment              6 of 23  

 

 

  

INTRODUCTION 



333 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 3 Attachment 3 Economic Report 

 

 

  

 

 

 C22043 368-370 Cowpasture Rd Middleton Grange Economic Impact Assessment              7 of 23  

1.0 INTRODUCTION 

HillPDA have been commissioned by APP Corporation Pty Ltd (APP) on behalf of Cowpasture Pty Ltd (2005) Pty 

Ltd,  to prepare an Economic Impact Assessment (EIA) for the Planning Proposal at 368-770 Cowpasture Road, 

Middleton Grange (referred to as the subject site hereafter). 

The Planning Proposal seeks to amend the Liverpool Local Environment Plan 2008 (Liverpool LEP 2008) to 

facilitate the orderly development of commercial activities. The amendments include: 

▪ Rezoning the land from R1 General Residential to B6 Enterprise Corridor; 

▪ Increasing the maximum height of building standard from 8.5m (under clause 4.3 of the Liverpool LEP 

2008) to 15m; and 

▪ Increasing the maximum floor space ration (FSR) standard from 0.65:1 (under clause 4.4 of the Liverpool 

LEP 2008) to 0.75:1. 

A preliminary concept plan has been developed for the site, which includes redevelopment for 3,375sqm.  

 

A more detailed account of the scheme is provided in Section 2.4. 

1.1 Purpose and study structure 

The primary objective of this study is to assess and quantify, where possible, the economic impacts attributable 

to developing the Planning Proposal. To capture the net economic impacts of the Planning Proposal, the 

economic contribution of development proposed is compared to the base case or the no action alternative (i.e. 

economic contribution of the current built form and land uses on site).  

To meet the requirements of the brief, the study is set out in the following manner: 

▪ Chapter 1 | Provides an overview of the report and report structure  

▪ Chapter 2 | Reviews the subject site and the local context, followed by a description of the Planning 

Proposal, including key details and rationale for the proposed development  

▪ Chapter 3 | Examines the economic contribution that the subject site currently generates, referred to as 

the “Base Case”. The Chapter then examines the economic impacts of developing the site in accordance 

with the Planning Proposal during both the construction and operational phases. The economic 

implications are compared to the base case. 

▪ Chapter 4 | Provides commentary on the commercial centres hierarchy and considers the impact that 

the Planning Proposal will have on surrounding centres. 
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2.0 LOCAL CONTEXT AND PLANNING PROPOSAL 

This Chapter considers the regional and local context of the subject site and outlines the salient features of  the 

site in the context of supporting additional commercial uses on site. A detailed description of the Planning 

Proposal, including the rationale for the proposed development is also explored. 

2.1 The subject site 

The subject site is legally described as Lot 4 DP 1052704 , 368-370 Cowpasture Road, Middleton Grange. The 

subject site has a total site area of 4,500sqm, with a 79m frontage to Cowpasture Road along its eastern 

boundary. A single storey BP service station (including an ancillary convenience store) and Pizza Hut restaurant 

currently occupy the northern end of the site, with a separate KFC restaurant occupying the southern end. The 

current commercial activities are estimated to employ 60 full time and part time jobs2.  

The subject site is currently zoned R1 General Residential under the Liverpool LEP 2008 and is subject to a 

maximum building height provision of 8.5m under Clause 4.3 and a maximum FSR of 0.65:1 under Clause 4.4. 

The current uses on site are prohibited in the R1 zone yet are permissible as additional permitted uses under 

Schedule 1 Clause 9 of the Liverpool LEP 2008.  

2.2 Local context  

The subject site is located some 6.5 km west of Liverpool Central Business District (CBD) and 33.3km west of 

Sydney CBD. The nearest retail centre to the site is Carnes Hill Shopping Centre, located approximately 2.8km to 

the south. 3km to the north of the site is the established industrial Len Waters Estate. Middleton Grange and 

surrounding suburbs including Carnes and Hoxton Park are characterised by low density residential, interspersed 

with limited retail, commercial and industrial uses. The site is also one of few sites in the locality with scale and 

direct frontage and access to Cowpasture Road. As such, the subject site is not only well suited to accommodating 

main road trading services due to these advantages; it also offers one of the few opportunities to provide local 

employment in Middleton Grange and support the future growth anticipated in the region.   

Low density residential bound the site to the north and north-west and are generally separated by large acoustic 

barriers and landscape treatments. An established low density residential area also features to the east of the 

site on the eastern side of Cowpasture Road. An Anytime Fitness adjoins the site to the south-west, with a small 

provision of industrial and commercial uses to the south of the site including: a packaging company on the 

northern side of the Fifteenth Avenue and Cowpasture Rd intersection; and a Shell service station, Coles express 

and Hungry Jacks  on the southern side of the Hoxton Park Rd and Cowpasture Rd intersection.   

As such the Planning Proposal will act as natural extension to the existing uses on site and commercial uses to 

the south of the site, whilst providing a transitional zoning buffer to adjacent residential land uses. Moreover, 

the proposed zoning is considered to be more suitable than the current zoning of R1 (i.e. which promotes 

residential development), due to the noise and traffic impacts of Cowpasture Road on residential uses. Finally, 

the Planning Proposal also responds to the projected growth in the region, through securing additional 

employment land whilst delivering enhanced services for local residents, passing motorists and visitors.   

2.3 Accessibility 

The site is located on the western side of Cowpasture Road and is in close proximity (i.e. within 500m) to the 

northern on-ramps and southbound exit ramps of the M7 Motorway. Cowpasture Road also provides a regional 

connection to the M5 South Western Motorway. As such the site is supported by a strong road network providing 

_________________________ 
2 APP (2020) Planning Proposal Application to Amend Liverpool LEP 2008, 368-370 Cowpasture Rd, Middleton Grange 
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strong connectivity and benefits from exposure to passing traffic along Cowpasture Road. As such the site is well 

positioned to capitalise on main road trading. 

Vehicular and pedestrian access to the site is via Cowpasture Road. In terms of vehicular access into the site, left 

only access is provided via the southern driveway, with vehicles exiting left from the site via the northern 

driveway meaning the site is more conveniently positioned for north-bound traffic along Cowpasture Road.  

In terms of public transport infrastructure, the site is serviced by numerous bus services including Route 853 

Carnes Hill to Liverpool via Hoxton Park, which connects the site (with a bus stop immediately to the north of the 

site) to various local and regional centres and employment precincts. Connectivity to the site via public transport 

is likely to improve with the planned trackless trams proposed to be developed near the site to the south along 

Hoxton Park Road. The planned route will link the site to Liverpool and the catalytic Western Sydney Airport and 

Aerotropolis. 

On this basis commercial uses are considered suitable on site given the site’s regional and local accessibility and 

highly trafficable frontage. 

2.4 Planning proposal 

The Planning Proposal seeks to change the land use permissibility to enable the provision of employment 

generating land uses on the site and seeks to amend the Liverpool LEP 2008 as follows: 

▪ Rezone the site from R1 General Residential to B6 Enterprise Corridor; 

▪ Increase the maximum height of building standard from 8.5m (under clause 4.3 of the Liverpool LEP 2008) 

to 15m; and 

▪ Increase the maximum floor space ration (FSR) standard from 0.65:1 (under clause 4.4 of the Liverpool 

LEP 2008) to 0.75:1. 

The primary objective of the Planning Proposal is to ‘provide a more appropriate land use zoning to reflect the 

existing and future land uses,’ and facilitate the development of additional employment generating uses, 

contributing to provision of local services and employment opportunities.  

The Planning Proposal is supported by a preliminary concept plan developed by Mosca Pserras Architects. The 

concept (refer to figure below) includes the replacement of the existing fuel and fast food retailers with a two 

level building accommodating bulky goods retailers. 
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Figure 1: Planning Proposal’s preferred concept plan  

 
  Mosca Pserras Architects 
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3.0 ECONOMIC IMPACT ASSESSMENT   

The following Chapter assesses and where possible quantifies the potential economic impacts of the Planning 

Proposal measured against the “do nothing” or “status quo” option. Economic metrics estimates include 

employment, wages, GVA and construction multipliers (associated with the construction of the Planning 

Proposal). 

3.1 Economic impacts during the construction phase  

This section assesses the potential economic benefits during construction.  The economic impacts during the 

construction phase are assessed for the Planning Proposal scenario only, as the base case involves no 

constructive costs and represents the study’s no action alternative.  

The economic impacts of the construction stage are based on the estimated total construction cost of around 

$11.6 million. This estimate has been sourced from Rawlinson Construction Handbook 2021 and calculated as 

follows: 

Table 1: Estimated construction cost 

Component No. Units $/unit $m 

Bulky goods retailing  3,375 sqm $2,000/sqm $6.75 

Fitout   3,375  Sqm $600/sqm $2.03 

Site costs and carparking 4,500 sqm $220/sqm $0.99 

Contingencies @ 10%    $0.98 

Design and other professional fees @ 8.5%    $0.91 

Total    $11.65 

The construction industry is a significant component of the economy, accounting for 5.96% of Gross Domestic 

Product (GDP) and employing just over one million workers across Australia3. The industry has strong linkages 

with other sectors, so the impacts on the economy go further than the direct contribution of construction. This 

is known as the multiplier effect. Multipliers refer to the level of additional economic activity generated by a 

source industry. 

There are two types of effects captured by multipliers: 

Production Induced Effects: which is made up of: 

▪ Direct effects: which constitutes all outputs and employment required to produce the inputs for 

construction, and 

▪ Indirect effects: which is the induced extra output and employment from all industries to support the 

increased production of the construction sector. 

Consumption Induced Effects: which relates to the demand for additional goods and services due to increased 

spending by the wage and salary earners across all industries arising from employment. 

The source of the multipliers adopted in this report is ABS Australian National Accounts: Input-Output Tables 2018-19 

(ABS Pub: 5209.0).  

Note that the multiplier effects are national, and not necessarily local. The ABS states that: 

“Care is needed in interpreting multiplier effects; their theoretical basis produces estimates which somewhat 

overstate the actual impacts in terms of output and employment. Nevertheless, the estimates illustrate the high 

_________________________ 
3 Source: IBIS World Construction Industry Report 2018 
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flow-on effects of construction activity to the rest of the economy. Clearly, through its multipliers, construction 

activity has a high impact on the economy.” 

In particular, the multiplier impacts can leave the impression that resources would not have been used elsewhere 

in the economy had the development not proceeded. In reality, many of these resources would have been 

employed elsewhere. Note that the NSW Treasury guidelines state: 

“Direct or flow on jobs will not necessarily occur in the immediate vicinity of the project – they may be located in 

head office of the supplier or in a factory in another region or State that supplies the project”4. 

Nevertheless, economic multiplier impacts represent considerable added value to the Australian economy. 

3.1.1 Construction – output impact 

As discussed above the Planning Proposal will have a direct impact on construction output as well as indirectly 

stimulating other industries which assist in production or cater to increased consumption. The table below details 

the output multipliers and shows that the Planning Proposal would generate a further $1.2 million of activity in 

production induced effects and $0.9 million in consumption induced effects. The total economic activity 

generated by construction of the Planning Proposal would be around $3.1 million. 

Table 2: Construction output impact ($m) 

  Direct effects 
Production 

induced effect 
Consumption 
induced effect 

Total 

Output multipliers 1.000 1.235 0.901 3.136 

Output ($million)* 11.7 14.4 10.5 36.5 

*  Includes design costs and other professional fees related to construction at 8.5% 

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2018-19 (ABS Pub: 5209.0) 

3.1.2 Construction – Gross Value Added (GVA) impact 

The Gross Value Added (GVA) of an industry refers to the value of outputs less the costs of inputs. It also measures 

the contribution that the industry makes to the economy or gross domestic product (GDP). 

The proposed construction would directly contribute around $3.7 million to GDP. Including the multiplier 

impacts, a total of $15.2 million would be contributed to GDP (measured in 2019 dollars) as shown in the table 

below. 

Table 3: Construction Gross Value Added impact 

  Direct effects 
Production 

induced effect 
Consumption 
induced effect 

Total 

GVA multipliers 0.317 0.511 0.479 1.307 

GVA ($million) 3.7 6.0 5.6 15.2 

*  Includes design costs and other professional fees related to construction at 8.5% 

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2018-19 (ABS Pub: 5209.0) 

3.1.3 Construction related employment 

Every million dollars of design and construction work undertaken generates 2.42 job years5. Based on the 

estimated construction cost, 28 job years6 would be directly generated by the proposed development as shown 

in the table below. 

_________________________ 
4 Source: Office of Financial Management Policy & Guidelines Paper: Policy & Guidelines: Guidelines for estimating employment supported 

by the actions, programs and policies of the NSE Government (TPP 09-7) NSW Treasury 
5 Source: ABS Australian National Accounts: Input – Output Tables 2018-19 (ABS Pub: 5209.0) adjusted to 2019 dollars 
6 Note: One job year equals one full-time equivalent job over one year 
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Table 4: Construction employment impact 

  Direct Effects 
Production 

Induced Effects 

Consumption 

Induced Effects 
Total 

Multipliers 1 1.444 1.320 3.764 

Job Years per $million  2.424 3.501 3.199 9.124 

Total Job Years Generated 28 41 37 106 

Source: Hill PDA Estimate using data from ABS Australian National Accounts: Input-Output Tables 2018-19 (ABS Pub: 5209.0), ABS Census 

2016 Data 

From the ABS Australian National Accounts: Input-Output Tables 2018-19 HillPDA identified employment 

multipliers for production support and consumption induced effects of 1.44 and 1.32 respectively for every job 

year in direct construction. Including the multiplier impacts, the proposed expansion of businesses would support 

a total of 106 job years directly and indirectly. 

3.2 Economic performance of the base case 

As sourced from APP Planning Proposal Report the site provides an estimated 60 full-time and part-time jobs, as 

follows: 

▪ 10 full-time and part-time jobs associated with the service station and convenience store; 

▪ 20 full-time and part-time jobs associated with the Pizza Hut restaurant; and 

▪ 30 full-time and part-time jobs associated with the KFC restaurant7.  

It is estimated that these jobs could generate an estimated $1.7 million in salaries8 and contribute $2.3 million 

in GVA per annum9. 

3.3 Operational economic impacts of planning proposal 

The following section estimates the potential economic contribution of the Planning Proposal once the land uses 

are fully operational as compared to the “do nothing” or “base case” scenario.  

3.3.1 Employment  

The Proposal would support permanent employment post-construction in bulky goods retailing – assumed at 

67.5sqm GFA per worker.  

The table below provides an estimate of the number of jobs that would be supported on the subject site in 

accordance with the Planning Proposal. 

Table 5: Potential employment generation 

Land use Floorspace (NLA) Employment density* No. of workers 

Bulky goods retailing 3,375sqm 1 worker / 65sqm 52 

Total Employment   52 

*  Sources include ABS Retail Survey 1998-99, IBIS World reports and Hill PDA Research 

The Planning Proposal has the capacity to accommodate around 52 jobs following building completion. As such, 

development as proposed would support 8 less jobs than the base case. 

_________________________ 
7 APP (2020) Planning Proposal Application to Amend Liverpool LEP 2008, 368-370 Cowpasture Rd, Middleton Grange  
8 Weight average salary of comparable fuel retailing retailers and fast food and take away food services as sourced from IBIS World reports. 
9 Weight average GVA of comparable fuel retailing retailers and fast food and take away food services as sourced from IBIS World reports. 
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3.3.2 Total remuneration 

The total potential remuneration of workers on-site in accordance with the Planning Proposal is estimated at 

$2.5 million, as shown in the table below. This is $0.8 million more in remuneration than the base case (i.e. 44% 

increase). 

Table 6: Potential salaries  

Land use No. of workers Average wage Total wage generation ($m) 

Bulky Goods retailing 52  $48,000  $2.5 

Source: IBIS World Industry Reports 

3.3.3 Gross value added 

Gross value added of an industry refers to the value of outputs less the costs of inputs.  It also measures the 

contribution that the industry makes to the wealth of the country, state or region – its contribution to GDP. 

We estimate the potential gross value added from the employment generating uses in accordance with the 

Planning Proposal to be in the order of $3.8 million every year as shown in the table below. This is $1.5 million 

above the base case (i.e. 63% increase). 

Table 7: Gross Value Added  

Land use No. of workers GVA/worker Total GVA ($m) 

Total GVA 52 $73,500            $3.8 

 Source: IBIS World Industry Reports and HillPDA Estimate. 

3.3.4 Other construction impacts 

The construction process may lead to short-term negative impacts in the locality, such as increased traffic, noise, 

dust and so on.  We have assumed that the development would take the necessary steps to mitigate the extent 

of these impacts. 

3.4 Other economic benefits 

3.4.1 Investment stimulus 

Where a significant property investment decision has been made, it is generally viewed as a strong positive 

commitment for the local area. Such an investment can, in turn, stimulate and attract further investment. 

Development of the Planning Proposal would support a wide range of economic multipliers which would, in turn, 

support investment in associated industries. It would also help to raise the profile of Middleton Grange for 

potential investors. 

The Planning Proposal would create additional business opportunities in this locality. It would increase the profile 

of this area and, in so doing, increase the financial feasibility of surrounding developments, potentially acting as 

a catalyst on surrounding sites. 

3.4.2 Other Considerations 

The development of the subject site would be expected to provide other benefits at the community level, 

including the following: 

▪ Enhanced service facilities for passing traffic, local residents and visitors 

▪ Provision of greater employment self-sufficiency in the Middleton Grange region 
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▪ Workers and residents in the locality will generate expenditure on retail goods and services to the 

benefit of existing and future businesses in the Middleton Grange town centre. 
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4.0 IMPACTS ON THE RETAIL HIERARCHY 

This Chapter reviews the surrounding centres hierarchy and the environment within which the proposed 

commercial uses will operate, taking into account both existing and future commercial developments in the 

surrounding region. 

4.1 Carnes Hill Town Centre  

The Carnes Hill Town Centre is located about 2.8km to the north of the subject site10. The town centre provides 

some 37,000sqm of retail floorspace of which the majority of floorspace (i.e. 17,797sqm) located in Carnes Hill 

Marketplace. Carnes Hill Marketplace is a sub-regional shopping centre, anchored by a Big W discount 

department store (7,300sqm) and a Woolworths supermarket (4,414sqm) and includes a Dan Murphy’s large 

format liquor store, 45 specialty stores and 957 at-grade car parking spaces11. The centre trades strongly with a 

recorded total Moving Annual Turnover (MAT) of around $165.35 million as at 2020, ranking it 8th in the country 

for similar sized centres12. Moreover, this equates to $10,160/sqm which is 14% above the median for similar 

sized centres. The town centre also accommodates a freestanding Aldi supermarket, along with surrounding pad-

sites, including a medical centre, McDonalds, Pizza Hut and a service station. The town centre provides a 

substantially larger offer than the proposed centre at the subject site and serves a different function in the retail 

/ commercial hierarchy.  

4.2 Hoxton Park Neighbourhood Centre  

A small parcel of B1 zoned land spanning over of 1.3Ha is located 1.9 km13 to the south-east of the subject site 

on the southern side of Hoxton Park Road. Hoxton Park Shopping Centre currently occupies the site and provides 

an estimated 2,000sqm of Gross Lettable Area (GLAR).14  The centre includes a small a liquor store, a newsagent, 

two hairdressers, a chemist, medical centre, small scale business services as well as three neighbourhood 

restaurants and cafes15.  

The Planning Proposal has a different offer with bulky goods and hence would not impact this centre.  

4.3 Green Valley Town Centre  

Green Valley Town Centre is centrally located within the suburb of Green Valley, some 4.6 km16 north-east of the 

subject site. The retail and commercial floorspace is largely focused within The Valley Plaza, which provides 

10,300sqm is anchored by a Coles (3,561sqm) and Woolworths (2,271sqm) and 34 speciality tenants17. 18. As of 

December 2020 the centre reported a Moving Annual Turnover (MAT) of $101.26 million, which equates to 

$11,316/sqm. The $MAT/sqm is 27% above the average for similar sized centres and ranks the centre 29th from 

132 similar sized centres19.  

There are also several pad sites around this centre including a service station, a McDonalds 24 hour restaurant, 

an Autobarn and a Carlovers car-wash20.  

_________________________ 
10 Googlemaps drive time 
11 Property Council of Australia (2000) NSW Shopping Centre Directory  
12 Shopping Centre News 2021 Mini Guns 
13 Googlemaps drive time 
14 Floorspace estimated from SixMaps aerial images   
15 Source: centre website and Google street view images 
16 Googlemaps drive time 
17 Property Council of Australia (2000) NSW Shopping Centre Directory  
18 PCA Shopping Centre Directory 2020 
19 Shopping Centre News 2021 Mini Guns 
20 Source Google street view  
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The proposed offer does not include retailers that would directly compete with the Plaza’s offering (which serves 

a different function) and will service a different market to that of Green Valleys Service Station and fast food 

services.   

4.4 Austral Town Centre   

The Austral Town Centre is located 3.5 km21 west of the subject site, at the Fifteenth Road and Edmondson 

Avenue intersection. The town centre includes West Hoxton Shopping Village which provides around 2,800sqm 

of traditional retail floorspace. The centre is anchored by an IGA supermarket of 1,090sqm and includes around 

20 specialty shops, a medical centre and allied health facilities. Adjacent to the centre, there is a Home Hardware 

store which fronts Fifteenth Avenue as well as an independent service station.  

There are plans to expand Austral Town Centre to accommodate 20,000–30,000 sqm of retail floorspace with 

higher order retail and supporting ancillary non-retail uses22. It is anticipated that this will be a staged 

development, with each stage of development commensurate to market demand and growth. 

Approximately 1km to the south of the town centre, some 5km from the subject site there is  the Austral Village 

shopping centre at the Tenth Avenue and Edmondson Avenue intersection. The centre comprises 2,500 sqm of 

retail floorspace and is anchored by an 800sqm IGA and includes about 10 convenience based tenants (i.e. bottle 

shop, two cafes, newsagency, medical services and small scale business tenancies). There is also a small provision 

of retail and commercial floorspace on the western side of Edmondson Avenue opposite the centre23. 

Given the scale of the proposed development at the subject site, distance and function it is unlikely that it will 

compete with the Austral Town centre and Austral Village as they will effectively be servicing different markets. 

4.5 Middleton Grange Shell service station  

A Shell service station, with a Coles and Hungry Jacks Restaurant is provided 300m24 south-west of the subject 

site at the southern side of the Hoxton Park Rd and Cowpasture Rd intersection.  

The proposed offer does not include retailers that would directly compete with these businesses.   

4.6 Other retail centres 

Other retail facilities are also provided at Leppington, Edmondson Park, Preston and Liverpool. However due to 

differing roles in the retail hierarchy, scale and distance from the subject site, competition between these centre 

and the proposed centre on the subject site would be insignificant.   

4.7 Middleton Grange Village/Town Centre (Proposed) 

In addition to aforementioned existing facilities, Middleton Village/Town Centre is proposed 1km25 north of the 

subject site and will be adjacent to Middleton Grange Public School, along Southern Cross Avenue. Based on the 

local retail hierarchy strategies the site was earmarked to accommodate a village centre of up to 5,000sqm. It is 

understood that a proposal has been submitted for the site seeking to extend the scale and role of the centre to 

a Town centre accommodating up to 36,900sqm of retail and commercial gross lettable area (GLA), including 

21,260 sqm of retail floorspace, with up to two full-lined supermarkets and a small scale (4,000sqm) discount 

department store. The status and likelihood of this proposal proceeding is unknown at this point of time.  

_________________________ 
21 Googlemaps drive time 
22 Austral and Leppington North precinct planning report 2013. 
23 Source: centre website and Google street view images 
24 Googlemaps drive time 
25 Googlemaps drive time 
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Notwithstanding the above, Middleton Grange Village or Town Centre provides a substantially larger offer than 

the existing and proposed retail facilities at the subject site and serves a different function in the retail / 

commercial hierarchy. Middleton Grange Village / Town centre role is to serve the day-to-day and higher order 

retailing needs of local residents, whilst the proposed uses on the subject site are selling bulky goods which is a 

different market.   

4.8 Summary of key findings 

Further to the above, the proposed bulky goods retailing on the subject site will effectively serve a different 

function in the retail /commercial hierarchy compared to the larger centres at Middleton Grange Village/ Town 

Centre, Carnes Hill Town Centre, Austral Town Centre and Hoxton Park. 

On this basis there will be no impact of the Planning Proposal on surrounding centres. 
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Disclaimer 

 

1. This report is for the confidential use only of the party to whom it is addressed ("Client") for the specific purposes to which it refers and 

has been based on, and takes into account, the Client’s specific instructions. It is not intended to be relied on by any third party who, 

subject to paragraph 3, must make their own enquiries in relation to the issues with which this report deals. 

2. HillPDA makes no representations as to the appropriateness, accuracy or completeness of this report for the purpose of any party other 

than the Client ("Recipient").  HillPDA disclaims all liability to any Recipient for any loss, error or other consequence which may arise as 

a result of the Recipient acting, relying upon or using the whole or part of this report's contents. 

3. This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not directly connected to the 

project for which HillPDA was engaged to prepare the report, without the prior written approval of HillPDA. In the event that a Recipient 

wishes to rely upon this report, the Recipient must inform HillPDA who may, in its sole discretion and on specified terms, provide its 

consent. 

4. This report and its attached appendices are based on estimates, assumptions and information provided by the Client or sourced and 

referenced from external sources by HillPDA.  While we endeavour to check these estimates, assumptions and information, no warranty 

is given in relation to their reliability, feasibility, accuracy or reasonableness. HillPDA presents these estimates and assumptions as a 

basis for the Client’s interpretation and analysis. With respect to forecasts, HillPDA does not present them as results that will actually 

be achieved. HillPDA relies upon the interpretation of the Client to judge for itself the likelihood of whether these projections can be 

achieved or not. 

5. Due care has been taken to prepare the attached financial models from available information at the time of writing, however no 

responsibility can be or is accepted for errors or inaccuracies that may have occurred either with the programming or the resultant 

financial projections and their assumptions. 

6. This report does not constitute a valuation of any property or interest in property. In preparing this report HillPDA has relied upon 

information concerning the subject property and/or proposed development provided by the Client and HillPDA has not independently 

verified this information except where noted in this report. 

7. In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the Managed Investments Act 1998) 

or for any lender that is subject to the provisions of the Managed Investments Act, the following clause applies: 

This valuation is prepared on the assumption that the lender or addressee as referred to in this valuation report (and no other) may 

rely on the valuation for mortgage finance purposes and the lender has complied with its own lending guidelines as well as prudent 

finance industry lending practices, and has considered all prudent aspects of credit risk for any potential borrower, including the 

borrower’s ability to service and repay any mortgage loan. Further, the valuation is prepared on the assumption that the lender is 

providing mortgage financing at a conservative and prudent loan to value ratio. 

8. HillPDA makes no representations or warranties of any kind, about the accuracy, reliability, completeness, suitability or fitness in 

relation to maps generated by HillPDA or contained within this report. 

 

Liability limited by a scheme approved under the Professional Standards Legislation 



349 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 3 Attachment 3 Economic Report 

 

 

 

 

 

 C22043 368-370 Cowpasture Rd Middleton Grange Economic Impact Assessment               23 of 23  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

SYDNEY 

Level 3, 234 George Street 

Sydney NSW 2000 

GPO Box 2748 Sydney NSW 2001 

t: +61 2 9252 8777 

f: +61 2 9252 6077 

e: sydney@hillpda.com 

 

MELBOURNE 

Suite 114, 838 Collins Street 

Docklands VIC 3008 

t: +61 3 9629 1842 

f: +61 3 9629 6315 

e: melbourne@hillpda.com 

 

WWW.HILLPDA.COM 
         



350 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 4 Attachment 4 Conceptual Plan 

 

 

do not scale from drawing

of mosca pserras architects.

larger scale drawings and written dimensions take preference.

all discrepancies to be brought to the attention of the author.

all dimensions to be checked on site before commencement

this drawing is copyright and the property of the author, and
must not be retained, copied or used without the authority

of work.

Davis Stack

reception@moscapserras.com.au

project

location

drawing title

revision

drawnscale MR

Planning Proposal

21021 AP01

Site Plan - Scheme A

368-370 Cowpasture Rd, Middleton Grange

F
  @ A1

job no. drawing no.www.moscapserras.com.au

client

project architect FM

key plan:north point: notes:amendments:

mosca pserras architects

e
w

ARCHITECTURAL PLANS

Revision Description By Date
A
B
C
D
E
F

Planning Proposal
Planning Proposal
Planning Proposal
For Review
For Review
Planning Proposal

MR
MR
MR
MR
RB
RB

08.07.21
08.11.21
03.12.21
11.02.22
23.08.22
24.08.22

N

MU
ST

AN
G 

   
CL

OS
E

EXISTING
     EXIT

C O W P A S T U R E       R O A D
42.00

43.00

44 .00

EXISTING
  ENTRY

Existing landscaped area

45.00

46.00

47.00

17
25

8 925

Existing landscaped area.

47.00

46.00

45.00

2.0m high acoustic fence

27 ° 25 '  40 .19

24 ° 25 '  31 .115

241° 52 ' 40 "  12 .1

27
9°

 19
' 1

0"
  4

1.0
4

9 °  1 9 ' 1 0 "  7 5 .5 9 5

12000

44.00

retaining wall

retaining wall

retaining wall

99
° 1

9' 
10

"  
71

.24

outline of roof

outline of roof

outline of roof

outline of roof

outline of roof

out l ine of  roof

out l ine of  roof

retaining wall

Existing substation

2,208 m2

Proposed bulky
goods premises

2 storeys

Proposed bulky
goods premises
above carpark

LOADING ZONE

D R I V E W A Y

ONEWAY

ON
EW

AY

ONEW
AY

Possible Entry

ONEWAY

walkway

Bulky goods premises
above dashed

3,0
00

3,000

1,167 m2

Site Plan
1:200

Generic Perspective
1:200

Concept building footprint for planning proposal

TOTAL AREA:           3375sqm

PARKING SPACES:  37

Loading zone entry

C O W P A S T U R E  R DE N T R Y

E X I T
POSSIBLE
ENTRY

Bulky Goods Premises



351 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 5 Attachment 5  Existing Site Plan 

 

 

do not scale from drawing

of mosca pserras architects.

larger scale drawings and written dimensions take preference.

all discrepancies to be brought to the attention of the author.

all dimensions to be checked on site before commencement

this drawing is copyright and the property of the author, and
must not be retained, copied or used without the authority

of work.

Davis Stack

reception@moscapserras.com.au

project

location

drawing title

revision

drawnscale MR

Planning Proposal

21021 AP04

Site Plan - Existing

368-370 Cowpasture Rd, Middleton Grange

A
  @ A1

job no. drawing no.www.moscapserras.com.au

client

project architect FM

key plan:north point: notes:amendments:

mosca pserras architects

e
w

ARCHITECTURAL PLANS

Revision Description By Date
A Planning Proposal MR 03.12.21

N

MU
ST

AN
G 

   
CL

OS
E

41.00

EXIT

C O W P A S T U R E       R O A D
42.00

43.00

44 .00

ENTRY

landscaped area

45.00

46.00

47.00

17
25

8 925

pricing
sign.

landscaped area.

existing fuel station.

sign.
pricing

id sign to

specification
manufacturers details &

underground fuel tanks

47.00

46.00

45.00

42.00

2.0m high acoustic fence

27 ° 25 '  40 .19

24 ° 25 '  31 .115

241° 52 ' 40 "  12 .1

27
9°

 19
' 1

0"
  4

1.0
4

9 °  1 9 ' 1 0 "  7 5 .5 9 5

fuel filling
point

underground

lpg fill point

2000

63
50

fuel bowsers  to
manufacturers details &

specification

lpg bowser to
manufacturers details &

specification

tanker u/l
position

lpg tank 30kl
7.5o/a x 2.25m

70kl
ulp

30kl
ulp ulp

30kl

sup
40kl

diesel
40kl

DRIVE -
THRU
EXIT

DRIVE -
THRU

ENTRY

12000

44.00

retaining wall

retaining wall

retaining wall

99
° 1

9' 
10

"  
71

.24

landscaped area.

outline of roof

outline of roof

outline of roof

outline of roof

outline of roof

out l ine of  roof

out l ine of  roof

P A R E R     A V E N U E

existing fast food
premises

3,000

1,9
29

6,600

existing
convenience

store

existing
parking

-
Existing Site Plan

1:200

existing buildings



352 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

31st July 2021 
Preliminary Site Investigation, Ref: ES5550 
Property: 77 Ridge Street, Gordon NSW                                                           Page 1 of 39 

 

 
© Aargus Pty Ltd 

 

 

 

 

 

 
PRELIMINARY  

SITE INVESTIGATION 
 
 
 

368-370 Cowpasture Road, 
Middleton Grange NSW 

 
 
 

Prepared for 
 

Nathan Davis 
c/o- Davis Stack 

ES8708 
 
 
 

8th March 2023 
 



353 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 2 of 39 

 

 
© Aargus Pty Ltd 

CONTROLLED DOCUMENT 
DISTRIBUTION AND REVISION REGISTER 

 
 
 

DISTRIBUTION LIST 
 
 
Copy No. Custodian   Location 
___________________________________________________________________________ 
1 Nick Kariotoglou   Aargus Pty Ltd (Library) 
2 Nathan Davis   C/- Davis Stack 
 
 
 

Note: This distribution list identifies the current custodians of controlled copies of the subject document.  It is 
expected that these custodians would be responsible for: 

 

 the storage of the document 
 ensuring prompt incorporation of amendments 
 making the document available to pertinent personnel within the organization 
 encouraging observance of the document by such personnel 
 making the document available for audit 

 
 
 
 
 
 

DOCUMENT HISTORY 
 
Document No. Revision No.  Issue Date   Description 
___________________________________________________________________________ 
ES8708  0   18/01/2023   Initial Issue 
ES8708 1 08/03/23   Revision 1 
 
 
 
 
 
Approved for release by:  
 
    Nick Kariotoglou 
    Managing Director 
 
 
Date:    8th March 2023 
 



354 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 3 of 39 

 

 
© Aargus Pty Ltd 

TABLE OF CONTENTS 

TABLE OF CONTENTS ................................................................................................................................... 3 

LIST OF TABLES .............................................................................................................................................. 5 

LIST OF FIGURES ............................................................................................................................................ 5 

LIST OF APPENDICES .................................................................................................................................... 6 

ABBREVIATIONS ............................................................................................................................................. 7 

EXECUTIVE SUMMARY ................................................................................................................................ 8 

1 INTRODUCTION ................................................................................................................................. 10 

1.1 BACKGROUND .................................................................................................................................. 10 
1.2 OBJECTIVE......................................................................................................................................... 10 
1.3 SCOPE OF WORKS ............................................................................................................................ 11 

2 SITE IDENTIFICATION AND DESCRIPTION ............................................................................... 12 

2.1 SITE IDENTIFICATION ..................................................................................................................... 12 
2.2 SITE INSPECTION ............................................................................................................................. 12 
2.3 TOPOGRAPHY AND SURFACE WATER DRAINAGE .................................................................. 14 
2.4 SURROUNDING LAND USES .......................................................................................................... 14 

3 SITE HISTORY ..................................................................................................................................... 15 

3.1 LAND TITLES .................................................................................................................................... 15 
3.2 AERIAL PHOTOGRAPHS ................................................................................................................. 16 
3.3 EPA RECORDS ................................................................................................................................... 17 

3.3.1 Section 58, CLM Act 1997 .......................................................................................................... 17 
3.3.2 Section 60, CLM Act ................................................................................................................... 17 
3.3.3 POEO Register ........................................................................................................................... 17 
3.3.4 Unlicensed Premises Regulated by the NSW EPA...................................................................... 17 

3.4 NSW GOVERNMENT PFAS INVESTIGATION PROGRAM ......................................................... 18 
3.5 UNEXPLODED ORDNANCE ............................................................................................................ 18 
3.6 NATURALLY OCCURRING ASBESTOS ........................................................................................ 18 
3.7 SAFEWORK NSW RECORDS ........................................................................................................... 18 
3.8 149 PLANNING CERTIFICATES ...................................................................................................... 19 
3.9 COUNCIL SEARCH RECORDS ........................................................................................................ 19 
3.10 INDUSTRIAL PROCESSES AND PRODUCTS MANUFACTURED .............................................. 19 
3.11 CHEMICAL STORAGE AND TRANSFER AREAS ......................................................................... 20 
3.12 PRODUCT SPILL & LOSS HISTORY ............................................................................................... 20 
3.13 DISCHARGES TO LAND, WATER AND AIR ................................................................................. 20 
3.14 COMPLAINTS HISTORY .................................................................................................................. 21 
3.15 HISTORICAL USE OF ADJACENT LAND ...................................................................................... 21 
3.16 DISCUSSION AND SUMMARY OF SITE HISTORY ...................................................................... 21 

4 ENVIRONMENTAL SETTING .......................................................................................................... 22 

4.1 SENSITIVE ENVIRONMENTAL RECEPTORS ............................................................................... 22 
4.2 SOIL & GEOLOGY ............................................................................................................................. 22 
4.3 ACID SULFATE SOILS...................................................................................................................... 22 
4.4 HYDROGEOLOGY ............................................................................................................................ 23 

5 PREVIOUS ENVIRONMENTAL REPORT ...................................................................................... 25 

6 AREAS OF POTENTIAL ENVIRONMENTAL CONCERN ........................................................... 30 



355 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 4 of 39 

 

 
© Aargus Pty Ltd 

7 PRELIMINARY CONCEPTUAL SITE MODEL .............................................................................. 32 

7.1 CONCEPTUAL SITE MODEL ........................................................................................................... 32 
7.1.1 Data Gaps .................................................................................................................................. 34 

8 CONCLUSION AND RECOMMENDATIONS ................................................................................. 35 

LIMITATIONS ................................................................................................................................................. 37 

REFERENCES ................................................................................................................................................. 39 

  



356 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 5 of 39 

 

 
© Aargus Pty Ltd 

LIST OF TABLES 

Table 1: Site Identification.................................................................................................12 

Table 2: Surrounding Land Uses .......................................................................................14 

Table 3: Land Title Information ........................................................................................15 

Table 4: Summary of Potential Areas and Contaminants of Concern ...............................30 

Table 5: Conceptual Site Model ........................................................................................32 

 

 

LIST OF FIGURES 

Figure 1: Site Locality 
 
Figure 2: Site Lot & DP Plan 
 
Figure 3: Site Features 
 
Figure 4: Inferred Groundwater Flow Direction 
 
 
 



357 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 6 of 39 

 

 
© Aargus Pty Ltd 

 

LIST OF APPENDICES 

 

APPENDIX A: SITE PLANS  

APPENDIX B: SITE PHOTOGRAPHS 

APPENDIX C: LAND TITLE INFORMATION 

APPENDIX D: CURRENT AND HISTORICAL AERIAL PHOTOGRAPHS 

APPENDIX E: PRODUCT INVENTORY SIRA RECORDS 

APPENDIX F: SAFEWORK NSW SEARCH 

APPENDIX G: COUNCIL AND PLANNING RECORDS 149 

APPENDIX H: GROUNDWATER BORE SEARCH 

APPENDIX I: PREVIOUS ENVIRONMENTAL REPORTS 

APPENDIX J: IMPORTANT INFORMATION ABOUT YOUR REPORT 

 

  



358 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 7 of 39 

 

 
© Aargus Pty Ltd 

ABBREVIATIONS 

 
 

ADWG Australian Drinking Water Guidelines 
ANZECC Australian and New Zealand Environment and Conservation Council 
AST Aboveground Storage Tank 
BGL   Below Ground Level 
BTEX Benzene, Toluene, Ethyl benzene and Xylene 
COC Contaminants of Concern 
DLWC Department of Land & Water Conservation 
DNR Department of Natural Resources 
DQOs Data Quality Objectives 
POEO Protection of the Environment Operations 
DSI Detailed Site Investigation 
EPA   Environment Protection Authority 
ESA Environmental Site Assessment 
HIL Health-Based Soil Investigation Level 
LGA Local Government Area 
NEHF National Environmental Health Forum 
NEPC National Environmental Protection Council 
NEPM National Environmental Protection Measure 
NHMRC National Health and Medical Research Council 
OCP Organochlorine Pesticides 
OPP   Organophosphate Pesticides 
PAH Polycyclic Aromatic Hydrocarbon 
PCB Polychlorinated Biphenyl 
PID Photo Ionisation Detector 
PQL Practical Quantitation Limit 
PSH Phase Separated Hydrocarbon 
PSI Preliminary Site Investigation 
QA/QC      Quality Assurance / Quality Control 
RAC Remediation Acceptance Criteria 
RAP Site Remediation Plan 
RPD Relative Percentage Difference 
SAC Site Assessment Criteria 
SCID Stored Chemical Information Database 
SEPP State Environment Planning Policy 
SMP Site Management Plan 
SVC Site Validation Criteria 
TCLP Toxicity Characteristics Leaching Procedure 
TPH Total Petroleum Hydrocarbons 
TRH Total Recoverable Hydrocarbons 
UCL Upper Confidence Limit 
UST Underground Storage Tank 
VOC Volatile Organic Compounds 
VHC Volatile Halogenated Compounds 



359 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                         Page 8 of 39 

 

 
© Aargus Pty Ltd 

EXECUTIVE SUMMARY 

Aargus Pty Ltd (Aargus) was appointed by Mr Nathan Davis (the client) to undertake a 

Preliminary Site Investigation (PSI) for the property located at 368-370 Cowpasture Road, 

Middleton Grange NSW (the site). The site is proposed to be rezoned from residential 

existing use rights to commercial zoning with land-use remaining unchanged as a service 

station and fast food outlet. This is a change to less sensitive land use although the land use 

remains the same. 

 

A PSI was requested by the client to determine the potential for onsite contamination. This 

report shall provide a preliminary assessment of any site contamination and, if required, 

provide a basis for a more detailed investigation. 

 

At the time of the inspection (December 2022), the site was used for commercial purposes 

including a BP Service Station and Fast Food outlets including KFC and Pizza Hut. The site 

was operational with approximately 95% sealed with concrete, with unsealed areas only 

relating to garden bed areas around the perimeter. General rubbish and housekeeping showed 

rubbish located in gardens and carparking areas. 

 

The land title and aerial information provided suggested that no significant changes had 

occurred on site over the last 20 years. In 2005, a Phase II Environmental Assessment was 

conducted (back then Caltex) as part of a due diligence for sale.  Three groundwater wells 

were installed as part of this assessment with wells located on the site boundaries thus 

looking for gross pollutants.  Inspection of all 3 wells when opened showed no HC odours 

evident. 

 

The findings of the assessment indicated the following areas of potential environmental 

concern: 

 

 Delineation of asbestos in fill underlying sealed surfaces. 

 Hydraulic gradient of groundwater flow and analyte concentrations of GW1 the most 

downgradient location from USTs. 
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The contaminants that may be present in some of these areas were considered to be of 

moderate to low significance in terms of risk to the human and environmental receptors 

identified.  The historical Detailed Site Investigation (DSI) provided adequate information to 

determine if gross pollutants existed on the site and as the site is sealed, the main areas of 

concern being a hotspot of asbestos that has been delineated to one location is of no concern 

in-situ.  The groundwater wells showed no petroleum hydrocarbon odours in all wells. GW1 

was found to be constructed in a different geological medium to the other 2 wells.  This 

means that GW1 may exist outside of the tank farm area or not constructed deep enough.  

With GW1 well being dry, the product inventory of records added to the fact that no product 

loss had occurred plus the Service Station complex is relatively new and new fibreglass 

double skinned tanks were installed when they were commissioned allowing for detection of 

product loss issues which provides comfort that no gross contamination exists. 

 

As part of the service stations compliance, UPSS monitoring takes place at regular 

intervals. As 1 of the 3 groundwater monitoring wells has not been installed in 

accordance with UPPSS guidelines, it is recommended that prior to the next round of 

compliance UPSS reporting requirements, a groundwater well be installed to depth at or 

near the location of GW1.  Whilst UPSS compliance monitoring and reporting does not 

always include analytical sampling, we recommend that a round of groundwater 

analytical sampling on all wells be conducted during the next UPSS reporting event to 

regulators to confirm the groundwater concentrations as compared to guidelines. It is 

recommended that only the first post GW1 re-installation sampling event for 

groundwater be conducted in approximately 3 months and dependent upon results 

meeting guidelines, no further sampling events other than UPSS compliance occur. 

 

 

Based on the information collected during this investigation and in reference to rezoning 

from residential to commercial (less sensitive land use), the site is suitable for the proposed 

land use and rezoning. 
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1 INTRODUCTION 

1.1 Background 

Mr Nathan Davis (the client) to undertake a Preliminary Site Investigation (PSI) for the 

property located at 368-370 Cowpasture Road, Middleton Grange NSW (the site). The site is 

proposed to be rezoned from residential existing use rights to commercial zoning with land-

use remaining unchanged as a service station and fast food outlet.  The location of the 

property is presented in Figure 1 of Appendix A.  

 

The site is proposed to be rezoned from residential existing use rights to commercial zoning 

with land-use remaining unchanged as a service station and fast food outlets.   

 

A site investigation was requested by Frank Mosca as part of the Council Application 

Process. 

 

1.2 Objective 

The primary objectives of this PSI are as follows: 

 

 Identify potential areas where contamination may have occurred from current and 

historical activities; 

 Identify potential contaminants associated with potentially contaminating activities;  

 Assess the potential for soils and groundwater to have been impacted by current and 

historical activities; and 

 Assess the suitability of the site for commercial rezoning keeping existing land use 

rights, based on its current condition and the findings of this investigation. 
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1.3 Scope of Works 

The scope of works for this PSI includes: 

 

 Review of the physical site setting and site conditions based on a site inspection, 

including research of the location of sewers, drains, holding tanks and pits, spills, 

patches of discoloured vegetation, etc. (where applicable);  

 Research and review of the information available, including previous environmental 

investigations, current and historical titles information, review of aerial photographs, 

groundwater bore searches, EPA notices, council records, SafeWork NSW records, 

anecdotal evidence, site survey and site records on waste management practices; 

 Development of a preliminary Conceptual Site Model (CSM) to demonstrate the 

interactions between potential sources of contamination, exposure pathways and 

human/ecological receptors identified; and 

 Recommendations for additional investigations should any data gaps be identified or 

possible strategies for the management of the site, where relevant. 

 

 

This report was prepared with reference to the NSW Environment Protection Authority 

(EPA) "Guidelines for Consultants Reporting on Contaminated Sites" (2020). 
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2 SITE IDENTIFICATION AND DESCRIPTION 

2.1 Site Identification 

Site identification information and land use is summarised in the table below. 

 

Table 1: Site Identification 

 
 Lot and DP Number (Address)  Lot 4 in DP1052704 in NSW) 

Coordinates (SE corner)* Latitude: - -33.923480, Longitude: 150.848673 

Approx. Site Area 3,900m2 

Local Government Area Liverpool 

Parish Cumberland 

Current Land Zoning** Residential (existing use rights) 

Proposed Land Use Commercial 

Current Site Owner Cowpasture Road (2005) Pty Ltd 

Site End Users General Public (adults & children), workers 

 

 

Notes: * refer to http://maps.six.nsw.gov.au/  

** refer to Liverpool Zoning Map  

 

The site boundary is presented in Appendix A.  

 

2.2 Site Inspection 

A site visit was carried out in December 2023 by an Aargus Principal scientist to inspect the 

site for any potential sources of contamination and document any observations made 

regarding the current site conditions. At the time of the site inspection, the following 

observations were made: 

 

 The site is trapezoidal (near square) in shape and used for commercial purposes. 

 The site is comprised of a service station and fast food outlet and is occupied by a 

main service station and connected Pizza Hut structure on the central northern 
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boundary of the site, bowsers and tank farm within the centre of the site and a KFC 

fast food drive through and eat in restaurant on the southern boundary.   

 Carparking is found to the western side of the land and shown to contain lots of 

rubbish and litter (not of significant concern). 

 The main access to the site was along Cowpasture Road, on the eastern boundary with 

Fifteenth Avenue bounding the site along the southern boundary. 

 Small planting areas and garden areas were located on site boundaries and only make 

up approximately 5% of the otherwise totally sealed surfaces.  Some small cracks in 

the pavement throughout the site were observed on the sealed surface3s with no 

significant staining or olfactory HC evidence of gross pollutants. 

 The site slope was found to flow from north west to south east.  

 Stormwater drains were found to be clear of debri and no staining or olfasctory 

evidence of gross pollutants flowing into drains.   

 Three groundwater wells were found (gatic covers) and opened and inspected with 

PID readings showing zero evidence of HC odour (zero readings).  1 well was located 

on the western boundary in the parking area near the central of the western boundary 

and 2 wells were located downgradient and on the eastern and southeastern boundary 

with the groundwater well located closest to KFC found to be dry. 

 Site boundaries were defined by metal fences, Cowpasture Road and Fifteenth 

Avenue.  

 No surface standing water was noticed at the site with the inspections of the 3 

groundwater wells showing the well closest to KFC being dry and the well also on the 

eastern boundary downgradient of the tanks having groundwater approximately 5.5m 

bgl and the well located on the western boundary having a groundwater level 

approximately 3.5m bgl. 

 USTs were located in the centre of the site including dipping points and filling points 

for the three (3) USTs. Bowsers were located underneath the canopy with no staining 

observed on the majority of the sealed surface. 

 

 

The site features are presented in Appendix A.  Site photographs are included in Appendix B.   
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2.3 Topography and Surface Water Drainage 

The following observations were made during the site inspection carried out in December 

2022: 

 

 The site topography is generally flat, with a gentle slope towards the southeast 

towards Cowpasture Road (along the eastern perimeter) at approximately 5% slope. 

 Stormwater runoff from the site is expected to flow in a similar direction captured by 

stormwater infrastructure along Cowpasture Road and Fifteenth Avenue. 

 

 

Copies of the topographical survey plan can be found in Appendix A.  

 

 

2.4 Surrounding Land Uses 

The surrounding land uses identified are described in the table below: 

 

Table 2: Surrounding Land Uses 

 
Orientation Description 
North Low Density Residential dwellings (upgradient) 

East  Cowpasture Road then low density residential dwellings 

South  Electrical Substation commercial 

West Commercial / Solar office then residential 
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3 SITE HISTORY 

3.1 Land Titles  

A review of historical documents held at the NSW Department of Lands offices was 

undertaken to identify the current and previous land owners, and potential land uses.  The 

results of the title search are summarised in the following table. 

 

Table 3: Land Title Information 
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In summary, the land title information provided suggested that the site was owned by 

individual owners and used for residential and/or rural purposes up until 1999 where the site 

was developed into a Service Station and fast food outlets. 

 

A copy of the land titles information can be found in Appendix C. 

 

3.2 Aerial Photographs  

Selected aerial photographs obtained from the NSW Department of Lands were reviewed to 

describe the site features and surrounding areas at various timelines.  A summary of the 

review was conducted focusing on the years 1947, 1970, 1986, and 2002. The 1947 aerial 

photograph shows that the subject site is vacant with a few scattered trees and other plants. 

The surrounding area is also vacant and appears to be rural in nature. The 1970 aerial 

photograph shows that a small single storey home has been constructed in the south 

west corner of the site. The north eastern corner of the site appears to have a paddock or 

be agricultural in nature while the remainder of the site is covered in trees. The 

surrounding areas are rural in nature, with trees occupying large areas of the land. 

The 1986 aerial photograph shows that no new construction developments have taken 

place at the subject site. However the majority of the trees have been removed resulting 

in the expansion of the paddock/agricultural portion of the site. The majority of the 

surrounding area has not undergone significant change with the exception of a few new 

buildings scattered throughout the area and the improvement of the surrounding roads. 

The 2002 aerial photograph shows significant change to the subject site and the 

surrounding area. The residential building that previously occupied the southern portion 

of the site has been demolished and replaced by a commercial building that is currently 

occupied by KFC. The northern half of the site has been redeveloped as a service station 

and the majority of the remainder of the site has been paved. The surrounding area, 

particularly to the east, south east and south of the site has been redeveloped form rural 

properties to single and double story residential buildings.  

 

Copies of the aerial photographs are included in Appendix D. 
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3.3 EPA Records  

3.3.1 Section 58, CLM Act 1997 

The NSW EPA publishes records of contaminated sites under Section 58 of the Contaminated 

Land Management (CLM) Act 1997. The notices relate to investigation and/or remediation of 

site contamination considered to pose a significant risk of harm under the definition in the 

CLM Act. However, it should be noted that the EPA record of Notices for Contaminated 

Land does not provide a record of all contaminated land in NSW.   

 

A search of the EPA database revealed that the subject site is not listed.  

 

 

3.3.2 Section 60, CLM Act 

The NSW EPA also published records of the sites notified under Section 60 of the CLM Act. 

The published document as of the December 2022 revealed that the site was not listed.  

 

3.3.3 POEO Register 

The NSW EPA also have a public register under section 308 of the Protection of the 

Environment Operations Act 1997 (the POEO Act) that contains the licensed premises. 

 

A search of the POEO Register revealed that the site was not listed.  

 

3.3.4 Unlicensed Premises Regulated by the NSW EPA 

The NSW Environment Protection Authority (EPA) maintain records of the premises where 

the NSW EPA is still the Appropriate Regulatory Authority (ARA) that are no longer 

required to be licensed under the Protection of the Environment Operations Act 1997 (POEO 

Act). 

 

A search of the NSW EPA Records revealed that the site is not listed.  
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3.4 NSW Government PFAS Investigation Program  

A search of the EPA database revealed that the site is not listed on the NSW Government 

PFAS Investigation Program and/or the Contaminated Land Database.  

 

https://www.epa.nsw.gov.au/your-environment/contaminated-land/pfas-investigation-

program 

 

3.5 Unexploded Ordnance 

A review of the Department of Defence website for Unexploded Ordnance showed no 

records for the site. 

 

https://www.defence.gov.au/UXO/Where/Default.asp 

 

3.6 Naturally Occurring Asbestos 

A review of the SafeWork NSW website showed that the site was not located in an area 

where naturally occurring asbestos might be located. 

 

https://www.safework.nsw.gov.au/resource-library/asbestos-publications/naturally-occurring-

asbestos/residing-in-areas-of-naturally-occurring-asbestos-factsheet2 

 

3.7 SafeWork NSW Records  

A WorkCover Dangerous Goods Search was conducted for the site to identify any 

dangerous chemicals that are or have been stored on the site. The WorkCover 

documents indicated that there was a licence for a 180 kg above ground Liquid 

petroleum gas tank from 2003 but there was no record of the petrol and diesel USTs 

observed on site.  

 

A copy of the WorkCover Search results is attached in Appendix F. 
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3.8 149 Planning Certificates 

The 149(2) Certificates did not indicate any items of concern arising under the 

Contaminated Land Management Act 1997.under the Environmental Planning and 

Assessment Act. The certificate does however include a notation under Environmentally 

Significant Land, indicating that the site is located within rurally zoned land which may 

result in noise, dust and odours that may be offensive. The land is also subject to the 

Liverpool Local Environment Plan 1997, a number of Development Control Plans and a 

number of State Environmental Planning Policies (SEPPs).  

Reference should be made to the Certificate included in Appendix G for the full details 

of which Development Control Plans and SEPPS are relevant. 
 

 

3.9 Council Search Records 

The Liverpool Council database was reviewed relating to the site and the search revealed the 

only significant record of application was in 1999 for the operations of a Service Station.   

 

 

3.10 Industrial Processes and Products Manufactured 

A review of the industrial processes and/or products manufactured at the site was conducted, 

and a summary of the information pertaining to the site only relate to operations of a service 

station. 
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3.11 Chemical Storage and Transfer Areas 

A review of the former chemical storage and transfer areas and/or products manufactured at 

the site was conducted, and a summary of the information pertaining to the site is provided 

below: 

 

 One ULP 

 One LPG 

 One Premium unleaded 98 

 One Diesel \One ULP E10 

 4 Pump bowsers and associated piping 

 

3.12 Product Spill & Loss History 

It was indicated by the client, that to their knowledge no serious land or water contamination 

had occurred.  

 

The majority of the site is currently either occupied by a building and/ or sealed surfaces. At 

the time of the inspections, the sealed surfaces of the concrete slab were in generally good 

condition with only minor cracks observed. In addition, there were no visible signs of oil 

and/or chemical staining, indicating that any surface spills (if they did occur at all) were 

cleaned up immediately and did not appear to penetrate the existing slab.  

 

A review of SIRA details showed product inventory to have no loss and tank and liune tests 

also showed tanks to be tight and lines pass vacuum tests. 

 

3.13 Discharges to Land, Water and Air 

No discharges to land, water and air were observed within the site. 
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3.14 Complaints History 

There were no complaints registered for the site. 

 

 

3.15 Historical Use of Adjacent Land 

It was indicated by the client that to their knowledge, the adjacent lands to the site have been 

used primarily for residential land use since the service station became operational. 

 
 

3.16 Discussion and Summary of Site History 

Based on available information, the site historical usage showed the only potential areas of 

concern are based upon current operations as a service station. The service station has been 

operating as a Service station for 20 years with new tanks double skinned installed and UPPS 

procedures put in place. 
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4 ENVIRONMENTAL SETTING 

4.1 Sensitive Environmental Receptors 

The nearest watercourse is a canal, approximately 300m east of the site, that is a tributary of 

Hinchinbrook Creek located approximately 0.5km from the site.  Hinchinbrook Creek flows 

to a network of small watercourses in the Hoxton Park area located a few kms away.  

 

 

4.2 Soil & Geology 

Reference to the Penrith 1:100 000 Geological Series Sheet indicates the site is on the 

boundary between Bringelly Shale, of the Wianamatta Group and recent (Quaternary) 

fluvial/ estuarine deposits. Bringelly Shale weathers to form highly plastic clays. 

Bringelly Shale consists of shale, carbonaceous claystone, laminite, fine to medium-

grained lithic sandstone with rare coal. Bringelly Shale typically weathers to form clays 

of high plasticity and low permeability, which impede the migration of contaminants, if 

any. The recent (Quaternary) fluvial/ estuarine deposits consist of medium grained sand, 

clay and silt. These are likely to be underlain by Ashfield Shale. Field investigations 

indicated that the geological profile of the site is consistent with Bringelly Shale. 

 

4.3 Acid Sulfate Soils 

To determine whether there is a potential for acid sulphate soils to be present at the site, 

reference was made to the NSW Department of Land & Water Conservation (DLWC) Acid 

Sulphate Soil Risk Maps (Edition Two, December 1997, Scale 1:250,000).  A review of the 

map indicated that there is a “low probability” of occurrence of acid sulphate soil materials at 

the site, and the presence of acid sulphate soils was considered to be unlikely.  
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4.4 Hydrogeology 

Groundwater was observed in two of the piezometers during the site inspection from 

pre-existing wells at a depth of 3.5 m below ground level (bgl) in BH3 and at a depth of 

5.1 m bgl in BH2.  BH1 was found to be dry.  All wells had no evidence or signs of HC 

odours. 

 

The registered groundwater bores were unlikely to be used for human consumption since the 

site is not located within the SEPP boundary for the Sydney Drinking Water Catchment. 

 

A Department of Planning and Natural Resources (DIPNR) Groundwater Bore Search was 

conducted in and around the subject property. There were four upgradient groundwater bores 

(GW104078-GW104081) which were located approximately 5.3 km northwest of the site. 

These bores were drilled for monitoring purposes to 30 m but no groundwater information 

was recorded. 

 

There are several monitoring groundwater bores located down gradient of the site. 

GW103799 — GW104805 are located approximately 5.9 km east of the site and were 

drilled to 3 — 5 m but no groundwater information was recorded. GW101280 and 

GW101283 were also located near this area with a groundwater bearing zone identified 

between 1 and 6 m. 

 

A single, 9 m dewatering bores is located approximately 3.2 km south east of the site 

(GW102015) which did not encounter groundwater. 

 

Three bores are located approximately 5.5-6.5 km south of the site. Two of these bores 

(GW058734 and GW058735) are for irrigation purposes and encountered a groundwater 

bearing zone between 152 and 167 m below the surface. The record also indicates that 

this water was saline. GW104018 is a Test Bore where groundwater was encountered at 

19-20 m, 29-30 m and 172-173 m below ground level. 
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It is anticipated that groundwater may exist around 4-5m around the site which would 

interact with the Hinchinbrook and Cabramatta Creeks located between the subject site and 

the above-mentioned down gradient groundwater bores. 

 

A copy of the groundwater bore search records can be found in Appendix H. 
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5 PREVIOUS ENVIRONMENTAL REPORT 

A previous Phase 2 report was conducted by Douglas Partners in 2005 on the then Caltex 

service station site The investigation comprised a site inspection, a review of site history, 

environmental sampling from eleven locations and the installation of three piezometers 

for the sampling of groundwater. 

 

A summary of findings is summarized below. 

 

The majority of the site was covered in concrete which was typically 0.2 m thick. The 

perimeter of the site, particularly along the eastern and southern boundaries also had 

small landscaped areas which were covered in a layer of red gravel and woodchip. The 

filling material observed on the site generally consisted of mottled red, orange and 

light grey silty clay filling and was typically limited to surficial deposits typically only 

extending to a maximum depth of 0.5 m, and 1.0 in test bore BH2. Building rubble was 

not observed in the filling however, subsequent analysis of the filling identified 

asbestos in Test Bores BH7 (see section 10.2.5 of Appendix I – previous report). The 

filling was also free of any chemical odours and/or staining which may typically 

indicate that there had been surficial leaks or spills form the bowsers, fuel lines or 

USTs. The natural material consisted of mottled orange, red and light grey silty clay, 

the grey brown shaly clay and the grey brown shale. The natural material was free of 

chemical odours and staining which indicated that it was unlikely that there are any 

leaks present in the UST's, however this can not be confirmed without conducting UST 

integrity testing which was outside the scope of the current investigation. 

 

The detected levels of contaminants within the soils and groundwater were generally low 

and well within the site assessment criteria. It should be noted that asbestos was detected 

in the in one sample BH7/0.3-0.5, however this result is considered insignificant due to 

the small amount of asbestos detected (below the practical quantification limit of the 

analytical method), the limited extent of the detected asbestos and the concrete covering 

creating an effective capping covered in a concrete seal. It is therefore anticipated that 

this asbestos contaminated material does not pose a significant threat to human health and 
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as such does not require any remediation, however further investigation may be warranted 

in the future if this area were to be disturbed 

 

They found the analytical results, indicated heavy metal concentrations in the soil samples to 

generally be low and well within Health-based site criteria, for commercial and/or industrial 

sites. 

 

The detected levels of TRH and BTEX from all samples analysed from both the filling and 

natural materials both up and down gradient of the USTs were below the practical 

quantification limits of the laboratory. Therefore it is considered that TRH and BTEX in soils 

are well with the adopted site assessment criteria and that the site is not negatively impacted 

by TRH and BTEX. 

 

Results for total level PAHs and Benzo(a)pyrene in both the filling and natural material 

below the detection limits in all samples analysed and thus well within the health-based 

criteria for commercial and industrial sites. 

 

Samples analysed for OCP, OPP, PCB, and phenols in both the filling and the natural 

material. are well within the adopted assessment criteria for commercial/industrial sites. 

 

Asbestos was not observed in filling materials during drilling and logging. However, during 

subsequent laboratory analysis traces of possible "chrysotile asbestos" was detected in one 

near surface sample BH7/0.3-0.5 which was collected in the surficial shale immediately 

beneath the concrete slab. 

 

It should be noted that the asbestos detected was "below the practical quantification limit of 

the analytical method" and therefore cannot be confirmed with scientific certainty. It should 

be further noted that the bore logs indicated the asbestos was detected with the surficial shale, 

which is unlikely to contain asbestos. It may, however, have been carried into the shale from 

the gravel base coarse by the auguring action during drilling. 
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In view of the noted uncertainty of the traces of asbestos identified, three additional analysis 

were undertaken on sample BH7/0.3-0.5 for asbestos. No asbestos was detected in any of the 

three additional replicate sub samples of BH7/0.3-0.5. 

 

Therefore in view of the following facts: 

 

 The detected asbestos was below the practical quantification limit of the laboratory; 

 Asbestos was not detected in any of the other test bores; 

 No asbestos was detected in the three retests conducted on sub samples of BH7/0.3-0.5; 

 The test bore logs indicate that the sample was natural shale which would not likely to 

contain asbestos; and 

 No asbestos or building rubble was visually detected during drilling. 

 

 

It is considered that the detected asbestos is insignificant and does not pose a serious threat of 

human harm. 

 

In any case, given that a 0.2 m thick layer of concrete is present on the surface, the asbestos 

contaminated material is effectively capped and does not pose a significant threat to human 

health and therefore does not pose a significant threat to human health and therefore does not 

require any remediation. It is therefore recommended that if this area is disturbed in the 

future that additional testing should be conducted to confirm the presence and/or extent of 

asbestos present. If subsequent analysis were to confirm the presence of asbestos then the 

asbestos contaminated material it would need to be removed and validated by an 

Occupational Health and Safety (OHS) Consultant. 

 

Groundwater was shallowest in test Bore BH3 and deepest in test bore BH1 which was dry.  

 

The difference in the groundwater level may be the result of either: 

 

 The test bores where the groundwater was deepest (BH1 and BH2) were down gradient of 

the USTs which may have impeded groundwater flow and subsequently locally depressed 

the groundwater; and/or 



379 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                        Page 28 of 39 

 

 
© Aargus Pty Ltd 

 Test bore BH3 was adjacent to a 2-2.5 m cutting and retaining wall, which might indicate 

that the original topography was approximately 2 m higher then current. If this were the 

case then under natural conditions the depth of groundwater would be approximately 5.5 

m and would be consistent with BH2. 

 

 

Furthermore during groundwater sampling there was no separate phase observed. 

 

It is considered that the groundwater system discharges into a fresh water system of creeks 

and rivers i.e. Hinchinbrook and Cabramatta Creeks, so therefore the relevant guidelines for 

assessing the groundwater conditions are the ANZECC 2000 trigger values for fresh waters 

for protection of 95% of species. 

 

Results of groundwater samples for heavy metals in Test Bores BH2 and BH3 indicated 

concentrations of heavy metals that were generally low and well within the trigger values for 

groundwater, viz. ANZECC 2000 trigger values for fresh waters for protection of 95% of 

species.  

 

Results for TRH and BTEX were compared to the Groundwater Intervention Levels (GILs) 

as set out in section 8.2. Results indicated that TRH and BTEX were below the practical 

quantification limits of the laboratory and hence within the adopted site assessment criteria. 

This result, particularly in test bore BH2 which is down gradient of the UST would indicate 

that there are no signs of leakage from the USTs. 

 

Results for OCPs, OPPs and PAHs were compared to the Groundwater Intervention Levels 

(GILs) as set out in section 8.2. OCPs, OPPs and PAHs were below the detection limits in all 

samples analysed. It is therefore considered that the groundwater at the site is not 

significantly impacted by OCPs, OPP or PAHs. 
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They concluded: 

 

The report was conducted for pre-sale purposes only, with no new developments planned 

for the site which will continue to be used as a service station and a fast food outlet. For 

contamination assessment purposes the site had been assessed using site assessment 

criteria for commercial/industrial sites, supplemented by threshold concentrations for 

sensitive land use for petroleum hydrocarbons. The detected levels of contaminants within 

the soils and groundwater were generally low and well within the site assessment criteria. 

It was noted that asbestos was detected in the in one sample BH7/0.3-0.5, however this 

result is considered insignificant due to the small amount of asbestos detected (below the 

practical quantification limit of the analytical method), the limited extent of the detected 

asbestos and the concrete covering creating an effective capping covered in a concrete 

seal. It is therefore anticipated that this asbestos contaminated material does not pose a 

significant threat to human health and as such does not require any remediation, however 

further investigation may be warranted in the future if this area were to be disturbed. 

 

No visual or analytical evidence of contamination was noted in any of the test bores, 

including those located down-gradient of the UST's. 

 

Based on the site history, site observations and laboratory results, no signs of gross 

contamination were noted. On this basis, it was considered that the site was suitable for 

continued service station use and is suitable for continued commercial/industrial land-use. 

 

If the site is to be developed for a more sensitive land use, and in particular if the concrete 

capping were to be removed then the asbestos contaminated material identified in test bore 

BH7 would need further assessment 
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6 AREAS OF POTENTIAL ENVIRONMENTAL CONCERN 

Based on the site inspection, site history, previous reports and review of available 

information from the historical Phase 2 assessment and desktop study, the potential Areas of 

Environmental Concern (AEC) and their associated Contaminants of Concern (CoC) for the 

site were identified.  These are summarised in the following table. 

 

Table 4: Summary of Potential Areas and Contaminants of Concern 

 
Potential AEC Potentially 

contaminating 
activity 

Potential 
CoCs 

Likelihood 
of Site 
Impact 

Justification 

Entire site Importation of fill 
material from 
unknown origin  

Metals, TPH, 
BTEX, PAH, 
OCP, PCB, 
Phenols, 
Cyanides, 
Asbestos 

Low Based on the site observations and 
site topography, the presence of 
imported fill material is likely to 
be minimal.  

Potential for 
pesticides to have 
been sprayed or 
injected on or 
underneath concrete 
slabs  

OCP Low The site is not known for having 
been used for agricultural 
purposes from the 1950s when 
OCPs were first introduced into 
Australia.  If use of OCPs has 
occurred, the impact is likely to 
have been localised and limited to 
the topsoil layer from previous 
residential use. 
 

Vehicle Parking Leaks from vehicles Metals, TPH, 
BTEX, PAH 

Low  Site inspection is needed to 
confirm if any staining is present  

Former Building 
Structures  

Potential 
Asbestos/Fibro 
Features from 
historical residential 
housing 

Asbestos 
 

Low If present, likely within the near 
surface soils only.   

Chemical Storage Leaks from vehicles Metals, TPH, 
BTEX, PAH, 
Phenols 

Low Sealed surfaces were noted on 
site. The majority of the sealed 
surfaces appeared to be in good 
condition. One sample was found 
and delineated 

Car parking Leaks from vehicles Metals, TPH, 
BTEX, PAH 

Low Sealed surfaces were noted on 
site. Majority of the sealed surface 
appeared to be in good condition. 
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Potential AEC Potentially 
contaminating 
activity 

Potential 
CoCs 

Likelihood 
of Site 
Impact 

Justification 

Refuelling area 
under the canopy 
extending south 
from the main 
building 

Former car wash 
and detailing area 
under the canopy 
area extending 
west from the 
main building 

Leaks from vehicles, 
USTs, bowsers, and 
associated pipelines 

Metals, TPH, 
BTEX, PAH, 
phenols 

Moderate to 
High 

Given the motor oil and ‘black 
sludge’ reported by the adjacent 
site and Council’s refusal to grant 
a permit for further car washing 
operations on the site in 2006, it is 
likely that the USTs and 
associated infrastructure had 
leaked sometime in the past.  

Building 
Structures 

Potential 
Asbestos/Fibro 
Features 
 

Asbestos 
 

Low If present, these will be removed 
by licensed contractors.   
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7 PRELIMINARY CONCEPTUAL SITE MODEL 

7.1 Conceptual Site Model 

The Preliminary Conceptual Site Model (CSM) presented in the table below provides a 

representation of the potential risks associated with the linkages between the following 

elements: 

 

 Potential contamination sources and their associated contaminants of concern 

identified in Section 7.    Only potential areas of concern with a significance rating of 

low to high were included;     

 Potential human receptors that may be impacted by site contamination are current and 

future end-users, construction workers and the general public within the immediate 

vicinity; 

 Potential environmental receptors identified in Section 4;  

 Potential exposure pathways; and  

 Whether each source-pathway-receptor pollution linkage are complete, limited or not 

present, based on current and future site conditions. 

 

 

Table 5: Conceptual Site Model 

 

Potential 
Sources 

Potential 
Receptor 

Potential 
Exposure 
Pathways 

Complete 
Linkages 

Risk Justification 

Hydrocarbon 
spills and 
leakages from 
service station 
operations 
mainly in the 
northern and 
centre of the site. 
 
 
 
 

Site users or the 
general public 

Dermal 
contact, 
inhalation or 
ingestion of 
exposed 
impacted soils 

Limited 
(Current) 

Low Direct contact with 
impacted soils is limited to 
the small garden areas at 
the western portion of the 
site.   

No 
(Future) 

Negligible If present, contaminated 
soils are unable to be 
contacted unless sealed 
surfaces or redevelopment 
is to occur. 

The aquatic 
ecosystems at 
the nearby canal 
discharging into 
the 
Hinchinbrook 

Migration of 
impacted 
groundwater 
and surface 
water run-off 

Yes 
(Current) 
 

Low  No obvious sources of 
contamination were 
observed on site that could 
migrate off site with 
surface water run-off.  
New tanks would limit the 
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Potential 
Sources 

Potential 
Receptor 

Potential 
Exposure 
Pathways 

Complete 
Linkages 

Risk Justification 

system future occurrence as well 
as meeting UPSS 
monitoring requirements. 

No 
(Future) 

Low  If present, contaminated 
soils and groundwater is 
likely to be remediated and 
any remaining residual 
contamination would 
likely be at acceptable 
concentrations upon 
reaching the canal 

Underlying 
Bedrock 
Aquifer 

Leaching and 
migration of 
contaminants 
through 
groundwater 
infiltration 

Limited 
(Current) 

Low to 
Moderate 

Depending on the 
thickness of the expected 
confining clay layer and 
leachability of metals and 
organic compounds, 
vertical migration of 
contaminants may be 
limited.  However, 
suspected sub-surface 
hydrocarbon 
contamination by service 
station operations leakages 
may be present and extend 
into the bedrock aquifer. 

No 
(Future) 

Low If present, contaminated 
soils and groundwater is 
likely to be remediated and 
any remaining residual 
contamination would 
likely be at acceptable 
concentrations upon 
reaching the underlying 
aquifer 

Contaminated 
soil from 
placement of 
uncontrolled fill 
across the site. 
 
 
 
 
 
 
 
 
Use of OCPs. 
 
 

Site users or the 
general public 

Dermal 
contact, 
inhalation or 
ingestion of 
exposed 
impacted soils 

Limited 
(Current) 

Low Direct contact with 
impacted soils is limited to 
the garden areas at the 
northwestern portion of the 
site.   

No 
(Future) 

Negligible If present, contaminated 
soils are likely to be 
remediated and removed 
with the remaining soils 
from the basement 
excavation level for off-
site disposal. 

The aquatic 
ecosystems at 
the nearby canal 
discharging into 
the Cooks River 

Migration of 
impacted 
groundwater 
and surface 
water run-off 

Yes 
(Current) 
 

Low No obvious sources of 
inorganic contamination 
were observed on site that 
could migrate off site with 
surface water run-off. 

No 
(Future) 

Negligible If present, contaminated 
soils and groundwater is 
likely to be remediated and 
any remaining residual 
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Potential 
Sources 

Potential 
Receptor 

Potential 
Exposure 
Pathways 

Complete 
Linkages 

Risk Justification 

contamination would 
likely be at acceptable 
concentrations upon 
reaching the canal 

Underlying 
Bedrock 
Aquifer 

Leaching and 
migration of 
contaminants 
through 
groundwater 
infiltration 

Limited 
(Current) 

Low Due to the existing 
hardstanding cover and 
depending on the thickness 
of the expected confining 
clay layer and leachability 
of metals and other 
inorganics vertical 
migration of contaminants 
is likely to be limited.  

  No 
(Future) 

Low If present, contaminated 
soils and groundwater is 
likely to be remediated and 
any remaining residual 
contamination would 
likely be at acceptable 
concentrations upon 
reaching the underlying 
aquifer 

 

 

7.1.1 Data Gaps 

Based on the CSM, the following data gaps were identified with respect to the pollution 

linkages identified: 

 

 The presence and thickness of imported fill material, if any. 

 Confirmation if asbestos that has been delineated has occurred from current and/or 

historical site activities through detailed collection and laboratory analysis of soil. 

 The presence and quality of groundwater is currently known in 2 of the 3 wells with 

no directional flow (hydraulic gradient) available. Whilst no HC odours were present 

in wells, GW1 was not constructed deep enough and as such the most downgradient 

well does not have information allowing conclusively the non existence of HC in 

groundwater and may be impacted by historical leakages from service station and car 

washing operations on site. 
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8 CONCLUSION AND RECOMMENDATIONS 

The contaminants that may be present in some of these areas were considered to be of 

moderate to low significance in terms of risk to the human and environmental receptors 

identified.  The historical Detailed Site Investigation (DSI) provided  adequate information to 

determine if gross pollutants existed on the site and as the site is sealed, the main areas of 

concern being a hotspot of asbestos that has been delineated to one location is of no concern 

in-situ.  The groundwater wells showed no petroleum hydrocarbon odours and still with GW1 

well being dry, the product inventory of records added to the fact that no product loss had 

occurred provides comfort that no gross contamination exists. 

 

As the site is proposed to have a change of land use to a less sensitive land use (i.e. 

residential to commercial), the information collected during this investigation and in 

reference Clause 4.6 of the State Environmental Planning Policy (Resilience and Hazards) 

2021, the site is suitable for a commercial land use.  If however the site is proposed to be 

redeveloped and sealed surfaces removed as part of this process, a further supplementary DSI 

would be recommended. 

 

Further, as part of the service stations operational compliance, UPSS monitoring for the 

NSW EPA takes place at regular intervals (every 6 months or yearly reporting cycle). As 

1 of the 3 groundwater monitoring wells has not been installed in accordance with 

UPPSS guidelines, it is recommended that prior to the next round of compliance UPSS 

reporting requirements, a groundwater well be installed to the appropriate depth within 

the appropriate geology at or near the location of GW1.  Whilst UPSS compliance 

monitoring and reporting does not usually include analytical sampling, we recommend 

that a round of groundwater analytical sampling on all wells be conducted during the 

next UPSS reporting event to regulators to confirm the groundwater condition as 

compared to regulatory guidelines. It is recommended that only the first post GW1 

groundwater well re-installation sampling event for groundwater be conducted in 

approximately 3 months and dependent upon results meeting guidelines, no further 

sampling events other than UPSS compliance occur. 
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Based on the information collected during this investigation and in reference to rezoning 

from residential to commercial (less sensitive land use), the site is suitable for the proposed 

land use and rezoning. 

 
 
Thank you for the opportunity to undertake this work. We would be pleased to provide 

further information on any aspects of this report. 

 

For and on behalf of 

Aargus Pty Ltd     Peer Reviewed by 

  

 

 
Nickolaos Kariotoglou                            Miguel Zavaleta-Romero 

BAppSc, GDipMan, MBA, CPM, FAMI        CEnvP Certified No. 945 
Senior Principal Scientist Contaminated Land Specialist: SC40946 
Managing Director 
  



388 
PLAN 02 Planning Proposal request to amend development standards in the Liverpool Local Environmental 

Plan 2008 at 368-370 Cowpasture Road, Middleton Grange 
Attachment 6 Attachment 6 Peer Reviewed Preliminary Site Investigation - 368-370 Cowpasture Road, Middleton 

Grange 
 

 

  

8th March 2023 
Preliminary Site Investigation, Ref: ES8708 
Property: 368-370 Cowpasture Road, Middleton Grange, NSW                                                        Page 37 of 39 

 

 
© Aargus Pty Ltd 

LIMITATIONS 

 

The Aargus assessment is based on the result of limited site investigations and sample testing. 

Neither Aargus, nor any other reputable consultant, can provide unqualified warranties nor 

does Aargus assume any liability for site conditions not observed or accessible during the 

time of the investigations. 

 

Despite all reasonable care and diligence, the materials encountered and concentrations of 

contaminants measured may not be representative of conditions between the locations 

sampled and investigated. There is always some disparity in subsurface conditions across a 

site that cannot be fully defined by investigation.  Hence it is unlikely that measurements and 

values obtained from sampling and testing during environmental works carried out at a site 

will characterise the extremes of conditions that exist within the site. In addition, site 

characteristics may change at any time in response to variations in natural conditions, 

chemical reactions, truck movement or contractor movement of soils and other events, e.g. 

groundwater movement and or spillages of contaminating substances. These changes may 

occur subsequent to Aargus investigations and assessment. 

 

This report and associated documentation and the information herein have been prepared 

solely for the use of the client at the time or writing the report and is valid (for the purposes 

of management or transport of material) for a period of one month only from the date of 

issue. Any other reliance assumed by third parties on this report shall be at such parties’ own 

risk. Any ensuing liability resulting from use of the report by third parties cannot be 

transferred to Aargus. 

 

Whilst this report provides a review of site conditions encountered at sampling locations 

within the investigation, it should be noted that if materials are proposed to moved from site - 

Part 5.6, Section 143 of the Protection of the Environment Operations (POEO) Act 1997 

states that is an offence for waste to be transported to a place that cannot lawfully be used as 

a facility to accept that waste. It is the duty of the owner and transporter of the waste to 

ensure that all material removed from a site must be accompanied by an appropriate waste 

classification report and materials are disposed of appropriately. An environmental or 

validation report does not constitute a waste classification report and results are treated 
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differently. Aargus accepts no liability for the unlawful disposal of waste materials from any 

site. Aargus does not accept any responsibility for the material tracking, loading, 

management, transport or disposal of waste from the site. If material is to be removed from a 

site, before disposal of any material to a licensed landfill is undertaken, the site owner must 

ensure an appropriate waste classification exists for all materials on the site planning to be 

removed, the waste producer will need to obtain prior consent from the licensed 

landfill/recycler. The receiving site should check to ensure that the material received matches 

the description provided in the report. 

 

Opinions are judgements, which are based on our understanding and interpretation of current 

regulatory standards, and should not be construed as legal opinions. 

 

Appendix K – Important information about your environmental site report should also be 

read in conjunction with this report. 
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Liverpool City Council  
Local Planning Panel Report 

 

Item no 

 
(leave blank) 

Application Number RZ-7/2021 

Proposal 
Planning Proposal to amend the zoning, HOB and FSR relating to 

land at 368-370 Cowpasture Road, Middleton Grange.  

Site 
Lot 4 DP 1052704 368-370 Cowpasture Road, Middleton Grange 

2171 

Applicant APP Corporation  

Owner Cowpasture Road (2005) PTY LTD 

Recommendation Proceed to Gateway determination 

Planning Officer Brianna van Zyl – Strategic Planner  

 

Executive Summary 

In December 2021, APP Corporation lodged a planning proposal (Attachment 1) on behalf of 

the owners at 368-370 Cowpasture Road, Middleton Grange. Following additional information 

requests, the proposal was accepted in March 2022, and a revised planning proposal was 

submitted in September 2022. 

The proposal has been submitted pursuant to Section 3.33 of the Environmental Planning and 

Assessment Act 1979 (EP&A 1979), and the proposal is referred to the Local Planning Panel 

in accordance with Section 2.19 of the EP&A 1979 for advice. The subject site can be seen in 

Figure 1 below: 

 

Figure 1: Subject Site Outlined in red. Source: Nearmap 
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Liverpool City Council  
Local Planning Panel Report 

 
The planning proposal seeks to amend the zoning, height of building (HOB) and maximum 

floor space ratio (FSR) controls applying to the site. The proposed amendment includes: 

• Land Use Zone: from R1 General Residential to B6 Enterprise Corridor;  

• Floor Space Ratio (FSR): from 0.65:1 to 0.75:1; and  

• Height of Building (HOB): from 8.5m to 15m.  

It is noted that during consultation with Council in December 2021, and prior to lodgement of 

the planning proposal in March 2022, the proponent initially sought a HOB of 15m and FSR of 

1:1. This was not considered appropriate given the adjoining residential context, therefore the 

planning proposal proposes a revised FSR of 0.75:1. Council staff do not consider the 

proposed 15m height to be appropriate, and are recommending the proposal proceed with a 

12m height of building development standard. This recommendation is discussed further 

within the report. 

The site is currently identified under Schedule 1, Clause 9 of the Liverpool Local 

Environmental Plan 2008, which allows for the additional permitted uses of service stations, 

and take away food and drink premises. If the site is rezoned, it is recommended the Additional 

Permitted Use no longer applies to this site, and is removed from the Key Site Map.  

The proposed B6 Enterprise Corridor would reflect the type of development on site (service 

station and takeaway premises). However, the stated intent of the planning proposal is to 

facilitate the development of a 3,375m2 specialised retail premises. Whilst this is indicative, 

under this proposal intent the existing service station, convenience store and two fast-food 

premises will be demolished.  

Given the existing service station on site, and to ensure alignment with Ministerial Direction 

4.4 Remediation of Contaminated Land a Preliminary Site Investigation (PSI) study is required. 

Council officers have requested this on two previous occasions, however have not yet 

received a report. The submitted Stage 2 Detailed Site investigation, is outdated and 

references superseded documents. Therefore, this report cannot be relied upon for this 

assessment. It should be noted the proposal will not be reported to the elected Council until a 

PSI study is received.   

The planning proposal has been referred to internal teams within Council, all of whom are 

supportive of the proposal. However, Council traffic team request that the proposal be referred 

to TfNSW during the Gateway Assessment consultation.  

The assessment within the report finds that the planning proposal demonstrates strategic 

merit. However, without a PSI study it is hard to ascertain site specific merit. Pending the 

outcomes of this study, it is believed site specific merit can be achieved. A letter dated 7 

November 2022 was sent to the applicant requesting minor errors and inconsistencies be 

corrected before the planning proposal is presented to Council.  

Council officers recommend that the planning proposal proceeds to Gateway, subject to the 

submission and the findings of a PSI Study, and consideration by the elected Council.  
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Background Information  

The Site 

The planning proposal relates to 368-370 Cowpasture Road, Middleton Grange (Lot 4 DP 

1052704). This site has the total area of approximately 4,500m2, and a 4m slope from the 

north western corner down to the south eastern corner. The site has a primary road frontage 

of approximately 80m to Cowpasture Road which is a classified road and also contains 

TransGrid infrastructure. The site has no direct access from adjoining residential streets.  

The site is currently zoned R1 General Residential under the Liverpool Local Environmental 

Plan 2008 (LLEP 2008) (Figure 2), with a specified Floor Space Ratio of 0.65:1, and Height 

of Building of 8.5m. It is identified under Clause 9, Schedule 1 Additional Permitted Uses of 

the LLEP 2008, which allows for the additional permitted uses of service stations and take 

away food and drink premises on the site, subject to size restrictions of 300m2. The site 

presently comprises of two take-away food drink premises and a service station with 

associated convenience store.  

The site is mapped as having moderate salinity potential. A large proportion is mapped as 

having Biodiversity Certified Land.  

 

Figure 2: LEP2008 Zoning, subject site outlined in red. Source: Geocortex 

The Locality 

The site is located approximately 7.5km west of the Liverpool City Centre, and approximately 

1.5km north of Carnes Hill Market Place. It also benefits from being located 200m from 

Fifteenth Avenue, a future transit corridor. 
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The sites to the west of the subject site are zoned R1 General Residential, with the sites on 

the eastern side of Cowpasture Road zoned R2 Low Density Residential. Development within 

these residential zones are predominantly low scale detached dwellings, except for 20 

Mustang Close, which is operating as a gym.   

The context of the locality is shown below on figure 3 below.  

 

Figure 3: Locality (Source: Nearmap) 

Application Timeline  

17 December 2021 

The planning proposal was submitted via the NSW planning portal. After a preliminary review, 

Council listed a number of outstanding items to be addressed prior to lodgement. Some of the 

outstanding items included:  

• The site plan and concept plan required more detail; 

• Ministerial Direction 4.4 is required to be addressed and a Preliminary Site Report 

should be prepared and included within the planning proposal package; 

• A traffic report should be included within the planning proposal package; 

• An economic impact study should be included within the planning proposal package; 

and 

• The relevant strategies including the centre and corridor strategy should be addressed. 

17 January 2022 

The Planning Proposal was re-submitted, and upon preliminary review, the following 

outstanding items were required to be addressed prior to Council accepting lodgement of the 

planning proposal:  
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• A preliminary site investigation to be prepared in order for Ministerial Direction 4.4 to 

be addressed; and 

• Council also flagged that the proposed development standards were significantly 

greater in scale than the development envisioned, and that flexibility of the site future 

is not alone a sufficient rationale for the increase in FSR and HOB sought. It was 

requested additional justification was required for the proposed development 

standards.  

8 March 2022 

The Planning Proposal was resubmitted, and officially lodged with Council. The proposal 

sought the following amendments to LLEP 2008:  

• Rezoning to land from R1 General Residential to B6 Enterprise Corridor 

• Amendment to HOB from 8.5m to 15m.  

• Amendment to FSR from 0.65:1 to 0.75:1 

Internal referrals were conducted and on 30 March 2022, Council staff requested that all the 

supporting documents including the Traffic Study, and Economic Impact Assessment were 

updated to reflect the amended planning proposal.  

14 September 2022  

The Planning Proposal and supporting documents were resubmitted. The majority of 

inconsistencies between documents were addressed, and subsequently an assessment was 

undertaken.  

Development Applications 

There are no recent Development Applications for the subject site, and previous applications 

are below: 

• DA-1130/2013: Replacement and installation of signage associated with an existing 

service station; 

• DA-682/2013: Alterations to an existing KFC restaurant; and  

• DA-962/2008: re-image of existing KFC store including revised signage.  

 

Details of the Planning Proposal 

This Planning Proposal was resubmitted in March 2022, (and revised in September 2022) and 

seeks to amend the land use zone, height of building and floor space ratio development 

standards applying to the site. A summary of the proposed amendments and the existing 

planning controls are outlined below:  

 Existing  Proposal  Council’s 

Recommendations  

 

Zone R1 General Residential  B6 Enterprise Corridor B6 Enterprise Corridor 

FSR 0.65:1 0.75:1 0.75:1 

Height  8.5m 15m 12m 
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The rezoning of the site from R1 General Residential to B6 Enterprise Corridor will enable 

development of the site for uses which are currently prohibited under the R1 General 

Residential zone. Conceptual plans indicate the intended development of a specialised retail 

premises which is defined under the Standard Instrument LEP as:  

“specialised retail premises means a building or place the principal purpose of which 

is the sale, hire or display of goods that are of a size, weight or quantity, that requires— 

(a)a large area for handling, display or storage, or 

(b)direct vehicular access to the site of the building or place by members of the public 

for the purpose of loading or unloading such goods into or from their vehicles after 

purchase or hire, 

but does not include a building or place used for the sale of foodstuffs or clothing unless 

their sale is ancillary to the sale, hire or display of other goods referred to in this 

definition. 

Note— 

Examples of goods that may be sold at specialised retail premises include automotive 

parts and accessories, household appliances and fittings, furniture, homewares, office 

equipment, outdoor and recreation equipment, pet supplies and party supplies. 

Specialised retail premises are a type of retail premises—see the definition of that 

term in this Dictionary.” 

The original planning proposal (prior to lodgement), sought the floor space ratio of 1:1. 

However, Council staff advised these standards were significant greater in scale than the 

development envisioned. It was then revised, requesting 0.75:1 FSR.  

Under the current permissible FSR controls, the site could utilise a total of approximately 

2,925m2 of gross floor area. The proposed provisions of 0.75:1 would allow for approximately 

3,375m2 in gross floor area. An increase of roughly 450m2. 

The site will no longer use the provisions under Schedule 1 Clause 9 of the LLEP 2008 for 

additional permitted use of Service Station and Take-away food and drink premises as these 

will be permissible under the proposed land use zone.  

It should also be noted, under the DPE Employment Land Reforms, the B5 Business 

Development and B6 Enterprise Corridor zones will merge into the new E3 Productivity 

Support zone. The draft objectives of the new zone are:  

• To provide a range of facilities and services, light industries, warehouses and offices. 

• To provide for land uses that are compatible with, but do not compete with, land uses 

in surrounding local and commercial centres.  

• To maintain the economic viability of local and commercial centres by limiting certain 

retail and commercial activity.  

• To provide for land uses that meet the needs of the community, businesses and 

industries but that are not suited to locations in other employment zones. 

• To provide opportunities for new and emerging light industries.  
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• To enable other land uses that provide facilities and services to meet the day to day 

needs of workers, to sell goods of a large size, weight or quantity or to sell goods 

manufactured on-site. 

Some of the permissible uses currently proposed for the E3 Productivity Support zone include, 

but are not limited to, office premises, light industries, service stations, take away food and 

drink premises, specialised retail premises, vehicle repair stations and hotel and motel 

accommodation. The existing uses on site, as well as the proposed indicative conceptual plans 

meet the objectives on E3 Productivity Support zone. 

The planning proposal is accompanied by supporting documents below:   

• Attachment 1: Planning Proposal Report 

• Attachment 2: Traffic Report 

• Attachment 3: Economic Report 

• Attachment 4: Concept Plan 

• Attachment 5: Survey Plan 

• Attachment 6: Existing Site Plan 

• Attachment 7: Detailed Site Investigation (as noted in this report, Council has 

requested a current Preliminary Site Investigation (PSI) Study) 

 

Conceptual Development Plan  

The initial conceptual plans December 2021 (prior to lodgement) included a building footprint 

at the rear (western boundary) of the site in addition to the existing petrol station/takeaway 

onsite. However, the applicant advised Council, that after undergoing additional assessment 

it was discovered the parking arrangements of the DCP could not be met. 

The current indicative concept plans provide for a 3,375m2 two storey specialised retail 

premise in the north-west corner of the site, including 23 parking spaces. The proposed 

schemes include a 3m landscape setback. Under these conceptual plans, the existing service 

station and convenience store, and two take away food and drink premises will be demolished 

and replaced by a specialised retail premises. The revised plans are shown in figure 4 below.  

 
Figure 4: Conceptual Plan (Source: MPA Architects) 
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Consideration for Strategic Merit 

The DPE Local Environmental Plan Making Guideline includes the following questions to 

assess the strategic merit of the proposal:  

Section A – Need for the planning proposal  

Is the planning proposal a result of an endorsed local strategic planning statement, 

strategic study or report?  

The planning proposal is not the result of any endorsed strategic study or report.  

Is the planning proposal the best means of achieving the objectives or intended 

outcomes, or is there a better way? 

The planning proposal is the best means of achieving the intended outcomes. The site is 

currently zoned R1 General Residential, which is not reflective of the current uses on site (as 

the service station and takeaway food and drink premises are currently permissible through 

an additional permitted use). The rezoning will ensure the site can also facilitate 

redevelopment of a specialised retail premises which is the intended future use of the site.   

Section B – Relationship to the strategic planning framework 

Will the planning proposal give effect to the objectives and actions of the applicable 

regional or district plan or strategy (including any exhibited draft plans or strategies?  

Greater Cities Regional Plan: A Metropolis of Three Cities: 

The Greater Sydney Regional Plan – A metropolis of Three Cities was released in March 2018 

and prepared by the Greater Cities Commission (formally Greater Sydney Commission). The 

plan encompasses a global metropolis of three cities – the Western Parkland City, The Central 

River City and the Eastern Harbor City. The Liverpool LGA is located within the Western 

Sydney Parkland City. Consistency with the relevant parts of the regional plan is assessed 

below in the following table  

Table 1: Consistency with A Metropolis of Three Cities 

Planning Priority Comment 

Objective 6: Services 

and Infrastructure 

meet communities 

changing needs 

This priority aims to make sure infrastructure and services are 

protected and meet the communities needs. The rezoning will 

facilitate the redevelopment of a specialised retail premises which 

aligns with the objectives of both B6 Enterprise Corridor, and E3 

Productivity Support.   

 

Western City District Plan:  

Section 3.8 of the EP&A Act requires that a planning proposal authority gives effect to any 

district strategic plan applying to the LGA to which the planning proposal relates to. The 

Western City District Plan provides a series of priorities and actions to guide development and 

expected growth throughout the district. The relevant priorities and actions are outlined in the 

table below: 
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Table 2: Consistency with Western City District Plan 

Planning Priority Comment 

Planning Priority W1: 

Planning for a city 

supported by 

infrastructure  

This priority aims to ensure existing infrastructure use is optimised. 

This rezoning will increase the capacity on site and protect the land 

in perpetuity for employment and business uses. Given the locality 

of the site with good access to road connections, it is deemed that 

the proposal will help to harness existing infrastructure present.  

 

Therefore, the proposal is consistent with this priority.  

Planning Priority W3: 

Providing services and 

social infrastructure to 

meet peoples 

changing needs 

The rezoning will ensure the site is zoned appropriately and 

increases the range of commercial and light industrial permissible. 

Whilst still indicative, the supplied conceptual plans indicate a 

development of a specialised retail premises servicing the local 

population. 

Planning Priority W11 

Growing investment, 

business opportunities 

and jobs in strategic 

centres 

The proposal is generally consistent with this direction. The 

additional HOB and FSR provisions, and the rezoning will create 

more capacity for employment uses. 

 

The submission economic study does indicate a loss of jobs on 

site; however these are believed to be easily replicated through the 

LGA and minor in nature. 

 

The rezoning is considered important given the land would be 

expensive and complex to remediate for a residential use in 

alignment with the existing zone. Therefore, the proposal will 

ensure the current and future uses on site align with the objectives 

and permissible uses of the zone.  

 

 

Is the planning proposal consistent with a Council LSPS that has been endorsed by the 

Planning Secretary or GSC, or another endorsed local strategy or strategic plan? 

Connected Liverpool 2040 – Local Strategic Planning Statement 

Councils Local Strategic Planning Statement (LSPS) was endorsed in 2020. Assessment of 

consistency with the LSPS is provided below: 

Table 3: Consistency with Local Strategic Planning Statement 

Planning Priority Comment 

3. Accessible and 

connected suburbs 

Planning Priority 3 states that Council is committed to development 

along popular transport routes in the right location and ensuring 

these are maintained and improved. Rezoning the subject site to 

B6 Enterprise Corridor will ensure this site is protected and 

maintained for urban service / light industrial uses into the future. 

Therefore, it is seen as consistent with this priority.  

12. Industrial and 

employment lands 

Planning Priority 12 states that Council will review LEP controls to 

ensure flexible planning controls to ensure businesses are not 
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meet Liverpool’s 

futures needs 

unduly restricted. This planning proposal will improve flexibility on 

site and ensure the zoning accurately reflects the existing and 

future intended use. It will also increase the amount of business 

land in the LGA. Therefore, the proposal is seen as consistent with 

this priority.  

 

Liverpool Centre and Corridor Strategy 2020: 

The Liverpool Centre and Corridor Strategy has been developed in response to Action 11.3 of 

Councils LSPS. The strategy categorises Liverpool Centres and Corridors and provides 

direction for future planning. Specifically, the strategy outlines the guiding criteria for planning 

proposal which is assessed below:  

Table 4: Liverpool Centre and Corridor Strategy guiding criteria 

Guiding Criteria Comment 

1. Proposals must not have a significant 

impact on the retail operations of the 

Liverpool City Centre, town centres 

and local centres (including planned 

future centres) 

The site is already operating as a Service Station 

and Take-away food and drink premises. The 

planning proposal requests a rezoning of the site 

to B6, in line with the existing and intended future 

land uses. The site’s current operations will not 

impact any immediate centres, and the 

submitted economic study identifies that the 

proposed specialised retail premises would 

serve a different function to the existing local 

centres in the nearby area. 

2. The creation of new out of centre 

retail developments are not 

encouraged 

The planning proposal was accompanied by an 

economic report which stated the proposal will 

serve a different function in the retail / 

commercial hierarchy compared to the large 

centre planned at Middleton Grange Village and 

at Carnes Hill Town Centre. On this basis, there 

will be no adverse impact on the surrounding 

centres. 

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 

The planning proposal will increase the allowable 

floor space on site.  

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 

The site is not connected to a town or local centre 

and does not propose an expansion of an 

existing centre. Rather, a rezoning is proposed 

to ensure the current and future land uses on the 

site meet the objectives on the applicable zone.  

  

5. Allow additional retail uses in B5 

zone if it can be demonstrated they 

could not reasonably locate in 

N/A 
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another centre and they constitute a 

small proportion of the total retail 

floorspace 

 

Liverpool Industrial and Employment Land Strategy 2020 

Liverpool Industrial and Employment Lands Strategy 2020 aims to improve existing and attract 

new industrial development to meet the current and future demands of Liverpool. The strategy 

identifies 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 specialised innovation and creative industries. Specifically, the strategy identifies guiding 

criteria for planning proposals, which the subject planning proposal has been assessed 

against below.  

Table 5: Liverpool Industrial and Employment Land Strategy Guiding Criteria 

Guiding Criteria Comment: 

Any rezoning application 

is to result in a 

sustainable job increase 

The intent of this planning proposal is to ensure the land use 

zoning of the site reflect the existing and future land uses and 

facilitate redevelopment of a specialised retail premises. The 

supporting economic report stated that there are currently 60 

full time and part time jobs generated on the site.  

 

If the site was developed as per the supplied conceptual plans, 

it would result in 106 direct and indirect jobs during the 

construction phase, and a total of 52 jobs on completion. This 

is a minor reduction of 8 jobs.  

 

Whilst technically inconsistent with this principle, the rezoning 

is necessary to protect the land into the future for employment 

uses, and ensure it is not inappropriately developed as 

residential. 

 

The existing and proposed land uses on site meet the objectives 

of both the current B6 and future E3 zone. Therefore, the 

proposal is considered justifiably inconsistent with this criterion.  

Rezoning proposals must 

be supported by an 

Economic Impact Study 

The planning proposal is supported by an Economic Impact 

Study.  

Proposal must be 

designed to avoid land 

use conflicts 

The site is directly adjacent to residential dwellings. Acoustic 

screens are currently provided to mitigate impacts to these 

sensitive land uses. Given the site is already operating as a 

service station and two take away food and drink premises it is 

considered appropriate to rezone to B6 Enterprise Corridor. 

However, any future DA will have to carefully consider the 

sensitive interface with adjoining dwellings. 

Proposals are to 

demonstrate that new 

The conceptual development is expected to generate an 

additional 10 trips per hour. Whilst technically inconsistent with 
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Guiding Criteria Comment: 

development will facilitate 

sustainable transport 

choice 

this principle, the subject site is already developed and 

operating. It is deemed that this minor inconsistency is 

negligible given the scale of the proposal .   

Proposal must contribute 

to and improve the public 

domain 

This will be assessed as part of a future DA. 

Proposal for the adaptive 

reuse of older industrial 

stock must consider and 

respect existing 

character 

N/A 

 

Is the planning proposal consistent with any other applicable State and regional studies 

or strategies:  

The planning proposal has been assessed against relevant state and regional studies,  a 

shown in Table 6 below. 

Table 6: Consistency with state and regional strategies: 

Policy Comment  

Cumberland 

Plain 

Conservation 

Plan (CPCP) 

The CPCP is a conservation plan for Western Sydney that identifies 

strategically important biodiversity areas within the Cumberland subregion 

to offset the biodiversity impacts of future urban development.  

 

The subject site is located within the CPCP boundary. However, the site is 

not identified as having high conservation value. As such, this policy is not 

applicable 

Future 

Transport 

Strategy 

2056 

The future transport strategy sets out direction for continuing to improve 

the transport system. It lists 14 strategic direction and links to the Greater 

Cities Commission region plans.  

 

Given the proposal is of a small scale and won’t increase trip generation 

substantially, it is considered sufficiently consistent with this strategy. =  

 

Is the planning proposal consistent with the applicable SEPPs?  

The planning proposal is not inconsistent with SEPPS applying to the land. Further justification 

can be viewed under Table 7: 

Table 7: Consistency with SEPPS 

Policy Comment 

Housing SEPP Not applicable.  

Transport and 

Infrastructure 

SEPP 

Not applicable.  
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Primary Production 

SEPP 

Not applicable.  

Biodiversity and 

Conservation 

SEPP 

This SEPP includes planning controls that require the CPCP to be 

considered. The site is located within the CPCP area, however, it is 

not identified under the conservation mapping. Therefore, 

consistency with the SEPP is not applicable.   

Resilience and 

Hazard SEPP 

Chapter 4 of the Resilience and Hazard 2021 SEPP provides a state-

wide planning approach to the remediation of contaminated land.  

 

Pursuant to Table 1 of the Managing Land Contamination: Planning 

Guidelines, Service Stations are identified as an activity that may 

cause contamination. Given, there is an operating service station on 

site this SEPP is applicable and must be considered. 

 

A PSI Study must be provided prior to Gateway Assessment. The 

proposal will not be reported to the elected Council until the PSI is 

received and can demonstrate consistency with the SEPP and 

relevant Ministerial Direction in relation to contamination.  

 

Industry and 

Employment SEPP 

Not applicable.  

Resources and 

Energy SEPP 

Not applicable. 

Planning System 

SEPP 

This SEPP includes requirements for State Significant Development. 

This SEPP may be applicable at a Development Assessment Stage.  

 

Is the planning proposal consistent with applicable Ministerial Directions (Section 

9.1). 

In Table 8, below the relevant 9.1 Direction has been assessed, and the proposal is deemed 

consistent. 

Table 8: Assessment of 9.1 Directions 

Section Comment Consistency 

1. Planning Systems 

1.1 

Implementation 

of regional 

plans 

The objective of this direction is to give legal effect to the 

vision, land use strategy, goals, directions and actions 

contained in Regional Plans. This has been assessed in 

Table 2 of this report and the proposal has demonstrated 

consistency with this plan.  

Consistent.  

1.4  

Site Specific 

Provisions  

The objective of this direction is to discourage 

unnecessarily restrictive site-specific planning controls. 

This planning proposal will result in a spot-rezoning, 

however the rezoning will allow for a wider range of land-

use, and greater gross floor area. Furthermore, the 

rezoning will enable an existing additional permitted use 

Consistent.  
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to be removed on the site. Therefore, the proposal is 

consistent with this direction.  

 

4. Resilience and Hazards  

4.4 

Remediation of 

Contaminated 

Land 

The objective of this direction is to reduce the risk of 

harm to human health and the environment by ensuring 

that contamination and remediation are considered by 

planning proposal authorities. 

 

The planning proposal is accompanied by a Stage 2 

Detailed Site Investigation from 2005. When considering 

the age of the Stage 2 Detailed Site Investigation, the 

report is unlikely to be representative of the site’s current 

conditions. As such, Council has requested a  

PSI be prepared prior to the proposal being referred to 

Council. The submitted PSI will need to demonstrate 

consistency with this direction in order for the proposal 

to progress.  

N/A 

5. Transport and Infrastructure  

5.1  

Integrating 

Land Use and 

Transport 

The objective of this direction is “to ensure that urban 

structures, building forms, land use locations, 

development designs, subdivision and street layouts 

achieve the following planning objectives:  

• improving access to housing, jobs and services 

by walking, cycling and public transport, and  

• increasing the choice of available transport and 

reducing dependence on cars, and  

•  reducing travel demand including the number of 

trips generated by development and the 

distances travelled, especially by car, and 

• supporting the efficient and viable operation of 

public transport services, and  

• providing for the efficient movement of freight.”  

 

The planning proposal is deemed consistent given the 

site is already operating as a service station and take-

away food and drink premises. This rezoning will ensure 

the zoning reflects the current uses on site, and will allow 

redevelopment of other similar uses into the future.  

 

The conceptual plans supplied with the planning 

package indicate redevelopment of the site as a 

specialised retail premise. The traffic implications of the 

indicative plans are minor in nature and considered 

appropriate. 

 

Consistent. 

6. Housing  
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6.1  

Residential 

Zones 

The site is currently zone R1 General Residential and is 

proposed to be rezoned to B6 Enterprise Corridor. 

Residential is currently permitted in both zones, and thus 

this direction is applicable.  

 

This planning proposal does not reduce development 

standards, rather increases development standards on 

the site. Whilst the site is currently zone for residential 

uses, the land uses on site are not of a residential nature. 

Residential would not be considered appropriate for this 

site given contamination concerns. The proposed 

rezoning will help protect the land as urban service / light 

industrial land in alignment with the current and intended 

future use of the site. 

  

Consistent. 

7. Industry and Employment  

7.1  

Business and 

Industrial 

Zones 

This planning proposal is seeking to rezone the site from 

R1 General Residential to B6 Enterprise Corridor, 

therefore this direction is applicable.  

 

The rezoning will ensure the site is maintained as urban 

service land and increase the potential floor space 

permissible on the site.  

Consistent.  

 

Consideration for Site Specific Merit 

Section C – Environmental, social and economic impact 

Is there any likelihood that critical habitat or threatened species, populations or 

ecological communities, or their habitats, will be adversely affected as a result of the 

proposal? 

The site is already occupied by a service station and two take-away food and drink premises. 

No critical habitat or threatened species are present, nor will be affected.  

Are there any other likely environmental effects as a result of the planning proposal 

and how are they proposed to be managed? 

Contamination 

Pursuant to Table 1 of the managing land contamination: planning guidelines SEPP 55 – 

Remediation of Land, service stations are identified as an activity that may cause 

contamination.  

According to the Liverpool Local Environment Plan 2008, sensitive uses such as serviced 

apartments, shop top housing and education establishments are currently permitted with 

consent in the B6 Enterprise Corridor. The contaminated land planning guidelines indicate that 

it would not be appropriate to proceed with the rezoning unless the land was proven suitable 

for the development or it could be demonstrated that the land can, and will be, remediated to 

make the land suitable.  
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Liverpool City Council  
Local Planning Panel Report 

 
In order to address the Ministerial Direction and the contamination guidelines, the planning 

authority is required to consider contamination, and have regard to a report specifying the 

findings of a preliminary investigation. 

Council staff have previously requested a PSI be prepared and submitted with the planning 

proposal. It is noted that this requirement is not strictly stipulated to occur prior to a Gateway 

determination. Nonetheless, Council requires this assessment to ensure consistency with 

Ministerial Direction 4.4 can be achieved. Without this report, Site Specific Merit can not be 

demonstrated.  

Council has notified the proponent that this planning proposal will not be referred to Council 

for endorsement unless a PSI is received and can demonstrate the site is suitable for the 

proposed rezoning. In addition, the guidelines made and approved by the NSW EPA under 

the contaminated Land Management Act 1997 have changed since the preparation of the 

Stage 2 Detailed Site Investigation. Consequently, the submitted report is outdated and 

irrelevant to the assessment of this planning proposal.  

Council staff support the Local Planning Panel including advice that a PSI be supplied prior to 

referral to the elected Council. 

Traffic and Parking 

The planning proposal is accompanied by a Traffic Report that analysed the traffic implications 

of the additional floor space and building heights. The traffic report considered both the 

proposed and future development on site, stating the existing uses on site generated 85 

vehicles per hour during the weekday morning peak hour, and 175 vehicles per hour during 

the weekend afternoon peak. 

In addition, the traffic report stated that, the conceptual plans provide a 3375m2 specialised 

retail premises with the provisions of 23 parking spaces. As per Transport for NSW guidelines, 

the conceptual development would generate some 35 to 85 vehicles per hour. It concludes 

the proposed development facilitated by this planning proposal would generate less traffic than 

the existing uses on site.  

Council’s assessment of the traffic report indicated in the last 10 years, three car crashes 

occurred in front of the subject site due to the existing site access arrangements Council staff 

also identified discrepancies between the applicants traffic report and their assessment. As 

per Council’s assessment, the proposal is expected to use the existing access and generate 

an additional 10 vehicles trips per hour. This traffic increase is minor and not expected to have 

a noticeable impact on the operation of the adjacent road work. In addition, the proposed 

development will the need 36 parking spaces as per the Liverpool DCP. 

Council’s transport management team, raised no objection to the planning proposal subject 

to:  

• A safety gap analysis being carried out for the existing entry and exit access 

arrangements at Development Assessment Stage; and 

• The planning proposal being referred to TfNSW, and indicating support for the existing 

access arrangements.  
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Liverpool City Council  
Local Planning Panel Report 

 
Development Controls 

The planning proposal seeks an increase in allowable HOB and FSR for the site. Whilst there 

is strategic merit in rezoning the site to B6 Enterprise Corridor, the proposed height of building 

standard of 15m will result in unreasonable amenity and overlooking impacts on the adjoining 

residential lots.  

In addition, on 2 February 2022, Council endorsed the “Mayor’s 100 Day Revitalisation Action 

Plan” which included:  

• Prepare a planning proposal to lower the height of building development standards in 

the Liverpool Local Environmental Plan 2008 down to 12m in the following suburbs:  

o Chipping Norton 

o Wattle Grove 

o Hammondville 

o Casula  

o Prestons 

o Carnes Hill 

o Cecil Hill  

o Green Valley.  

Following this, on 27 July 2022, Council endorsed the following principles for the Local 

Environmental Plan Review: 

“  2.    Adopt the following principles for managing commercial land under the new LEP: 

a.    Provide for the retail needs of the Liverpool LGA into the future 

b.    Enable redevelopment of centres which will provide both commercial and 

residential uses, with high quality design encouraged 

c.    All centres, regardless of their hierarchy, are to have a height of building 

development standard of 12m or less to limit the height of buildings across all 

centres within the LEP, with exclusions as noted within this report, such as the 

Liverpool City Centre centres subject to planning proposals. 

  

The 15m height proposal does not align with the above principles endorsed by Council for a 

new LEP. Given the low-density residential context directly adjacent, and the endorsed 

principles of the LEP review, a 12m height is more suitable. This will allow for additional design 

flexibility, whilst still managing the sensitive interface. 

Visual Impact / Zone Transition:  

There is a 4m slope across the site from the residential properties on the adjoining western 

boundary, and the proposed 15m HOB control would have a moderate / high impact on the 

low scale residential properties adjoining the site.  

As stated above, Council is willing to support a 12m HOB standard on site but believes 15m 

would result in an unreasonable impact on adjoining neighbours.  

At the design stage, the proposal should include measures to reduce the bulk and visual 

impacts including landscape setbacks, planting of mature trees and façade and articulation 

design elements. The current DCP will help to guide this outcome at the DA stage. 
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Liverpool City Council  
Local Planning Panel Report 

 
Has the planning proposal adequately addressed any social and economic effects? 

Economic effects 

The site is currently operating successfully as a service station and associated convenience 

store, as well as two take away food and drink premises. Rezoning the site to B6 Enterprise 

Corridor will seek to protect the land as employment land, avoiding redevelopment of 

residential uses on site.  

The planning proposal was accompanied by an Economic Study which concluded that the 

proposal would result in a minor net loss of jobs. Given the minor nature of this job loss, it is 

considered inconsequential when considering the merit of the proposal. 

The conceptual plans indicate that the site could be redeveloped as a specialised retail 

premises and given the site connectivity, this will be well suited for trading.  

Social effects 

The proposal is not anticipated to have any negative social effects. The site is already 

operating for non-residential purposes, and the rezoning will ensure the site is appropriately 

zoned and provide more flexibility for light industrial and commercial uses. The proposed 

conceptual development is not anticipated to have any negative social impacts. Therefore, the 

social effects are adequately addressed. The planning proposal will be subject to community 

consultation, and any future DA assessed in further detail.   

Section D – State and Commonwealth Interests 

Is there adequate public infrastructure for the planning proposal?  

Given the site is already operating as a service station and two take-away food and drink 

premises, the rezoning to a business zone will not increase demand for public infrastructure. 

As part of the Gateway Assessment, referral to TfNSW, Sydney Water and Endeavour Energy 

is recommended to ensure there is capacity for servicing.  

What are the views of state and commonwealth public authorities consulted in 

accordance with the Gateway determination? 

Views of the State and Commonwealth public authorities will be considered should a Gateway 

determination be issued. Relevant public authorities will be determined by DPE as part of a 

future Gateway Determination.    

 

Next Steps 

Following the Panel’s consideration, the planning proposal will be reported to Council for 

consideration. It is noted that this is subject to the receipt of a PSI justifying the proposal on 

contamination grounds. Should the planning proposal request be endorsed by Council, it will 

be forwarded to DPE seeking a Gateway Determination.  

Following a Gateway determination in support of the planning proposal, there will be public 

authority and community consultation and a further report to Council, prior to proceeding with 

the making of any amendment to the LLEP 2008. It is noted that the provision of various 

additional studies and clarification may be required by DPE prior to exhibition occurring.  
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Local Planning Panel Report 

 
It should be noted, Council has noticed several discrepancies throughout the planning 

proposal, including inconsistencies of the desired outcome and use of outdated definitions. 

Council staff will require these to be updated prior to referral to the elected Councillors.  

 

Conclusion 

Pursuant to the requirements of a Guide to Preparing Planning Proposals and relevant 

Ministerial directions, this report provides a merit assessment of the planning proposal 

request.  

Subject to the submission of a PSI that demonstrates the land is suitable for further 

development, and update the planning proposal for other minor errors and inconsistencies, 

this report finds the followings amendments can be supported to proceed to with the planning 

proposal process: 

• Rezone to the site from R1 General Residential to B6 Enterprise Corridor; 

• Increase the FSR from 0.65:1:1 to 0.75:1; and, 

• Increase the HOB from 8.5m to 12m.  

The planning proposal request is presented to the panel for consideration.  

 

Attachment: 1: Applicant Prepared Planning Proposal 

Attachment 2: Traffic Report (September 2022) 

Attachment 3: Economic Report  

Attachment 4: Conceptual Plans 

Attachment 5: Survey Plan 

Attachment 6: Existing Site Plan 

Attachment 7: Detailed Site Investigation  
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 LIVERPOOL CITY COUNCIL 
 
LIVERPOOL LOCAL PLANNING PANEL MINUTES AND DETERMINATION   
PAGE 1 
 
 14th November 2022  

 

 

ITEM No: 1 

APPLICATION 
NUMBER: 

RZ-7/2021 

SUBJECT: 
PLANNING PROPOSAL TO AMEND THE ZONING, HOB AND FSR 
RELATING TO LAND AT 368-370 COWPASTURE ROAD, MIDDLETON 
GRANGE 

LOCATION: 368-370 COWPASTURE ROAD, MIDDLETON GRANGE  NSW  2171 

OWNER: COWPASTURE ROAD (2005) PTY LTD 

APPLICANT: APP CORPORATION 

AUTHOR: BRIANNA VAN ZYL 

 
 
ISSUES RELATED TO THE PLANNING PROPOSAL  

 
The panel has considered the Council officers’ report and attachments, including the 
applicant-initiated planning proposal. The Panel received a briefing from Council officers.  The 
owner and his consultants attended the meeting and answered questions from panel 
members. 
 
The panel considers the planning proposal has strategic merit given the location of the site on 
a major traffic thoroughfare adjacent to other non-residential uses to the south and south-
west, while changes associated with Western Sydney International Nancy-Bird Walton Airport 
and Bradfield will change the nature of the wider area and connections over time.  The site is 
currently used for non-residential purposes rendering the current R1 general residential zone 
somewhat anomalous.  The proposed B6 Enterprise Zone formalises the current uses, while 
providing opportunities for other non-residential uses, generally consistent with the wider 
zoning regime and hierarchy. 
 
The panel supports the Council officers’ recommendation to reduce the maximum height of 
buildings on the site from 15m proposed to 12 metres.  The reduced height is consistent with 
the elected Council’s recent policy decision to lower height limits in commercial zones outside 
the Liverpool CBD and is particularly appropriate on this site being adjacent to residential uses 
to the north and north-west.  The reduced maximum height limit will cater for the expected 
gross floor area of a future building on the site to a maximum FSR of 0.75:1. 
 
The panel has carefully considered the site-specific merits of the proposal.  The panel is 
particularly interested in the potential contamination of the site and the interface of future 
development with residential uses to north west and north.  The panel notes that Local 
Planning Direction 4.4 – Remediation of Contaminated Land imposes a mandatory obligation 
of Council to “obtain and have regard to a report specifying the findings of a preliminary 
investigation of the land carried out in accordance with the contaminated land planning 
guidelines”.  Council must also be satisfied that the land is suitable in its contaminated state 
(or will be suitable, after remediation) for all the purposes for which land in the zone concerned 
is permitted to be used.    
 
The panel supports Council’s request to the applicant to provide Council with a preliminary 
site investigation in accordance with Direction 4.4.  It is a matter for Council to determine what 
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 LIVERPOOL CITY COUNCIL 
 
LIVERPOOL LOCAL PLANNING PANEL MINUTES AND DETERMINATION   
PAGE 2 
 
 14th November 2022  

 

further information, in addition to a preliminary site investigation, that Council requires to be 
satisfied that the land is suitable either in its contaminated state or after remediation for the 
proposed B6 zone.   
 
The panel is aware that Council’s development control plan requires a future commercial 
building on the site to be setback at least 5 metres from the residential zone boundary to the 
north and north east, including a minimum landscaped setback of 3 metres.  While the site 
layout and design of future development on the site is a matter to be dealt with at the 
development application stage, the panel is satisfied that these development controls will 
assist in mitigating impacts of further development on those residential uses.  The panel 
assumes the immediately adjoining residential land owners will be afforded the opportunity to 
comment on the planning proposal after gateway determination.  The panel noted there is a 
draft concept plan for the site prepared by the applicant.  The panel is of the view this should 
concept plan should not be endorsed and is otherwise provided for illustrative purposes only. 
 
The panel also notes the potential risk for retail creep into this enterprise zone.  If the LEP is 
amended to zone this site as B6 enterprise zone, Council officers should be careful to ensure 
in the assessment and determination of future commercial uses on the site that only those 
uses that squarely meet the definition of specialised retail premises are approved on the site. 
Similarly, care is needed to ensure an appropriate landscape and tree-canopy outcome for 
the site, in due course. 
 

 
VOTING NUMBERS:  

 
4 – 0  
 

 
AVICE OF PANEL: 

 
That the planning proposal to amend the zoning, HOB and FSR standards relating to land at 
368-370 Cowpasture Road, Middleton Grange: 
 

a. has strategic and site specific merit; and  
 

b. proceed to a gateway determination subject to the applicant providing Coucil with a 
preliminary site investigation report as required by Local Planning Direction 4.4 
before submission to gateway. 
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Amendment to Liverpool Local Environmental Plan 2008 –2 Macarthur Drive, Holsworthy  3 

Foreword 
 

This report has been based on a Planning Proposal Report that was prepared by Architectus Pty Ltd on 
behalf of Holsworthy Developments Pty Ltd (the Proponent) to initiate an amendment to the Liverpool Local 
Environmental Plan 2008 (LLEP 2008).  

The planning proposal request was received by Liverpool City Council (LCC) on 11 October 2017. Advice 
was sought from the Liverpool Local Planning Panel (LPP) at its meeting on 26 August 2019. After 
considering the assessment report, the LPP provided their advice that the proposal has both strategic and 
site-specific merit and supported the planning proposal proceeding to a Gateway determination. The 
planning proposal was then considered at Council’s Ordinary Meeting on 28 October 2019 where it received 
in principle support to be forwarded to the then Department of Planning, Industry and Environment (DPIE) 
(now the Department of Planning and Environment (DPE)) seeking a Gateway determination.  

The letter accompanying the Gateway Determination also recommends that the cover page of the proposal 
is amended to include Council’s name, logo and details. Furthermore, it is recommended that “Council gives 
consideration to reformatting the proposal, including section numbering, to be consistent with ‘A guide to 
preparing local environmental plans’ (Department of Planning, Industry and Environment, 2021, particularly 
ensuring that reference is made to current sections of the Act and that the parts of the proposal clearly 
follow the requirements of section 3.33(2) of the Act. 

To assist with the community’s understanding of the proposal, Council should consider including thumbnail 
mapping of the existing and proposed controls under the explanation of provision section of the planning 
proposal.”  

Consequently, the Planning Proposal Justification Report prepared by Architectus has been formatted 
using Council’s template and updated to address the recommendation of DPE. It should be noted that some 
additional changes have been made from the Architectus report. However, these changes are minor in 
nature and seek to update references and provide clarity only. The planning proposal was exhibited as 
proposing a site specific clause under Schedule 1 for a 9,000sqm cap on ‘non-residential uses’, however 
during the exhibition period, the proponent requested for the clause to only apply to ‘shops’. The submitted 
Economic Impact Assessment (EIA) considers a future development comprising a full-line supermarket of 
3,962m² and a smaller discount supermarket of 1,584m², specialty retail/commercial floorspace of about 
3,129m², and as such it is proposed to have a 9,000sqm cap on retail premises. As such, the post exhibition 
planning proposal has been amended to show the intent for a site specific clause in the LLEP 2208, with a 
9,000sqm cap on retail premises, rather than non-residential uses. 

It is noted that on 9 September 2021, a letter was received from DPE advising that the Gateway 
Determination was removed due to delays in finalising the assessment of local infrastructure provision.  
These discussions were focussed on the intersection treatment to the site, however it has been negotiated 
that this issue can be resolved during the detailed development application stage, when specific land uses 
and final built form outcomes are known.  
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Introduction 
 

A planning proposal was received from the proponent, Holsworthy Developments Pty Ltd, to rezone land 
at 2 Macarthur Drive, Holsworthy (Lot 5 DP 825745). The planning proposal prepared by Architectus on 
behalf of the proponent seeks to increase development standards and impose a maximum threshold for 
non-residential development of 9000sqm in gross floor area.   

The planning proposal, as amended post exhibition, proposes to amend the Liverpool Local Environmental 
Plan (LLEP) 2008 in the following way -  

 Amend the maximum permissible Floor Space Ratio from 1.5:1 to 2.15:1;  

 Amend the maximum permissible height from 21m to part 25m and part 45m; and  

 Include a site-specific provision stipulating a maximum retail premises gross floor area of 
9,000sqm on the site.  

This proposal seeks to develop the site as a mixed-use precinct incorporating podium level commercial and 
retail uses with residential towers of varying heights above. 

Council received the Gateway Determination for this planning proposal on 8 June 2022. The DPE included 
multiple conditions in the Gateway Determination, including; 

1. Provision of adequate communal open space within the site; and 
2. Safe and direct pedestrian connectivity from the site to the Holsworthy station. 

 
These conditions have been addressed through the proposed amendments to Part 2.6 of the Liverpool 
Development Control Plan 2008. The proposed amendments to Part 2.6 of the Liverpool Development 
Control Plan 2008 are included in the documents exhibited under this application. Refer Section C of this 
report for further discussion.  

 

Background 
 

This Planning Proposal is based on a master plan prepared for the site by Architectus, and informed by the 
inputs, assessment and analysis of the site by various specialist consultants. 

The master plan design was developed following consultation with Liverpool City Council. Consultation 
occurred on 14 December 2015, 10 August 2016, and 8 May 2017. Key issues raised included: 

 Analysis of the existing urban context to and ability to support the proposed increased density. 

 Connectivity to the locality, including to surrounding residential development, areas of open space 
and to Holsworthy railway station. 

 Undertake a Traffic Impact Assessment to ascertain the capacity of and integration with the 
surrounding road network, specifically Heathcote Road and Macarthur Drive. 

 Undertake a Social Impact Assessment to determine the extent and capacity of social infrastructure 
and community facilities that are available in the area and what may be needed to support the 
proposed increase in residential density. 
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 Undertake an Economic Impact Assessment to determine the extent and capacity of surrounding 
retail and commercial centres and the likely impacts of the proposed development on customer 
trade of these centres. 

Following lodgement of the Planning Proposal, Council provided comments on 18 May 2018 in relation to 
the following matters: 

 Scale of the proposed development relative its surroundings 

 Three storey podium typology was not supported 

 Economic impacts on existing nearby centres 

 Landscaping within the road reserve 

A follow up meeting occurred on 22 June 2018 to discuss the above matters. Additional to the above, the 
quality of the pedestrian connection to the railway station was identified as a key issue. 

To address Council’s concerns, the scale of the proposed development has been significantly reduced in 
the amended Master Plan (Attachment A). The proposed podium scale has been reduced from three-
storeys to a single storey and the residential component of the development significantly reduced, meaning 
a reduction in overall building heights. 

The proposed maximum building height adjacent Macarthur Drive has been reduced to provide an area of 
transition between existing low-scale residential development to the west of Macarthur Drive and proposed 
taller buildings (up to 12-storeys) at the east of the subject site. 

There is no proposed increase in non-residential floor space above what has been already approved on 
the site and for which there is a current and commenced DA. It is therefore asserted that there are no 
additional economic impacts proposed, beyond what would result from existing approvals on the site. 

Gateway Determination was issued by DPE on 15 July 2020. On 9 September 2021 however, a letter was 
received from DPE advising that the Gateway Determination was removed due to delays in finalising the 
assessment of local infrastructure provision.  Specifically, the local infrastructure provisions relate to the 
proposed intersection treatment for the Macarthur Dr, The Boulevarde and Morningside Pde intersection. 
Whilst different intersection treatment options were considered, it was considered premature to determine 
an intersection design for the site at the PP stage. Rather, detailed design will be further investigated at the 
DA stage, once specific land use, development yields and built forms are proposed. These discussions 
have progressed to a stage where the PP can progress, and a VPA is being negotiated. 

Meanwhile, a draft DCP has been prepared for the site. The draft DCP was reviewed by Council’s Design 
Excellence Panel (DEP) on 11 March 2021 and has been amended post exhibition.  
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Report Structure 
 

This Planning proposal has been prepared in accordance with Section 3.33 of the EP&A Act with 
consideration of DPE’s ‘A Guide to Preparing Planning Proposals’ (December 2021). Accordingly, the 
proposal is discussed in the following parts: 

 Site Description 

 Statutory Planning Framework  

 Part 1 – A Statement of the Objectives and Intended Outcome 
 Part 2 – Explanation of Provisions 

 Part 3 – Justification 

 Part 4 – Mapping 

 Part 5 – Community Consultation 

 Part 6 – Project timeline  
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Site Description 
 

The site the subject of this planning proposal is located at 2 Macarthur Drive, Holsworthy within the Liverpool 
Local Government Area (LGA). The site has an area of 1.862 hectares and is currently vacant, however 
has been partially excavated to the level of the basement of the previously approved mixed-use 
development on the site. 

 

 

 
 
 

 

 

 

 

 

 

 
 
Figure 1: Aerial view of subject site (marked red)  

 
Development surrounding the site to the north west consists of the Mornington Estate, a master planned 
residential community completed by Mirvac in 2008. Development to the west of the subject site is a multi-
storey commuter car park, bus stop and secure storage lockers associated with and servicing the 
Holsworthy Station. It is noted the site abuts the East Hills rail line along the southern (rear) boundary. 

The Holsworthy Army Barracks and military reserve are located directly to the south of the site, only 
separated from the site by the railway line. The Holsworthy Barracks are a major Defence facility within 
Sydney, having undergone a significant upgrade and expansion of facilities in recent years (completed in 
2015). 

There is minimal development existing to the north east or east of the site, consisting of several sporting 
fields, vacant land parcels and areas of bushland.  
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Figure 2: Locality map (site marked red) 

 

Statutory Planning Framework 
 

Liverpool Local Environmental Plan 2008 
 

The subject site is zoned B2 – Local Centre in accordance with the zoning map of the LLEP 2008 (refer to 
Figure 3). 
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Figure 3: Existing land use zoning in the LLEP2008 (subject site outlined in purple) 

The objectives of the B2 Local Centre zone are:  

 To 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. 

 To encourage employment opportunities in accessible locations. 
 To maximise public transport patronage and encourage walking and cycling. 
 To allow for residential and other accommodation while maintaining active retail, business or 

other non-residential uses at street level. 
 To facilitate a high standard of urban design and a unique character that contributes to achieving 

a sense of place for the local community. 

The B2 zone facilitates land uses related to the provision of mixed-use developments that encourage 
walkability. The intended future development (shop top housing) for the site is consistent with the objectives 
of the B2 Local Centre zone.  

 

Delegation of plan making functions 
 

A Gateway determination was issued on 15 July 2020 in which plan making functions pursuant to Section 
3.36 of the Environmental Planning and Assessment Act 1979 (“EP&A Act”) were delegated to the Minister.  
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Part 1 – Objectives and Intended Outcomes 
 

The intended outcome of the Planning Proposal is to amend the LLEP 2008 to increase the maximum 
building height and FSR controls applicable to the site, to facilitate its eventual development, as 
demonstrated by the Urban Design Study and Master Plan (Attachment A). 

Land use activity 

The intended outcome of the Planning Proposal is to facilitate a mixed-use retail and residential 
development on the site, as demonstrated by the Urban Design Study and Master Plan, comprising the 
following: 

 Basement car parking; 

 Multiple residential towers of differing heights (six to twelve storeys); and 

 Podium levels under the towers providing approximately 8,804sqm of retail area at ground level. 

The eventual development will have a total GFA of 40,000sqm, including approximately 31,035 sqm of 
residential uses. The proposed uses are permitted with consent in the B2 - Local Centre zone and are 
consistent with the objectives of the zone. 

Built form 

The Urban Design Study and Master Plan submitted as part of the Planning Proposal demonstrates that 
the site may provide for six integrated residential towers above a mixed-use podium, with retail uses 
proposed at the ground floor addressing Macarthur Drive. The internal component of the ground floor retail 
may include provision for a large supermarket and a small supermarket, with multiple smaller specialty retail 
tenancies. 

Based on an assumed apartment mix, the proposal would provide for around 350 apartments in the towers 
with a mix of 1 bedroom, 2 bedroom and 3 bedroom units. Courtyard apartments may be provided on the 
roof of the podium. 

Car parking (retail and residential) is proposed to be provided in basement. The submitted masterplan 
shows all car parking would be accessed by an upgraded signalised intersection at Macarthur Drive and 
The Boulevarde. An expansive area of landscaped communal open space for the residents of the site could 
be provided on the podium level. 

The Urban Design Study and Master Plan demonstrates residential towers of differing heights up to twelve 
(12) storeys (including the podium level) with potential lift overruns and/or rooftop plant, resulting in a 
maximum building height of 45 metres.  

Part 2 – Explanation of provisions 
 

The objectives of this planning proposal will be achieved through changes proposed to the development 
standards of the land identified in Figure 1. These proposed changes are: 

 Amend the maximum permissible Floor Space Ratio from 1.5:1 to 2.15:1; and 
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 Amend the maximum permissible height from 21m to part 25m and part 45m.  

Draft maps are provided in Part 4 of this report. To facilitate the proposed changes, the following LLEP 
2008 maps are to be amended: 

Floor Space Ratio 

 4900_COM_FSR_015_020_20210318 

Height of Building  

 4900_COM_HOB_015_020_20210318 

A new site specific clause under part 7, division 2 will also be inserted as follows:  

7.43 Use of certain land at Holsworthy in Zone B2 

(1) This clause applies to Lot 5 in Deposited Plan 825745 in Zone B2 Local Centre at 2 Macarthur 
Drive, Holsworthy. 

(2) Development consent must not be granted to development if it would result in the gross floor 
area for ‘retail premises’, exceeding 9,000m2.
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Part 3 – Justification 
 

Section A – Need for the planning proposal 
 

3.1 Is the planning proposal a result of an endorsed local strategic planning statement, strategic study 
or report? 

The planning proposal is not a result of any strategic planning statement, strategic study or report.  
However, the planning proposal aligns with state and regional strategic documents that set out goals 
seeking to protect, increase and enhance industrial and urban services land. Additionally, the proposal is 
aligned with Council strategies and studies. These documents include the following: 

 Greater Sydney Regional Plan – A Metropolis of Three Cities 

 Western City District Plan 

 Local Strategic Planning Statement - Connected Liverpool 2040 

 Liverpool Centres and Corridors Strategy 

 Liverpool Local Housing Strategy 

Further detail in respect of the alignment with these documents is set out in Section B (Relationship to 
strategic planning framework). 

3.2 Is the planning proposal the best means of achieving the objectives or intended outcomes, or is 
there a better way? 

The planning proposal is considered the best means of achieving the objectives and intended outcomes as 
indicated in Part 1 of this planning proposal. There are no alternative processes to achieve the intent of this 
Planning Proposal due to the current planning controls that apply to the site under the LLEP 2008.   

Section B – Relationship to strategic planning framework.  
 

DPE’s Planning Circular (PS 16-004) notes that a key factor in determining whether a proposal should 
proceed to Gateway determination should be its strategic merit and site-specific merit. It is considered that 
the planning proposal meets these tests as outlined in the following sections. 

3.3 Will the planning proposal give effect to the objectives and actions of the applicable regional, or 
district plan or strategy (including any exhibited draft plans or strategies)? 

a. Strategic Merit 

The planning proposal is consistent with relevant regional, sub-regional or district plan or strategies. The 
most relevant State and District plans that guide the land use direction for the site, are  

 Greater Sydney Regional Plan – A Metropolis of Three Cities  

 Western City District Plan  
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Greater Sydney Regional Plan – A Metropolis of Three Cities  

The current metropolitan strategy applicable to the site is the NSW Government’s Greater Sydney Region 
Plan (2018). Relevant directions from the metropolitan strategy are noted at Table 1below. 

Table 1 – Consistency with Greater Sydney Regional Plan 

Objective  Comment  

Objective 4: 
infrastructure 
use is optimised 

The Planning Proposal will encourage and support the use of existing transport 
infrastructure as the site is conveniently serviced by the Holsworthy Railway 
Station (< 250m walking distance from site). 

The site is located 20 minutes by train from Campbelltown and Liverpool, and 30 
minutes from the Sydney CBD. Its location within walking distance to both the 
train station and Holsworthy Army Barracks will reduce car dependency and 
promote active transport. 

Objective 6: 
Services and 
infrastructure 
meet 
communities’ 
changing needs 

The Urban Design Study and Master Plan demonstrates that the Proposal can 
provide for a development highly liveable place where daily shopping, social and 
recreational amenities are consolidated to meet the changing needs of the 
precinct and its immediate surrounding community and infrastructure. 

The proposal provides an opportunity to better service the nearby Holsworthy 
Army Barracks, which has grown significantly over the past decade and has been 
historically underserviced by retail and social services.   

Objective 7: 
Communities 
are healthy, 
resilient and 
socially 
connected 

The Urban Design Study and Master Plan demonstrates that the Proposal can 
provide for a development embedded into its context by a new active square at 
the heart of the centre, activated by a retail frontage along Macarthur Drive with 
the opportunity for alfresco dining. Improved pedestrian connections to the 
station will be provided, along with high quality landscaping of Macarthur Drive 
which will result in positive visual impact and allow for shading by trees in 
summer. 

Objective 8: 
Greater 
Sydney’s 
communities are 
culturally rich 
with diverse 
neighbourhoods 

The Urban Design Study and Master Plan demonstrates that the Proposal can 
provide for a development with a vibrant mix of uses and has the potential to 
accommodate a diverse community reflective of Liverpool LGA and Sydney. 

A range of housing types will be provided to attract a broad demographic at 
different stages in their lives, including key workers, students, recent graduates, 
retirees and families. locality and surrounding suburbs of Hammondville and 
Wattle Grove. 

Objective 10: 
Greater housing 
supply 

The Planning Proposal seeks to grow the availability of high quality housing at 
the site. The Urban Design Study and Master Plan demonstrates that proposal 
can provide for a future development would provide a mix of housing types and 
sizes that can suit varying lifestyle options.  

Liverpool City Council’s Local Housing Strategy was prepared and endorsed in 
2020. The strategy proposes to accommodate most housing growth concentrated 
within 14 local and strategic centres at transport hubs. The strategy promotes the 
provision of high-quality dwelling types in proximity to existing centres and 
transport infrastructure. The site is well located adjacent to the Holsworthy Train 

Objective 11: 
Housing is more 
diverse and 
affordable 
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Objective  Comment  

Station and will introduce a range of dwelling typologies to the locality, giving 
effect to the vision of the Strategy. See Section 3.4 for further discussion.  

Objective 12: 
Great places 
that bring 
people together 

The Urban Design Study and Master Plan demonstrates that the proposal can 
facilitate a development that includes an active square (Holsworthy Square), 
creating a focal space for people. 

This Planning Proposal will support a more efficient outcome at the site by 
providing for an appropriate balance of residential accommodation with Council’s 
long term vision for the site as a retail centre. 

Proposed development envisaged under the controls would deliver well-
designed, high quality buildings, contributing to a mix of dwelling types in the 
locality, which is currently comprised predominantly of single detached dwellings 
and where there are currently no apartment dwellings. 

Objective 14: A 
Metropolis of 
Three Cities – 
integrated land 
use and 
transport 
creates 
walkable and 
30-minute cities 

The Urban Design Study and Master Plan demonstrates that the proposal can 
create a new strategically located centre adjacent to Holsworthy Railway Station, 
provide improved pedestrian connections to the station, delivery of approximately 
350 apartments with excellent amenity, and an attractive and successful retail 
centre. 

Outside of the Liverpool centre, the site is one of only three centres within walking 
distance to a train station in the Liverpool LGA. Of these centres, Holsworthy has 
the best rail connectivity to Central Sydney.  

Objective 22: 
Investment and 
business activity 
in centres  

The proposal will enable the development of the long vacant Holsworthy Local 
Centre, delivering local retail and commercial jobs to a predominantly suburban 
area. The locality, including the growing suburbs of Voyager Point and Sandy 
Point, and the rapidly growing Holsworthy Army Barracks, has been historically 
underserviced by retail and commercial offerings. The proposal will strengthen 
the local centre and increase the availability of local services to the community.  

Objective 30: 
Urban tree 
canopy is 
increased 

The proposal will facilitate viable redevelopment of the vacant site, which 
includes landscaped embellishments, contributing to increased tree canopy. 

Objective 33 A 
low-carbon city 
contributes to 
net-zero 
emissions by 
2050 and 
mitigates 
climate change 

The development aligns land use with transport planning by facilitating an 
increase in density within a designated local centre well serviced by public 
transport, helping to slow emissions and encourage active transport. The 
proposed increase in density on the site will also better manage congestion, 
improve air quality and increase mobility across the broader region.  

Objective 34 
Energy and 
water flows are 

The site is located in the Holsworthy Town Centre which is already serviced by 
utilities. The proposed density will consume services at a more efficient rate than 
the traditional low rise suburban development. Subject to detailed design at the 
DA stage, the proposed built form will meet specified BASIX targets, with 
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Objective  Comment  

captured, used 
and re-used 

opportunities for the provision of renewable energy and WSUD principles across 
the site. 

Western City District Plan (WCDP) 

The site is located within the Western City District and the applicable District Plan is the Western City District 
Plan (2018), as established by the Greater Sydney Commission in March 2018. Relevant directions from 
the Western City District Plan are noted at Table 2 below. 

Table 2 – Consistency with Western City District Plan 

Criteria Comment  

A city 
supported by 
infrastructure 

The Planning Proposal will encourage and support the use of existing transport 
infrastructure as the site is conveniently serviced by the Holsworthy Railway Station 
(< 250m walking distance from site). 

A city for 
people 

The proposal will provide retail and commercial offerings in a predominantly 
suburban locality. The site will provide a meeting place for the local community that 
can facilitate social interaction and socially connected communities. The site’s 
location adjacent to the Holsworthy train Station and Holsworthy Army Barracks, as 
well as existing active transport connections along Harris Creek and Heathcote Road 
will enable walkable access to the centre.  

Housing the 
city  

The proposal is located on a long term vacant site and provides a unique opportunity 
to provide strategic housing supply, to be integrated as part of a mixed-use 
development and within proximity to established transport infrastructure. 

The indicative apartment mix under the Urban Design Study and Master Plan 
comprises 23% one bedroom, 50% two bedroom, and 27% three bedroom 
apartments. 

This mix is influenced by current and forecast trends in household composition in 
Holsworthy and the wider Liverpool LGA. In Holsworthy, couple family with children 
has changed from 55% of total families in 2001, to 61.5% in 2016. In addition, one 
parent families have also increased from 8.6% of all families in 2011, to 12.5% in 
2016. Furthermore, notable forecast household types in Liverpool LGA between 
2011 to 2036 include a proportional increase in lone person households (14% to 
17%), and in couple only households (17% to 19%). 

A city of 
great places  

The Urban Design and Master Plan demonstrates that the proposal can provide for 
a development strategically centred adjacent to Holsworthy Railway Station, 
opportunity for improved pedestrian connections to the station, delivery of 
approximately 350 apartments with diversity of dwelling sizes and an attractive retail 
centre. 

The Proposal would deliver a precinct that is activated by a vibrant mix of uses and 
designed to welcome a diverse community reflective of the Liverpool LGA and 
Sydney. 
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Criteria Comment  

As noted earlier, future development may feature an active square (Holsworthy 
Square) that will create a focal space for the existing and future community in 
Holsworthy. 

A well 
connected 
city  

The Planning Proposal will deliver a transit-oriented development, increasing the 
number of dwellings located within 30 minutes by public transport of a strategic 
centre, given its location adjacent to the existing Holsworthy Railway Station (< 250m 
walking distance from site). 

The site is located 20 minutes by train from Campbelltown and Liverpool, and 30 
minutes from the Sydney CBD. Its location within walking distance to both the train 
station and Holsworthy Army Barracks will reduce car dependency and promote 
active transport.  

Jobs and 
skills for the 
city 

The proposal will deliver local retail and commercial jobs to the growing Holsworthy 
locality, providing job opportunities within the predominantly suburban area. The 
proposed up-lift will increase the number of jobs to be created in the town centre, 
representing a modest intensification of activity in a suitable location that is well 
serviced by public transport.  

A city in its 
landscape  

The proposal will facilitate viable redevelopment of the vacant site, which includes 
landscaped embellishments, contributing to increased canopy. 

An efficient 
city 

The proposed density will consume services at a more efficient rate than the 
traditional low rise or medium density built form development. The development will 
be well connected to existing transport networks, whilst providing a much needed 
town centre to service locals, and thereby avoiding additional trips outside the 
locality and consolidating built form into a genuine town centre.  

A resilient 
city 

The site is not located in an area subject to environmental hazards such as bushfire 
or flooding. The site will facilitate the delivery of dwellings in the Sydney Region that 
does not increase population in area subject to natural or urban hazards.  

Planning Priorities mentioned in Western City District Plan 

Relevant priorities from the Western City District Plan are noted at Table 3 below. 

Table 3 – Consistency with relevant priorities of the Western City District Plan 

Criteria Comment  

W5 Providing 
housing 
supply, 
choice and 
affordability, 

The proposal will provide more housing in the right locations within the Liverpool 
LGA, as desired by the Priority. Apartments will be delivered to a locality dominated 
by low rise dwelling houses, genuinely improving housing supply, choice and 
diversity.  
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Criteria Comment  

with access 
to jobs, 
services and 
public 
transport 

The proposal will deliver up to 350 dwellings in an underdeveloped town centre that 
is well serviced by public transport and open space infrastructure. The proposal will 
also provide retail and commercial to the Holsworthy town centre for the first time, 
improving access to jobs and services for the surrounding area.  

The location is conducive to the delivery of higher density residential dwellings, given 
the high level of amenity offered by existing open space infrastructure, creek 
corridors and surrounding bushland.  

W15 
Increasing 
urban tree 
cover and 
delivering 
green grid 
connections 

The proposal will facilitate viable redevelopment of the vacant site, which includes 
landscaped embellishments, contributing to increased canopy. 

The proposed public domain embellishments, such as street tree planting will 
improve connections to the local green grid, including a shared pathway provided to 
link to Holsworthy Station and onwards to the existing Harris Creek corridor.   

W18 
Delivering 
high quality 
open space 

The Holsworthy Town Centre currently lacks a central civic space. The proposal will 
deliver a publicly accessible 1,000sqm town square on the site, embellished with 
high quality landscape features and highly activated. The square will provide a 
contextually appropriate space that will cater for the local community, supporting 
healthy lifestyles and fostering social interaction.  

W19 
Reducing 
carbon 
emissions 

As discussed above, the proposed density will consume services at a more efficient 
rate the traditional low rise suburban development. Subject to detailed design at the 
DA stage, the proposed built form will meet specified BASIX targets, with 
opportunities for the provision of renewable energy and WSUD infrastructure across 
the site. 

W20 
Adapting to 
natural 
hazards and 
climate 
change 

As discussed above, the site is not located in an area subject to environmental 
hazards such as bushfire or flooding. The site will facilitate the delivery of dwellings 
in the Sydney Region that does not increase population in area subject to natural or 
urban hazards.  

Local Strategy  

Assessment of the proposal with regards to the Local Strategic Planning Statement (LSPS) is detailed in 
Section 3.4.  

b. Site Specific Merit 

In addition to meeting at least one of the strategic merit criteria, a Planning proposal is required to 
demonstrate site-specific merit against the following criteria in Table 4 below. 



431 
PLAN 04 Post Exhibition Report - Liverpool Local Environmental Plan 2008 Amendment 80 at 2 MacArthur 

Drive, Holsworthy 
Attachment 1 Post Exhibition Planning Proposal 

 

 

  

 

 

Amendment to Liverpool Local Environmental Plan 2008 –2 Macarthur Drive, Holsworthy  18 

Table 4 - Site Specific Merit 

Criteria Planning Proposal Response 

Does the planning 
proposal have site 
specific merit with regard 
to: the natural 
environment (including 
known significant 
environmental values, 
resources or hazards)? 

The site holds minimal environmental constraints as it is largely devoid 
of any vegetation, is not identified with significant flood impacts, does 
not contain any endangered ecological communities, and by virtue of 
surrounding infrastructure, is generally isolated from surrounding areas 
of bushland. 

A portion of the site is, however, identified as being bushfire prone, with 
the eastern portion of the site identified as a ‘vegetation buffer’ pursuant 
to Council’s Bushfire Prone Land map. This affectation has influenced 
the Master Plan and will not preclude, the undertaking of future 
development. This would be further analysed, and appropriate 
mitigation measures put in place as part of any future DA.  

The existing uses, 
approved uses and likely 
future uses of land in the 
vicinity of the land subject 
to a proposal? 

This Planning Proposal seeks the redevelopment of a long term vacant 
and generally unconstrained site, and where no similar opportunities 
exist to surrounding sites or within the locality. 

As noted within this report, there is a strong and timely need for 
redevelopment of the site, which holds site-specific merit to 
accommodate the uplift in density sought by this Planning Proposal. As 
reflected by both current and historical zoning, the site has been 
identified for development for the purposes of a mixed-use centre for 
over fifteen years, following the release and private sale of the site from 
Commonwealth ownership and military control in approximately 2001. 

The site benefits from several existing development approvals, 
specifically DA-1839/2005 (as amended) and DA-582/2009 for the 
purposes of a retail centre. The site is currently vacant, having existed 
in a partially excavated and desolate state for approximately eight (8) 
years, with excavation works approved under DA-1839/2005 
understood to have been undertaken in 2009. Accordingly, whilst the 
site remains undeveloped it is otherwise known by both Council and the 
general community as the site of ‘Holsworthy Plaza’. 

The Planning Proposal is accompanied by an Economic Impact 
Assessment prepared by Leyshon Consulting (Attachment D) which 
concludes that the proposed development will not lead to the loss of 
retail facilities at Wattle Grove and Moorebank or in other centres. 
Residents will still have easy access to the same (or a better) range of 
retail facilities compared with those they currently enjoy including 
access to a full-line supermarket and a discount supermarket. Further, 
the assessment concludes that the impacts of the proposal will be 
mitigated by the significant public benefits associated with creating a 
new mixed-use, transit-oriented centre at Holsworthy anchored by a 
full-line supermarket and a discount supermarket. 

Historically, the site is somewhat fragmented as a result of its location 
adjacent to the East Hills railway line to the south, whilst also being 
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Criteria Planning Proposal Response 

triangularly defined by Heathcote Road and Macarthur Drive, which 
bound the site to the north, east and west. The site is therefore 
standalone, being uniquely positioned against the rail corridor, 
bushland and with adequate separation to surrounding development 
and is of a size and capacity capable of accommodating the proposed 
increase in density without unreasonable environmental impact. 

By virtue of the unique setting and history of the site, there are no 
comparable sites in the Liverpool LGA that possess equivalent strategic 
merit for a high-density mixed-use development, nor where such a 
development is possible. The subject site is under single ownership, is 
near a railway station and future development under the amended 
controls will not impact on amenity and function of surrounding uses. 

The Holsworthy Barracks to the south of the site is a key military asset, 
having recently undergone significant redevelopment, with 
development into the future likely to be restricted to Defense uses only. 
The Proposal would not affect the on-going Defense uses. 

Development to the west of the site, the Mornington Estate, has only 
recently been constructed (2008), and is under Community Title, 
therefore having minimal development potential in the medium term. 
Further, and despite recent upgrades, whilst development associated 
with the Holsworthy railway station and commuter carpark is likely, any 
such development will be related to transport infrastructure only and not 
capable of any significant outward expansion (i.e. any development is 
likely to be uplift only). 

Development to the north through east of the site consists of remnant 
bushland, the Holsworthy sewerage treatment plant and sports playing 
fields, zoned SP2 – Defence and RE1 – Public Recreation respectively. 
It is considered that development of this land is unlikely in the short to 
medium term, with any future development likely to be residential in 
nature only and dictated by significant flooding and ecological 
constraints burdening this land. 

On this basis, there is no likely future development that would affect the 
uplift in density sought by this Planning Proposal, nor would the 
proposal affect nor preclude the development capability of 
surroundings site. Conversely, the proposed development is 
considered to result in a high-quality outcome for the site providing a 
range of retail, commercial uses to serve the needs of people who live 
in, work in and visit the local area, without unreasonable environmental, 
economic or social impact. The site therefore has site specific merit to 
support the Planning Proposal. 

The services and 
infrastructure that are or 
will be available to meet 

There is adequate infrastructure to support the Planning Proposal. The 
site is well located and seeks to utilise existing public transport 
infrastructure and road connections to the site. Existing service 
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Criteria Planning Proposal Response 

the demands arising from 
the proposal and any 
proposed financial 
arrangements for 
infrastructure provision? 

provisions also exist for electricity, water, sewer, gas, stormwater 
infrastructure and telecommunications infrastructure at the site. 

The site is well located to areas of public open space, specifically 
Kokoda Oval, Hammondville Oval and associated playing fields as well 
as areas of open space and bushland associated with Harris Creek and 
Williams Creek to the north of the site. 

As detailed within the accompanying Social Impact Assessment 
(Attachment C), the site is also well located to a variety of community 
facilities, child care centres, sports clubs and associations, churches 
and schools (pre, primary and high schools) within the locality and 
surrounding suburbs of Hammondville and Wattle Grove. 

 

3.4 Will the planning proposal give effect to a council’s endorsed local strategic planning statement, or 
another endorsed local strategy or strategic plan? 

Liverpool Local Strategic Planning Statement (LSPS) 

The Local Strategic Planning Statement (LSPS) is Council’s long-term plan to shape Liverpool’s future 
which will help guide the development of Liverpool’s suburbs and balance the need for housing, jobs and 
services as well as parks, open spaces and the natural environment.  

Local Planning Priority 7, under the Liveability goal of the LSPS, includes the planning priority: ‘Housing 
choice for different needs, with density focused in the City Centre and centres well serviced by public 
transport.’ The planning proposal would support additional housing choice. The planning proposal would 
deliver approximately 350 dwellings in proximity of Holsworthy train station which would assist in meeting 
Liverpool City Council’s five-year housing supply target. The proposal will also introduce new apartment 
dwelling types to the dwelling house dominated Holsworthy locality, increasing affordability and diversity of 
product.  

Local Planning Priorities mentioned in LSPS 

Relevant priorities from the Liverpool LSPS are noted at Table 5 below. 

Table 5 – Consistency with relevant priorities of the Liverpool LSPS 

Criteria Comment  

6 High-quality, plentiful 
and accessible 
community facilities, open 
space and infrastructure 
aligned with growth 

The Holsworthy Town Centre currently lacks a central civic space. The 
proposal will deliver a publicly accessible 1,000sqm town square on the 
site, embellished with high quality landscape features. The square will 
provide a contextually appropriate space that will cater for the local 
community, supporting healthy lifestyles and fostering social 
interaction.  

The proposal will also provide for improved pedestrian connections 
around the site and town centre, connecting to the train station and 
existing Harris Creek green grid corridor.  
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Criteria Comment  

7 Housing choice for 
different needs, with 
density focused in the 
City Centre and centres 
well serviced by public 
transport 

The planning proposal would support additional housing choice. The 
planning proposal would deliver approximately 350 dwellings in 
proximity of Holsworthy train station which would assist in meeting 
Liverpool City Council’s five-year housing supply target. The proposal 
will also introduce new apartment dwelling types to the dwelling house 
dominated Holsworthy locality, increasing affordability and diversity of 
product.  

11 An attractive 
environment for local 
jobs, business, tourism 
and investment 

The proposal will facilitate viable redevelopment of the vacant site, 
which includes landscaped embellishments, contributing to increased 
canopy. 

The proposal will provide opportunities for local investment in the 
locality, with retail and commercial floor space to be provided in the 
town centre for the first time. Given the lack of commercial floor space 
in the locality, location adjacent to the train station and proximity to the 
Holsworthy Army Barracks, it is anticipated that the site will present as 
an attractive local investment opportunity.  

15 A green, sustainable, 
resilient and water-
sensitive city 

As discussed above, the proposed density will consume services at a 
more efficient rate than the traditional low rise suburban development. 
Subject to detailed design at the DA stage, the proposed built form will 
meet specified BASIX targets, with opportunities for the provision of 
renewable energy and WSUD infrastructure across the site. 

Further, the site is not located in an area subject to environmental 
hazards such as bushfire or flooding. The site will facilitate the delivery 
of dwellings in the Sydney Region that does not increase population in 
area subject to natural or urban hazards. 

 

Liverpool Local Housing Strategy (LHS) 2020 

The Liverpool Housing Vision promotes the provision of high-quality dwelling types in proximity to existing 
centres and transport infrastructure. Relevant directions from the Local Housing Vision are noted at Table 
6 below. 

Table 6 –Liverpool Local Housing Strategy 

Criteria Planning Proposal Response 

Housing Priority 1: 
Diverse housing to meet 
the needs of the 
community 

The proposal will introduce apartment dwelling opportunities to 
Holsworthy, which is currently dominated by detached and attached 
dwelling typologies. Apartments will provide more affordable dwellings 
compared to traditional detached dwelling houses, and will enable a 
more diverse population, including students and senior citizens, to live 
and work in the area.  

Housing Priority 2: Focus 
growth in and around 
town and strategic 

The proposal seeks a modest intensification of commercial and 
residential land uses within the currently undeveloped Holsworthy town 
centre. The development will provide a walkable town centre that 
provides access to retail and commercial opportunities to both the 
residents of Holsworthy, Voyager Point and Sandy Point and military 
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Criteria Planning Proposal Response 

centres close to transport 
and services 

personnel of the rapidly growing Holsworthy Army base in a historically 
underserviced locality.  

The centre is serviced by the Holsworthy Train Station, which provides 
20 minute travel times to Liverpool and Campbelltown, and 30 minute 
services to the Sydney CBD, the most competitive in the Liverpool LGA.  

Housing Priority 3: The 
low scale character of 
suburban areas is 
respected 

The site is zoned B2 Commercial Centre, whilst adjoining land is zoned 
R4 High Density Residential and developed for attached dwellings. The 
proposal does not seek to rezone existing low density land and will 
provide density within a planned town centre well serviced by existing 
transport and open space infrastructure.  

Housing Priority 4: 
Increase affordable 
housing across Liverpool 

As discussed, the proposal will introduce more affordable apartment 
dwelling typologies to a locality dominated by detached and attached 
dwelling houses.  

Housing Priority 5: Ensure 
sustainability principles 
and climate resilience in 
new development 

The proposed density is considered appropriate as this location is 
already well serviced by open space infrastructure, specifically Kokoda 
Oval, Hammondville Oval and associated playing fields as well as areas 
of open space and bushland associated with Harris Creek and Williams 
Creek to the north of the site.  

The reduction in car use afforded by a strategically located 
development will decrease transport associated emissions, encourage 
active transport use, and contribute to climate resilience in the broader 
LGA. 

Housing Priority 6: 
Support housing growth 
with appropriate 
infrastructure 

The site is already well serviced by existing community, open space 
and transport infrastructure, as noted in the supporting Social Impact 
Assessment. The proposal will be accompanied by a number of local 
infrastructure upgrades to support the development.  

 

Liverpool Centres and Corridors Strategy  

Liverpool Centres and Corridors Strategy (LCCS) 2020 

The Liverpool Centres and Corridors Strategy seeks to ensure that there are adequate, appropriate and 
accessible retail services for Liverpool’s residents into the future whilst maintaining the viability of existing 
functioning centres.  

Relevant directions from the LCSS are noted at Table 7Table 6 below. 
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Table 7 –Liverpool Centres and Corridors Strategy 

Criteria Planning Proposal Response 

Ensure that there are 
adequate, appropriate 
and accessible retail 
services for Liverpool’s 
residents into the future 

The proposal will introduce retail and commercial uses to the 
Holsworthy Town Centre for the first time, as envisioned by the site’s 
B2 zoning. The site will provide a greater range of services and 
businesses then the nearby Wattle Grove and Hammondville local 
centres, and will be utilised by commuters using Holsworthy Station, 
personnel from the nearby Holsworthy Army Barracks and passing 
regional traffic from Heathcote Road.  

Maintain and strengthen 
the viability of existing 
centres 

An Economic Impact Assessment has been prepared and is provided 
at Attachment D to this report. The Economic Impact Assessment notes 
that the proposal will provide the opportunity for a new district retail 
centre in south-eastern Liverpool, which the area currently lacks. The 
further advantage of the site is its co-location with Holsworthy Railway 
Station. 

The proposal will generate estimated annual sales of $70 million, which 
may have an impact on other existing centres at Wattle Grove and 
Moorebank, however the impact is unlikely to lead to a significant 
reduction in retail services at these locations.  

Ensure that centres have 
a high level of amenity for 
workers, shoppers, 
residents and visitors 

The centre will be designed to provide a high level of amenity to the 
local community. The proposal will deliver a publicly accessible 
1,000sqm town square on the site, embellished with high quality 
landscape features and public domain improvements. The square will 
provide a contextually appropriate space that will cater for the local 
community, supporting healthy lifestyles and fostering social 
interaction.  

Ensure that future centres 
are well planned and 
connected. 

As demonstrated throughout this report, the proposal represents an 
appropriate level of uplift in an underdeveloped, but strategically 
located town centre. The development is located adjacent to the 
Holsworthy Train Station and conveniently fronts Heathcote Road. 
Upgrades to the local sidewalks will improve access to the centre.  

The LCCS identifies Holsworthy as a ‘Local Centre’ within the ‘Proposed Retail Hierarchy’ located 
in Table 1. The proposal is consistent with the proposed hierarchy as it will meet local convenience 
retailing needs whilst acting as a community gathering space, through the provision of the town 
square. In line with the hierarchy, the proposal provides for a supermarket, a range of retail 
offerings and improved pedestrian connectivity to local residential areas, active transport 
networks, Holsworthy Train Station and the Holsworthy Army Barracks. 

3.5 Is the planning proposal consistent with applicable State Environmental Planning Policies? 

Several State Environmental Planning Policies (SEPPs) apply to the land. The consistency of the planning 
proposal with pertinent SEPPs has been provided in Table 8 below. SEPPs which the planning proposal 
will not materially impact nor undermine, where it is deemed that the planning proposal is consistent or not 
inconsistent with the SEPP objectives are omitted from Table 8.  
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Table 8 – Consistency with State Environmental Planning Policies 

State Environmental 
Planning Policy 

Comment / Consistency 

SEPP (Transport and 
Infrastructure) 2021 

The proposal has been designed having regard to SEPP Transport and 
Infrastructure, considering the proximity of the site to the adjacent railway 
line and scale of the development overall (considered to be traffic 
generating development). The proposal is supported by a Traffic Impact 
Assessment prepared by Terraffic (Attachment E) demonstrating the 
proposal will not result in any unreasonable impact to the local road 
network. 

SEPP (Resilience and 
Hazards)  

The aim of this policy is to ensure the appropriate management and 
remediation of contaminated land. Contamination can be further 
addressed, and mitigation measures implemented for any future 
development, at the DA stage, in accordance with the provisions of 
clause 4.6 of the SEPP.  

SEPP No. 65 – Design 
Quality of Residential 
Apartment Development  

The proposal has been designed to ensure consistency with the 
provisions of SEPP 65 and the ADG, specifically relating to building 
massing, setbacks and provision of landscaping and open space at the 
site. 

State Environmental 
Planning Policy 
(Biodiversity and 
Conservation) 2021 

The SEPP applies to land zoned B2 Local Centre in Liverpool Local 
Government Area. Consistency with this SEPP will be subject to future 
DAs, although there is very limited vegetation on the site, a result of minor 
groundworks undertaken under the consent of extant DAs for the site. 

 

3.6 Is the planning proposal consistent with applicable Ministerial Directions (Section 9.1 directions)? 

Table 9 – Consistency with Ministerial Directions 

Ministerial Direction Justification 

1.2 Implementation of 
Regional Plans 

Consistency with Greater Sydney Region Plan - A Metropolis of Three 
Cities is demonstrated in Section 3.3 of this report. 

1.4 Approval and Referral 
Requirements 

The Planning Proposal does not contravene the objectives of this 
direction. 

1.5 Site Specific 
Provisions  

The Planning Proposal does not propose any unnecessarily restrictive 
site-specific planning controls, and will use standard built form controls 
to amend the LLEP 2008. 

4.3 Planning for Bushfire 
Protection 

The Planning Proposal applies to land that is partially bushfire prone, 
with the eastern portion of the site identified as a ‘vegetation buffer’ 
pursuant to Council’s Bushfire Prone Land map. 

This affectation has been considered in the design of the proposal, with 
a future development capable of complying with Rural Fires Act 1997 
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and the NSW Rural Fire Service ‘Planning for Bushfire Protection’ 
guidelines. 

4.4 Remediation of 
Contaminated Land 

The conclusions and recommendations presented in the Preliminary 
Site Investigation (PSI) identified a need for more detailed 
investigations of the site. However, given that Ministerial Direction 2.6 
only requires the submission of a PSI, a detailed site investigation can 
be procured at DA stage.  

4.5 Acid Sulfate Soils The site is identified as containing Class 5 Acid Sulfate Soils pursuant 
to Cl.7.7 LLEP 2008. The proposed development is not considered to 
have the potential to disturb, expose or drain acid sulfate soils, nor 
cause environmental damage. 

5.1 Integrating Land Use 
and Transport 

The site is within 100 metres of Holsworthy railway station and transport 
interchange, which provides fast connections. 

The Planning Proposal will provide for residential accommodation 
across a variety of dwelling types in a well-connected site and 
encourage use of public transport. 

5.2 Reserving Land for 
Public Purposes 

The Planning Proposal does not propose to create, alter or reduce any 
existing zoning or reservation on the land for public purposes.  

5.3 Development Near 
Regulated Airports and 
Defence Airfields 

The site is located approximately 4.2km south of Bankstown Airport, 
20km south east of Sydney Kingsford Smith Airport and approximately 
25km east of the proposed Western Sydney Airport at Badgerys Creek. 
The site is not burdened by any ANEF restriction at the site. 

The proposed increase in height sought under this Planning Proposal 
(up to RL.55.0m AHD) is significantly below the OLS limitations 
applying to the site (Approx. RL. 100m AHD). 

The proposal will not affect the operation of any aerodromes. 

6.1 Residential Zones  The site is zoned B2 - Local Centre, which although not a residential 
zone, otherwise provides for the undertaking of some forms of 
residential development, including residential flat buildings as 
permissible within the zone. 

The Planning Proposal will facilitate the delivery of high quality housing 
of this type, currently not present within the suburb of Holsworthy or 
broader locality. The development will increase housing supply and 
improve the variety and choice of dwelling types available. 

7.1 Business and 
Industrial Zones 

The Planning Proposal will support a retail centre on a site having been 
long identified for this purpose and already appropriately zoned. 
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Section C – Environmental, social, and economic impact 
 

3.7 Is there any likelihood that critical habitat or threatened species, populations or ecological 
communities, or their habitats, will be adversely affected as a result of the proposal? 

The site does not contain any critical habitat, threatened species, population or ecological communities or 
their habitats. Whilst some areas of threatened ecological communities have been identified in areas of 
bushland adjacent to Williams Creek to the north east of the site, the Planning Proposal is not considered 
to result in any impact to these areas. 

3.8 Are there any other likely environmental effects as a result of the planning proposal and how are 
they proposed to be managed? 

The Planning Proposal seeks an increase in the height and floor space ratio controls applicable to the site 
to facilitate future development, as demonstrate by the Urban Design Study and Master Plan at Attachment 
A. It is anticipated that subject to a future, detailed design, that the development has the potential to result 
in environmental impacts. 

Should this Planning Proposal be supported, a detailed design and future Development Application (or 
applications) will be lodged seeking development consent fora proposed mixed-use development and will 
be subject to the applicable planning framework, including the provisions the EP&A Act 1979 and detailed 
controls of Liverpool City Council. It is anticipated that potential environmental impacts will be fully explored, 
with appropriate mitigation measures implemented, as to ensure that the development will result in no 
unreasonable effects. 

3.9 Has the planning proposal adequately addressed any social and economic effects? 

The social and economic effects of this Planning Proposal have been considered and addressed. 

An Economic Impact Assessment has been prepared and is provided at Attachment D to this report. The 
Economic Impact Assessment notes that the proposal will provide the opportunity for a new district retail 
centre in south-eastern Liverpool, which the area currently lacks. The further advantage of the site is its co-
location with Holsworthy Railway Station. The proposal will generate estimated annual sales of $70 million, 
which may have an impact on other existing centres at Wattle Grove and Moorebank, however the impact 
is unlikely to lead to a significant reduction in retail services at these locations. The Economic Impact 
Assessment notes that the potential economic impacts of the proposal will be mitigated by the significant 
public benefits associated with creating a new, mixed use development, close to the railway station and 
anchored by a full line supermarket. 

A Social Impact Assessment has been prepared and is provided at Attachment C. The planning proposal 
is considered to have an overall positive social impact, whilst potential negative impacts can be 
appropriately mitigated. 

The proposal will result in an increased residential density on the site stipulating a higher demand for 
communal open space and increased foot traffic between the site and Holsworthy station. The proposed 
increase in density is justifiable as 1,000sqm of public open space is being provided as part of the proposal, 
for a public plaza and improved pedestrian connections. This is detailed in Part 2.6 of Liverpool 
Development Control Plan 2008 (LDCP 2008) which include the following controls; 

a) Provision of a public plaza along Macarthur Drive with a minimum size of 1,000sqm; and 
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b) Preparation of a pedestrian accessibility and safety plan with any development application for the local 
centre, clearly showing how pedestrians and cyclists can connect safely and efficiently between the 
town centre and Holsworthy station. 
 

The proposed amendments to Part 2.6 of the Liverpool Development Control Plan 2008 are included in the 
documents exhibited under this application. 
 

 
Section D – State and Commonwealth interests 
 

3.10 Is there adequate public infrastructure for the planning proposal? 

It is considered there is adequate public infrastructure to support the Planning Proposal. The site is well 
located and seeks to utilise existing public transport infrastructure and road connections to the site. As 
detailed within the Servicing and Utilities Infrastructure Strategy Report, prepared by ARUP (Attachment I), 
existing service provisions exist for electricity, water, sewer, gas, stormwater infrastructure and 
telecommunications infrastructure at the site. 

3.11 What are the views of state and Commonwealth public authorities consulted in accordance with the 
Gateway determination? 

As a result of the Gateway Determination, relevant public authorities have been identified for early 
consultation to satisfy ministerial directions 3.5 - Development Near Regulated Airports and Defence 
Airfields, and 4.4 - Planning for Bushfire Protection. Consultation occurred between 20 July and 25 August 
2020.  
 
Table 10 - Public Authority Consultation 

Authority Submission Officer response 

NSW Rural 
Fire 
Service  

No objections to the planning proposal. Further consideration of 
bushfire prone land will be addressed at the Development 
Assessment stage. 

No action 
required. 

Department 
of Defence  

Defence does not support the proposed amendment to increase 
density and height at the subject site. However, if Council is inclined 
to support the proposal, Defence would seek to ensure that 
appropriate conditions are imposed as part of any future 
development proposal as follows:  

• no surveillance or communications equipment or products can be 
erected on the building without prior approval by Defence; 

• any future buildings must be designed to ensure minimal overview 
of Defence land by generally facing apartments away from the 
barracks and through the use of architectural privacy treatments to 
avoid any direct overview. 

Relevant design 
considerations will 
be addressed in 
the site-specific 
development 
control plan 
(DCP). Defence 
will be consulted 
when the DCP is 
exhibited.  

Bankstown 
Airport 

No objections to the planning proposal. No action required  
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Pursuant to the Gateway determination issued on 15 July 2020, the following government agencies, or 
utility owners, have also been identified as being potentially interested parties and will be consulted during 
the public exhibition period:  

 

 Sydney Water: The site is currently vacant and will require water and sewer services to be 
developed and connected with reticulated water and sewer services.   
 

 APA Group: The site is adjacent to the Moomba to Sydney natural gas pipeline along its southern 
boundary.  

 

 Transport for NSW: Heathcote Road is situated along the north eastern boundary of the site. 
Heathcote Road is currently being widened to four lanes, thereby impacting on access to the site.  
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Part 4 – Mapping 
 

The existing and the proposed changes to the LLEP 2008 are shown in the maps below. 

Floor Space Ratio Maps 
 

 

 

Figure 4: Existing floor space ratio map for the subject site 

S1 1.5 
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Figure 5: Proposed floor space ratio map for the subject site 
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Height of Building Maps 
 

 

 

 

Figure 6: Existing height of building map for the subject site 
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Part 5 – Community Consultation 
 

Schedule 1, Clause 4 of the EP&A Act requires the relevant planning authority to consult with the community 
in accordance with the Gateway determination. The planning proposal will be publicly exhibited for at least 
28 days in accordance with DPE’s A Guide to Preparing Local Environmental Plans. The planning proposal 
exhibition will also be carried out in accordance with Council’s Community Participation Plan. 

At a minimum, the notification of the public exhibition of the Planning proposal is expected to involve: 

 Notification on the Liverpool City Council website 

Figure 7: Proposed height of building map for the subject site 
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Part 6 – Project Timeline 
 

The past actions and an anticipated project timeline is shown in Table 11. 

Table 11 – Anticipated Project Timeline 

Timeframe Action 

26 August 2019 Presented at the Local Planning Panel meeting 

28 October 2019 Presented to Liverpool City Council  

December 2019 Submission of Planning Proposal to DPE 

15 July 2020 Gateway Determination issued (As explained in this document 
above, this Gateway Determination has been removed.) 

July 2020 – August 2020 Early consultation with RMS, RFS, Bankstown Airport and Defence  

1 April 2021 An altered Gateway determination was issued with finalisation time 
frame of 15 August 2021 

9 September 2021 DPE removed the Gateway determination 

April 2022 Resubmission of Planning Proposal to DPE 

8 June 2022 Gateway Determination 

November 2022 February 2023 Public Exhibition, Community and public agency consultation 

February March 2023 Consideration of submissions and proposal post-exhibition 

April 2023 Post-exhibition report to Council 

May-June 2023 Legal drafting and making of the plan 
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Attachments  
 

A. Master Plan and Urban Design Study  

B. Landscape Master Plan 

C. Social Impact Assessment 

D. Economic Impact Assessment 

E. Traffic Impact Assessment 

F. Flood Study 

G. Bushfire Constraints Assessment 

H. Noise and Vibration Impact Assessment 

I. Servicing and Utilities Infrastructure Strategy 

J.  Report Preliminary Site Investigation 
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This Report has been prepared solely for the purposes recorded at Section 1 of the
Report and solely for the benefit of the party to whom the report is addressed. No third
party is entitled to rely upon this Report for any purpose without the written consent of
Leyshon Consulting Pty Ltd having first been sought and obtained.

This Report involves the making of future projections. Those projections are grounded
upon the facts and matters contained in this Report. Some or all of those facts and
matters comprise assumptions and/or representations upon which Leyshon Consulting
Pty Ltd has relied but about which it has no knowledge of its own. By reason of this,
Leyshon Consulting Pty Ltd cannot warrant or represent the correctness or accuracy of
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contained in this Report are made with care and judgment, Leyshon Consulting Pty Ltd
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EXECUTIVE SUMMARY

Introduction
This Report has been prepared by Leyshon Consulting Pty Ltd for Prestdel
Developments Pty Ltd (Prestdel). The Report presents an Economic Impact Assessment
(EIA) of a proposed mixed-use development containing a component of retail floorspace
on a site at Holsworthy, New South Wales. 

In 2009 Prestdel obtained development consent for a mixed-use development with
7,235m² of retail and 1,600m² of commercial floorspace. The 2009 approval was based
on the centre having two supermarkets. 

The development now being proposed will be anchored by a full-line supermarket of
3,962m² and a smaller discount supermarket of 1,584m². Specialty retail/commercial
floorspace of about 3,129m² is also proposed plus 400 residential units.

Trade Area
The defined trade area for the proposed Holsworthy centre consists of two
components, namely:

< PTA—includes the suburbs of Holsworthy, Wattle Grove, Voyager Point,
Pleasure Point and Hammondville; and

< STA—the suburb of Moorebank.

The Holsworthy site’s location fronting Heathcote Road means the centre will almost
certainly attract a significant proportion of its sales from so-called ‘passing trade’. 

The average household income for the trade area in 2011 (latest available) was
$93,073–almost 10% higher than the Greater Sydney average.

Population
The estimated resident population (ERP) is projected to grow to 32,133 residents in
2021 which equates to an average annual growth (AAG) rate of +1.94% per annum.

Available Spending
Total available annual retail spending in the Holsworthy trade area in 2016 is estimated
at $371.3 million ($2016). This is projected to increase to $423.5 million per annum
($2016) by 2021. The estimated real growth (that is, adjusted for inflation) in annual
available spending between 2016-21 is some +$52.2 million.
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EXECUTIVE SUMMARY

Annual available supermarket spending generated in the trade area in 2021 is estimated
to be $135.5 million. This would be sufficient to support 12,900m² of supermarket
floorspace based on contemporary average sales levels in the Australian supermarket
sector of $10,500 per m² per annum ($2016).

At present the Holsworthy trade area contains only some 4,950m² of supermarket
floorspace. 
Accordingly, a significant level of ‘escape supermarket spending’ must be flowing out of
the trade area at present.

The trade area will continue to be under-supplied with supermarket floorspace of at
least 7,950m² by 2021 if the proposed development does not proceed.

Existing Retail Hierarchy
The largest centre of relevance is the Liverpool CBD located some 5.3km to the
north-west. The Liverpool CBD contains a reported 121,656m² of retail floorspace and
had estimated sales in the order of $670.0 million per annum in 2016 ($2016). 

The CBD contains three national chain supermarkets (Woolworths, Coles and Aldi) plus
a large Asian supermarket (Udaya Spices) and several small ethnically-based
grocery/food stores.

Casula Mall is a sub-regional centre located approximately 7.4km to the south-west of
the subject site. Casula Mall contains a reported 20,391m² of retail floorspace and had
sales of $199.4 million per annum in 2016 ($2016). The centre is anchored by a Kmart
discount department store (DDS) and Coles and Aldi supermarkets.

Wattle Grove Plaza is the centre closest to the subject site. Wattle Grove contains an
estimated 3,730m² of retail floorspace and is anchored by a relatively small Coles
supermarket. The centre’s annual sales are currently in the order of $48.4 million per
annum.

Moorebank Village is located at the intersection of Stockton and Maddecks Avenues,
Moorebank. The centre is a large, older-style neighbourhood centre containing about
7,300m² and anchored by a small Woolworths supermarket of about 2,200m². We
estimate centre achieved sales of about $56.0 million per annum in 2016 ($2016). 

The only other centre in the trade area is located on Walder Road at Hammondville.
The centre has 17 convenience-related tenancies with its total retail floorspace
estimated at 1,300m². Hammondville does not have a ‘major’ tenant but does contain a
small IGA store of some 250m². 
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EXECUTIVE SUMMARY

In November 2012 Liverpool City Council endorsed the Liverpool Retail Centres
Hierarchy Review prepared for Council by consultants Hill PDA.

The Review document specifically identifies the existing approval for a new centre on
the subject site which is to be known as Holsworthy Plaza. The Review identified the
centre could contain some 7,000m² of retail floorspace including Aldi and Coles
supermarkets. 

In this context, we consider the current Planning Proposal to be consistent with the
established and proposed hierarchy of centres in Liverpool Local Government Area.

Impact Assessment
Assuming the proposed centre’s first full year of trading is 2020, its annual sales are
estimated at $70.0 million. The majority of these sales ($54 million or 77.1%) would be
generated by the centre’s supermarkets.

Of projected total centre sales of $70.0 million in 2020 approximately $60.5 million or
86.4% is estimated to be sourced from the trade area. The balance ($9.5 million,
13.6%) originates from spending by shoppers living outside the trade area.

Sales of $60.5 million originating from the trade area equates to the centre achieving a
market share of 14.7% in terms of total available annual resident spending in 2020
($412.5 million).

The potential dollar and percentage impacts of the proposed Holsworthy centre on
relevant nearby centres in 2020 are estimated to be:

< Wattle Grove ... -$7.5 million (-14.5%)
< Moorebank ... -$7.4 (-12.5%)
< Casula Mall ... -$7.9 (-3.6%)
< Westfield Liverpool ... -$8.8 (-1.6%)
< Liverpool CBD Balance ... -$5.1 (-3.7%)
< Liverpool CBD Total ... -$13.9 (-2.0%)
< Chipping Norton ... -$4.1 (-7.9%)
< Hammondville ... -$0.3 (-5.1%).

The majority of impacts will fall on supermarket operators in the affected centres. It is
highly unlikely, however, that the impacts noted above would lead to the closure of
supermarkets in any of the nominated centres. 
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EXECUTIVE SUMMARY

The estimated sales impact in 2020 of the proposed Holsworthy centre on Wattle
Grove (-14.5%) and Moorebank (-12.5%) would be classified as being in the
medium/high range. The estimated impact on Casula Mall, Hammondville, Westfield
Liverpool and the balance of the Liverpool CBD all fall in the very low range. The
projected impact on the Chipping Norton centre (-7.9%) falls in low/medium range of
impact.

Conclusion 
In our opinion, the proposed development will not lead to the loss of facilities at Wattle
Grove and Moorebank or in other centres. Residents will still have easy access to the
same (or a better) range of retail facilities compared with those they currently enjoy
including access to a full-line supermarket and an Aldi discount supermarket.

The impacts of the proposal will be mitigated by the significant public benefits
associated with creating a new mixed-use, transit-oriented centre at Holsworthy
anchored by a full-line supermarket and an Aldi discount supermarket.

eeeee
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1
INTRODUCTION

1.1 Background
This Report has been prepared by Leyshon Consulting Pty Ltd for

Prestdel Developments Pty Ltd (Prestdel). The Report presents an

Economic Impact Assessment (EIA) of a proposed mixed-use

development containing a component of retail floorspace proposed for

a site at Holsworthy, New South Wales. We have previously prepared

EIAs in relation to this site in 2005 and 2009.

We understand that Prestdel control a site immediately adjacent to the

existing Holsworthy railway station (FIGURE 1.1 refers). The site also has

a frontage to Heathcote Road, the only regional road link between

Liverpool and Sutherland Shire. As Heathcote Road carries substantial

traffic volumes, the proposed development can be expected to attract

a significant component of its sales from passing trade.

We are advised that in 2009 Prestdel obtained development consent

for a mixed use development with 7,235m² of retail and 1,600m² of

commercial floorspace. The 2009 approval was based on the centre

having two supermarkets. 

This Report has been prepared to accompany a Planning Proposal to be

submitted to Liverpool City Council (Council). As such, it is intended to

meet the requirements of Section 79C of the New South Wales

Environmental Planning and Assessment Act 1979.

Economic Impact Assessment ~
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1.2 Proposed Development
TABLE 1.1 provides a detailed breakdown of the project’s proposed

floorspace.

TABLE 1.1
FLOORSPACE – PROPOSED
HOLSWORTHY CENTRE (Net Leasable Area
[NLA])

Tenancy ...
Area

(Sq.M.)

Supermarket 3,962

Discount supermarket 1,584

Specialty Retail/Commercial 3,129

Total 8,675

Source: Prestdel Pty Ltd Developments,
2017.

In total, 8,675m² of retail and commercial space is proposed. Car

parking for 462 vehicles also will be provided.

The proposed development will be anchored by a full-line supermarket

of 3,962m² and a smaller discount supermarket of 1,584m². Specialty

retail/commercial floorspace of about 3,129m² is proposed.

In addition to the retail and commercial space, we understand the

proposal involves 400 residential units to be developed above the retail

and parking levels.

The centre as proposed will be larger than most neighbourhood centres

which usually contain <5,000m². In our opinion, it will have more of

the characteristics of a small district centre. 
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2
TRADE AREA

2.1 Introduction
A trade area for the proposed centre at Holsworthy has been defined.

The trade area encompasses both a primary trade area (PTA) and a

secondary trade area (STA). We expect that more than 80% of the

centre’s sales will originate from these two areas combined.

In defining the trade area account has been taken of the location and

nature of existing competitive centres, the nature of the road network

in the surrounding region and any barriers to vehicular movement.

This section of the Report provides estimates of expected population

growth in the trade area during the period 2016-21, reviews the

demographic characteristics of the trade area population and provides

estimates of existing and forecast retail spending in the trade area to

2021.

2.2 Trade Area Definition 
The defined trade area for the proposed Holsworthy centre is depicted

in FIGURE 2.1. It consists of two components, namely:

< PTA—includes the suburbs of Holsworthy, Wattle Grove,

Voyager Point, Pleasure Point and Hammondville; and

< STA—the suburb of Moorebank.

As noted earlier, given the site’s location fronting Heathcote Road, it is

almost certain the centre will attract a significant proportion of its sales

Economic Impact Assessment ~
Proposed Retail Centre Development, Holsworthy
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from so-called ‘passing trade’. This refers to motorists using Heathcote

Road who live well outside the defined trade area but find the centre

convenient to shop at either associated with a trip to or from work or,

alternatively, while on a leisure-based trip.

The subject site is also very close to the Holsworthy Army Barracks

which have personnel living on base and a significant number of

personnel living off base.

2.3 Demography
The demographic characteristics of a given population exert significant

influence over the volume and nature of retail spending. We have

reviewed the key demographic characteristics of the Holsworthy trade

area population at the 2011 Census (latest available; TABLE 2.1 refers).

Comparative data for the Greater Sydney Capital City Area (Greater

Sydney) are also provided.

In summary, compared with Greater Sydney in 2011, the trade area

was distinguished by the following:

< a younger age profile with a high proportion of persons aged

0-9 years in 2011 (16.2%) compared with 13.1% in Greater

Sydney. Only 12.7 of the population was aged 60+ years in

2011 compared with 18.0% in Greater Sydney.

< a higher concentration of traditional families (that is, couples

plus dependent children)–40.8% compared with 36.1% in

Greater Sydney.

Economic Impact Assessment ~
Proposed Retail Centre Development, Holsworthy
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< a high proportion of couple families without children–37.5%

compared with 27.4% in Greater Sydney

< a lower proportion of employed persons in upper white collar

job categories–31.6% compared with 38.8% in Greater Sydney

< an average household income level ($98,073) which was

+9.6% above the Greater Sydney average in 2011 ($89,465).

TABLE 2.1
SELECTED KEY DEMOGRAPHIC ATTRIBUTES of HOLSWORTHY TRADE AREA
POPULATION and COMPARATIVE DATA for SYDNEY GREATER CAPITAL CITY
STATISTICAL AREA (SYDNEY), 2011 (% Population)

Variable ... PTA STA North
Total

Trade Area
(Sydney
GCCSA)

Population Count, 2011
(No. Persons) 19,542 6,801 26,343 4,391,674

Age Structure

0-9 years 16.3 15.8 16.2 13.1

10-19 15.7 11.5 14.7 12.4

20-29 15.0 12.6 14.4 14.8

30-39 16.5 16.3 16.3 15.3

40-49 16.2 12.7 15.3 14.3

50-59 10.4 10.6 10.4 12.1

60+ 9.9 20.5 12.7 18.0

Total 100.0 100.0 100.0 100.0

Household Structure

Couples & Children 40.6 41.6 40.8 36.1

Couples Only 40.9 26.6 37.5 24.7

Single Parents 8.1 13.0 9.3 11.6

Other 0.6 1.0 0.7 1.4

Total Family 90.2 82.2 88.3 73.8

Non-Family Households

Lone Person 9.0 15.4 10.5 22.0

Group 0.8 2.4 1.2 4.2

Total Non-Family 9.8 17.8 11.7 26.2

Total Households 100.0 100.0 100.0 100.0
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TABLE 2.1
SELECTED KEY DEMOGRAPHIC ATTRIBUTES of HOLSWORTHY TRADE AREA
POPULATION and COMPARATIVE DATA for SYDNEY GREATER CAPITAL CITY
STATISTICAL AREA (SYDNEY), 2011 (% Population)

Variable ... PTA STA North
Total

Trade Area
(Sydney
GCCSA)

Average Household Size
(persons/dwelling) 3.10 2.88 3.04 2.74

Occupational Structure

Managers 11.4 9.9 11.1 13.3

Professionals 20.2 16.4 19.3 25.5

Technicians & Trade Workers 14.6 16.4 15.0 12.2

Community & Personal Service
Workers 14.1 8.0 12.6 8.8

Clerical & Administrative Workers 19.1 19.1 19.1 16.2

Sales Workers 7.8 9.8 8.2 9.0

Machinery Operators & Drivers 6.1 10.0 7.0 5.7

Labourers 5.2 8.0 5.9 7.3

Inadequately Described/
Not Stated 1.5 2.4 1.8 2.0

Total 100.0 100.0 100.0 100.0

Unemployment Rate 4.1 4.3 4.1 5.7

Annual Household Income

Average Annual Household
Income ($2011) $103,897 $83,038 $98,073 $89,465

Source: ABS Census, August 2011.

In 2011, the population in the PTA had an average household income

well above that of the STA population ($103,897 compared with

$83,038). As can be noted from TABLE 2.1, the average household

income for the trade area as a whole in 2011 was $93,073–almost 10%

higher than the Greater Sydney average.
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2.4 Population
Based on the 2011 Census results, the trade area’s estimated resident

population (ERP) was 27,010 persons in 2011. The ERP makes

allowance for the under-enumeration affecting Census population

counts in New South Wales in general and Liverpool LGA in particular.

It also makes allowance for military personnel living on-base in the

adjacent Holsworthy Barracks.

The trade area is continuing to experience above average population

growth. This is largely due to in-fill housing development which has

been occurring in the eastern part of Moorebank and in Wattle Grove.

As can be noted from TABLE 2.2, the Australian Bureau of Statistics

(ABS) has provided up-to-date estimates of the resident population in

the following Statistical Level 2 areas (SA2s) namely:

< Holsworthy/Wattle Grove

< Chipping Norton/Moorebank.

The ABS (preliminary) estimates are that the resident population in

these areas has, on a combined basis, increased from 36,617 people in

2011 to 39,273 in 2016.

The estimated average annual growth rate the period 2015-16 was as

follows:

< Holsworthy/Wattle Grove ... 2.2% per annum

< Chipping Norton/Moorebank ... 2.7% per annum.
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These two SA2s are, on a combined basis, larger than the defined

Holsworthy trade area. They nevertheless give an excellent insight into

current growth rates in the Holsworthy area.

We anticipate the rate of population growth in the defined trade area

will slow in the period to 2021 as new opportunities for in-fill housing

diminish.

TABLE 2.2
ESTIMATED RESIDENT POPULATION – HOLSWORTHY SUB-REGION, 2006-16 (No.
Persons)

Statistical Area
Level 2 ... 2006 2011 2016 p

Annual
Average

Growth Rate
2015-16

Holsworthy/Wattle Grove 18,530 20,408 21,336 2.2%

Chipping
Norton/Moorebank 14,920 16,209 18,387 2.7%

Total 33,450 36,617 39,723 2.5%

P=Preliminary.

Source: ABS March, 2017.

As noted in TABLE 2.3, we project the ERP is likely to have increased

to 32,133 residents in 2021 which equates to an average annual growth

(AAG) rate of +1.94% per annum.

TABLE 2.3
ESTIMATED RESIDENT POPULATION –
HOLSWORTHY TRADE AREA, 2011-21 (No.
Persons)

Year ... PTA STA Total

2011 20,045 6,965 27,010

2016 21,350 7,841 29,191

2018 22,215 8,270 30,485

2021 23,227 8,906 32,133

Source: Leyshon Consulting Estimates, June 2017.
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It should be noted that the population estimates detailed in TABLE 2.3

do not take into account the 400 units proposed on the subject site.

Clearly, if the Planning Proposal is approved this will result in a further

increase in the PTA’s population–by about 800 to 1,000 additional

residents.

2.5 Available Retail Spending
Estimates of average annual per capita retail spending levels in the trade

area in 2016 have been made. These estimates take into account 2011

Census data on average household incomes and average household size

in the trade area as well as data from the ABS’s 2008-09 Household

Expenditure Survey (HES). The HES provides data on the expenditure

profiles of Australian households and individuals with different

socio-economic characteristics. 

In summary, we estimate per capita annual retail spending in the trade

area in 2016 to be as follows:

< PTA ... $13,281 ($2016)

< STA ... $11,075.

By combining per capita spending with the population projections

shown in TABLE 2.3, estimates can be obtained of total available retail

spending generated in the Holsworthy trade area in 2016, 2018 and

2021 (APPENDIX A, TABLES A1-A3, $2016).

As indicated in TABLE A1, total available retail spending in the

Holsworthy trade area in 2016 was estimated at $371.3 million. This is

projected to increase to $423.5 million per annum ($2016) by 2021

(TABLE A3 refers). As summarised in TABLE 2.4 the estimated real
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growth (that is, adjusted for inflation) in annual available spending

between 2016-21 is some +$52.2 million.

TABLE 2.4
CHANGE in AVAILABLE RETAIL SPENDING –
HOLSWORTHY TRADE AREA, 2016-21 ($2016; $ Mil.)

Year ... PTA STA Total

2016 $283.6 $87.7 $371.3

2018 $301.0 $89.5 $390.5

2021 $324.2 $99.3 $423.5

Increase
2016-21 $40.6 $11.6 $52.2

Source: Tables A1-A3, APPENDIX A.

2.6 Available Supermarket
Spending

Of critical importance to the evaluation of demand for additional retail

facilities at Holsworthy is the availability of spending in the supermarket

sector.

Broadly, supermarkets and grocery stores capture approximately 32%

of available retail spending in New South Wales. As set out in

TABLES A1-A3, APPENDIX A, annual available supermarket spending

in the Holsworthy trade area is estimated to increase as follows ($2016):

< 2016 ... $118.8 million per annum

< 2018 ... $124.9

< 2021 ... $135.5

< Increase 2016-21 ... $16.7.

By 2021, this volume of spending ($135.5 million per annum) broadly

would be sufficient to support 12,900m² of supermarket floorspace
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based on contemporary average sales levels in the Australian

supermarket sector of $10,500 per m² per annum ($2016).

At present the Holsworthy trade area contains only some 4,950m² of

supermarket floorspace vis:

< Coles Wattle Grove ... 2,500m²

< Woolworths Moorebank ... 2,200m²

< IGA Hammondville ... 250m².

Accordingly, the supermarket sector must be experiencing a significant

level of ‘escape spending’ flowing out of the trade area at present.

As a general principle, therefore, the trade area will continue to be

under-supplied with supermarket floorspace of at least 7,950m² by

2021 if the proposed development does not proceed.
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3
EXISTING RETAIL HIERARCHY

3.1 Introduction
The purpose of this section of the Report is to review the existing

provision of retail centres in and adjacent to the Holsworthy trade area.

Particular reference has been paid to the two neighbourhood-scale

centres closest to the subject site (Wattle Grove and Moorebank) as

they are more likely to be directly affected by the proposed

development than centres either larger or further away.

3.2 Existing Centres
There are a number of centres of regional, sub-regional and

local/neighbourhood-scale within 10km of the Holsworthy site. The

details of these centres are provided in TABLE 3.1 and their location

depicted in FIGURE 2.1.

The largest centre of relevance is the Liverpool CBD which is located

some 5.3km to the north-west. The Liverpool CBD contains a reported

121,656m² of retail floorspace and had estimated sales in the order of

$650.0 million per annum in 2016 ($2016). The centre consists of two

major components–namely Westfield Liverpool and an additional area

of shopfront retailing generally bounded by Elizabeth Street in the

north, Bigge Street in the east, Terminus Street in the south and

Bathurst Street in the west.

The Liverpool CBD contains three national chain supermarkets (

Woolworths, Coles and Aldi) plus a large Asian supermarket (Udaya

Spices) and several small ethnically-based grocery/food stores.
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TABLE 3.1
EXISTING RETAIL CENTRES – HOLSWORTHY SUB-REGION

Centre/Type ...

Distance
from Site

(Kms)

Area
(Sq.M.)

(GLA)

Estimated
Sales

($.Mil.pa) Major Tenants

Regional

Liverpool CBD2 5.3 130,000 $650.0 Myer, Target, Woolworths, Coles, Aldi 

Sub-Regional

Casula Mall1 7.4 20,391 $199.4 Kmart, Coles, Aldi

Local/Neighbourhood

Wattle Grove Plaza1 2.5 3,730 $48.4 Coles

Moorebank Village2 4.1 7,300 $56.0 Woolworths

Hammondville2 1.8 1,300 $5.8 Nil

Sources:
1. Property Council of Australia, NSW and ACT and Shopping Centre Directory

and Shopping Centre News “Little Guns Survey”, 2016
2. Leyshon Consulting Estimates, 2017.

Casula Mall is a sub-regional centre located approximately 7.4km to the

south-west of the subject site. Despite this distance Casula Mall is

readily accessed by residents of the trade area using the M5 and the

Hume Highway. Casula Mall contains a reported 20,391m² of retail

floorspace and had sales of $199.4 million per annum in 2016 ($2016).

The centre is anchored by a Kmart discount department store (DDS)

and Coles and Aldi supermarkets.

Casula Mall achieved average sales of $10,610 per sq.m per annum in

the year to September 2016. This ranked the centre 6th out of 96

centres n Australia in terms of average sales according to Shopping

Centre News’s “Little Guns 2016” survey.

Of more immediate relevance, in terms of the impact of the proposed

Holsworthy development, are the two neighbourhood/local centres

within the trade area–namely those at Wattle Grove and at Moorebank.
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Wattle Grove Plaza is the centre closest to the subject site. Wattle

Grove contains an estimated 3,730m² of retail floorspace and is

anchored by a relatively small Coles supermarket. At present there are

no vacancies in the centre. Adjoining the centre is an hotel and

associated community facilities. The centre had estimated sales of $48.4

million per annum ($2016) in 2016. 

Wattle Grove Plaza is located near the intersection of Australis Avenue

and Village Way, Wattle Grove and essentially serves the resident

population of the suburb and part of the adjoining Holsworthy

residential area. A limited volume of sales are also likely to be captured

from Moorebank. 

Moorebank Village is located at the intersection of Stockton and

Maddecks Avenues, Moorebank. The centre is a large, older-style

neighbourhood centre containing about 7,300m² and anchored by a

small Woolworths supermarket of about 2,200m². We estimate centre

achieved sales of about $56.0 million per annum in 2016 ($2016). The

centre primarily caters to the shopping needs of Moorebank residents;

it is not well located to attract trade from the population residing to the

south of the M5.

A recent inspection of Moorebank Village found the centre had only

one vacancy. We understand the Woolworths supermarket is trading at

capacity and is unable to expand to cater for the increase in customers

now residing in the area. We understand that Moorebank Village is

subject to strata-title which inhibits its redevelopment/refurbishment.

The only other centre in the trade area is located on Walder Road at

Hammondville. The centre has 17 convenience-related tenancies with

its total retail floorspace estimated at 1,300m². Hammondville does not

have a ‘major’ tenant but does contain a small IGA store of some

Economic Impact Assessment ~
Proposed Retail Centre Development, Holsworthy
July 2017 Page 14



472 
PLAN 04 Post Exhibition Report - Liverpool Local Environmental Plan 2008 Amendment 80 at 2 MacArthur 

Drive, Holsworthy 
Attachment 2 Economic Impact Assessment 

 

 

  

Leyshon Consulting

250m². We would expect only limited competitive overlap between

Hammondville and the proposed centre at Holsworthy as

Hammondville essentially provides a localised community-based

convenience retail/service function.

To the north of the trade area a Coles-anchored shopping centre is

located in Chipping Norton. This centre is located at the intersection of

Ernest Avenue and Barry Road and comprises some 5,520m². The Coles

supermarket occupies approximately 2,900m².

The centre primarily meets the shopping needs of residents of Chipping

Norton and workers from the adjacent Chipping Norton employment

area which borders the centre.

Elsewhere within the trade area there are two fresh food shops on

Newbridge Road, Moorebank which trade under the name of Fresh

Food Stop (Gonca) and the Food Lovers Market respectively. These two

businesses offer a range of fresh food, deli items and some groceries.

The stores have floorspace of approximately 600m² and 1,000m²

respectively.

3.3 Retail Hierarchy
In November 2012 Liverpool City Council endorsed the Liverpool Retail

Centres Hierarchy Review which was prepared for Council in 2012 by

consultants Hill PDA.

The adopted policy as far as Council is concerned is encapsulated in a

document published by them–Business Centres and Corridors Strategy

– Review 2013 (the Review document).
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The Review document specifically identifies the existing approval for a

new centre on the subject site which is to be known as Holsworthy

Plaza. The Review document identifies that the centre could contain

some 7,000m² of retail floorspace including Aldi and Coles

supermarkets. The Review document specifically states:

“The Holsworthy Plaza development will address the

immediate undersupply of supermarket floorspace and

will negate the need for any additional supermarket

floorspace in the area to 2031 based on current

population projections.”

The Review document goes on to identify Holsworthy Plaza as a

“Village Centre” with the same planning status as other Village Centres

such as Wattle Grove, Chipping Norton, Cecil Hills, Flowerdale and

Middleton Grange.

In this context, we consider the current Planning Proposal to be

consistent with the established and proposed hierarchy of centres in

Liverpool Local Government Area.
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4
IMPACT ASSESSMENT

4.1 Introduction
The purpose of this section of the Report is to assess the potential

impact of the proposed Holsworthy development on existing centres in

and adjacent to the trade area. An important component of any impact

assessment is a forecast of the likely sales of the proposed development.

This issue is discussed in detail below.

4.2 Forecast Centre Sales
In preparing an estimate of the proposed Holsworthy centre’s likely

sales, we have assumed the major centre’s supermarket of 3,962m²

NLA is occupied by one of the major supermarket traders–that is, Coles

or Woolworths.

We have further assumed the second supermarket is intended to be an

Aldi and occupy about 1,584m² NLA.

As indicated in TABLE 4.1, assuming the centre has its first full year of

trading in 2020, we estimate it could generate annual sales of $70.0

million with the majority of these sales ($54.0 million) being generated

by the proposed supermarkets. The average sales rate we estimate will

be achieved by the overall development is $8,615 per m² per annum

($2016).
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TABLE 4.1
ESTIMATED RETAIL SALES – PROPOSED HOLSWORTHY RETAIL
CENTRE, 2020 ($2016)

Retail Component ...
Area

(GLA Sq.M.)

Estimated
Sales

($ Mil pa)
Sales Rate
($/Sq.M./pa)

Supermarket 1 3,962 $37.5 $9,465

Supermarket 2 1,584 $16.5 $10,417

Specialty Retail 2,579 $16.0 $6,204

Specialty Commercial 550 n.a. n.a.

Total Centre – Retail 8,125 $70.0 $8,615

Total 8,675

Source: Leyshon Consulting Estimates, June 2017.

4.3 Origin of Sales
We have also prepared an estimate of the likely origin of sales for the

proposed centre assuming its first full year of trading is in 2020. This

assessment identifies the volume and proportion of sales which would

be captured from trade area residents and that which could be

captured from spending by people residing outside the trade area.

In preparing these estimates we have taken account of data held by

ourselves in relation to the performance of supermarket-based centres

located on or close to arterial or sub-arterial roads (such as Heathcote

Road). We have also taken account of the fact that the proposed centre

will be located adjacent to an important commuter car park. This,

together with the nearby military base, will lead to the centre attracting

a higher proportion of non-trade area sales than would be the case for

a centre not situated close to public transport facilities.

As indicated in TABLE 4.2, of projected total centre sales of $70.0

million in 2020 approximately $60.5 million or 86.4% is estimated to
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be sourced from the trade area with the balance ($9.5 million, 13.6%)

coming from spending by shoppers living outside the trade area.

TABLE 4.2
ESTIMATED SOURCE of SALES – PROPOSED HOLSWORTHY CENTRE,
2020($2016)

Component ...

Estimated
Sales

($ Mil pa)

From
Trade Area

($ Mil pa)

From
Other
Areas

($ Mil pa)

From
Trade Area

(%)

Supermarket 1 $37.5 $32.0 $5.5 85.3%

Supermarket 2 $16.5 $14.0 $2.5 84.8%

Specialty Retail $16.0 $14.5 $1.5 90.6%

Total Centre (Retail) $70.0 $60.5 $9.5 86.4%

Source: Leyshon Consulting Estimates, June 2017.

In broad terms, the capture of $60.5 million in sales from the trade area

equates to a market share of 14.7% in terms of total available annual

resident spending estimated for 2020 ($412.5 million).

The forecast supermarket sales captured by the centre from the trade

area in 2020 ($46.0 million) will be equivalent to 34.8% of total

available annual supermarket spending generated by trade area

residents in 2020 ($182.0 million per annum).

4.4 Impact on Centres
An assessment has been made of the potential impact of the proposed

development at Holsworthy on the sales of relevant centres in the trade

area and those adjacent to the trade area. These centres include the

following:
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< Wattle Grove

< Moorebank

< Casula Mall

< Chipping Norton

< Westfield Liverpool

< Balance of Liverpool CBD

< Hammondville.

In preparing this assessment we have made the following assumptions:

< the Holsworthy centre is constructed in one stage

< the centre has 2020 as its first full year of trading

< the centre is anchored by a full-line supermarket of at least

3,960m² NLA which is operated by either Coles or Woolworths

and a smaller supermarket of 1,584m² such as an Aldi.

We have made no other assumptions regarding approval or otherwise

of proposed developments such as the expansion of the Orange Grove

centre.

TABLE 4.3 provides our estimates of relevant centre sales in 2017 and

2020 ($2016) assuming the Holsworthy centre has opened. TABLE 4.3

also provides a comparison between the sales that existing centres

might have been expected to achieve in 2020 without the proposed

Holsworthy centre, and their estimated sales in 2020 assuming the

opening of the Holsworthy centre as proposed.
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TABLE 4.3
IMPACT ANALYSIS – PROPOSED HOLSWORTHY CENTRE, 2020

Centre ... 2017
2020

Pre
2020
Post

Change 
($ Mil. p.a.) % Change

Holsworthy Centre $0.0 $0.0 $70.0 $70.0 n.a.

Westfield Liverpool 515.0 $562.8 554.0 ($8.8) (1.6)%

Liverpool CBD Balance 135.0 139.1 134.0 ($5.1) (3.7)%

CBD Total 650.0 701.9 688.0 ($13.9) (2.0)%

Casula Mall 199.4 217.9 210.0 ($7.9) (3.6)%

Wattle Grove 48.4 51.4 43.9 ($7.5) (14.5)%

Moorebank 56.0 59.4 52.0 ($7.4) (12.5)%

Chipping Norton 50.1 51.6 47.5 ($4.1) (7.9)%

Hammondville 5.8 6.0 5.7 ($0.3) (5.0)%

Other Centres n.a. n.a. n.a. ($15.0) n.a.

Source: Leyshon Consulting Estimates, June 2017.

TABLE 4.3 also summaries the projected change in centre sales as a

consequence of the opening of the proposed Holsworthy development.

As indicated in TABLE 4.3, for some centres the change in sales will be

relatively significant. In summary, the projected change in the sales of

nominated centres are as follows:

< Wattle Grove ... -$7.5 million

< Moorebank ... -$7.4

< Casula Mall ... -$7.9

< Westfield Liverpool ... -$8.8

< Liverpool CBD Balance ... -$5.1

< Liverpool CBD Total ... -$13.9

< Chipping Norton ... -$4.1.

In percentage terms the relevant changes are as follows:

< Wattle Grove ... -14.5%

< Moorebank ... -12.5%

< Casula Mall ... -3.6%
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< Westfield Liverpool ... -1.6%

< Liverpool CBD Balance ... -3.7%

< Liverpool CBD Total ... -2.0%

< Chipping Norton ... -8.0%

< Hammondville ... -4.6%.

In the case of all centres, but particularly those at Wattle Grove and

Moorebank, the majority of the impact will mostly fall on their

supermarket/s. Nevertheless, as Wattle Grove contains a Coles and

Moorebank a Woolworths, some of the impact effectively will be

‘internalised’ within whichever chain is the eventual major supermarket

operator at Holsworthy. Some flow-on impacts to specialty tenants

located in each of the relevant centres will nonetheless result due to

reduced levels of supermarket activity at Wattle Grove and Moorebank.

In our experience it is highly unlikely that the impacts discussed above

would lead to the closure of supermarkets in the nominated centres.

The primary reason for this is that major chain supermarkets generally

have very long leases and it is thus uncommon for them to cease trading

merely as a result of competition. We also understand (from evidence

given by Woolworths and Coles Myer in litigation in the Queensland

Planning and Environment Court) that impacts of up to -25% are

regularly experienced in the supermarket sector immediately following

the opening of new stores nearby without this leading to the closure of

the major chain store affected.

4.5 Implications of Impact
There is no widely agreed definition of what constitutes either an

acceptable or unacceptable impact on existing shopping centres. This

derives from the fact that no research has been able to codify what a
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particular percentage reduction in sales means to various types of

shopping centres. Much depends, for instance, on the competitive

response of affected centres and the individual merchants within those

centres, their existing profitability levels and the financial structures

underpinning tenants. For example, established retailers who may own

their own premises or have very low debt levels and are reasonably

profitable should have the capacity to absorb a greater impact than

those who may be paying high rents and/or operating on low profit

margins.

Based on our experience, we classify retail impacts as follows:

< 0-5.9% ... very low

< 6-10.9% ... low/medium

< 11-15.9% ... medium/high

< 16%+ ... high/very high.

Measured in terms of the above scale, the sales impact in 2020 of the

proposed Holsworthy centre on Wattle Grove (-14.5%) and Moorebank

(-12.5%) would be classified as being at the upper end of the

medium/high range of impact. The estimated impact on Casula Mall,

Hammondville, Westfield Liverpool and the balance of the Liverpool

CBD all fall in the very low range. The projected impact on the

Chipping Norton centre (-7.9%) would be in the middle of the

low/medium range of impact.

The estimated impact on the Liverpool CBD would mainly fall on that

centre’s supermarkets but will be mitigated by significant growth in

annual available retail spending generated in the CBD’s trade area

between 2016-21. 

In any event, it must be recognised that retail sales are dynamic in

nature and significant changes in the volume of retail sales can occur

Economic Impact Assessment ~
Proposed Retail Centre Development, Holsworthy
July 2017 Page 23
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due to general economic conditions when there has been no change in

the size and configuration of shopping centres in a particular area.

Even if some existing stores within centres in and adjacent to the

Holsworthy area are detrimentally affected by competition from the

proposed development to the extent that they cease trading, there is no

evidence that trade area residents would be significantly disadvantaged.

In our opinion, the proposed development will not lead to a loss of

facilities at Wattle Grove, Moorebank or other centres. Residents will

still have easy access to the same (or a better) range of retail facilities

compared with those they currently enjoy. For example, in our opinion,

the proposed addition of retail facilities adjacent to Holsworthy railway

station will significantly improve the access of one group of residents,

namely rail travellers, to convenience retail facilities.

In particular the assessed impacts are off-set by the introduction of a

full-line supermarket into this trade area (something that currently does

not exist at either Wattle Grove or Moorebank) and an ALDI discount

supermarket. The introduction of these two traders will significant

enhance competition, choice and convenience as far as supermarket

shopping by trade area residents and visitors/workers is concerned 

Economic Impact Assessment ~
Proposed Retail Centre Development, Holsworthy
July 2017 Page 24
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5
CONCLUSION

The proposed development of a new mixed-use centre at Holsworthy

will provide the opportunity to create a new district centre in

south-eastern Liverpool and provide the area with a focus for retailing

and related activity which it currently lacks.

While there are two small retail centres in the trade area (Wattle Grove

and Moorebank) neither centre currently performs this role.

The major advantage of the Holsworthy site is its co-location with

Holsworthy rail station. This provides a unique opportunity to create a

new, small district centre in Liverpool LGA which is already serviced by

high quality public transport services.

The proposed development is projected to attract estimated annual

sales of $70.0 million on opening and clearly will have an impact on the

existing centres at Wattle Grove and Moorebank.

While the impacts on Wattle Grove in particular, and Moorebank to a

lesser degree, are relatively high, they are nonetheless highly unlikely to 

lead to any significant reduction in retail services: the majority of the

impact will relate to the performance of the supermarket in each

centre.

In our opinion, the impacts of the proposal will be mitigated by the

significant public benefits associated with creating a new mixed-use,

transit-oriented centre at Holsworthy anchored by a full-line

supermarket and an ALDI discount supermarket.

eeeee
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APPENDIX A

Table A1: Projected Retail Spend - Holsworthy Trade Area - 2016 ($2016)

TABLE PTA PTA NORTH
TOTAL TRADE 

AREA

Population 21,350 8,270 29,620
Average Spending ($2016) 13,281 10,607 12,534
Total Retail Spend ($m) ($2016) 283.5 87.7 371.3
Spending by Category
Food/Groceries 114.6 35.5 150.0
Food Out 18.4 5.7 24.1
Alcohol (Off Licence) 7.3 2.4 9.6
Tobacco 23.6 7.2 30.8
Clothing & Accessories 31.6 9.6 41.3
Household Furnishings & Equipment 8.6 2.7 11.3
Household Non Durables 7.4 2.9 10.2
Medical/Pharmacy 4.6 1.5 6.1
Vehicle Accessories 34.0 10.1 44.2
Recreation 6.0 1.8 7.8
Personal Care 14.1 4.3 18.4
Miscellaneous Goods & Services 13.4 4.1 17.5
Total Retail Spend 283.5 87.7 371.3
Supermarket 90.7 28.1 118.8

Table A2: Projected Retail Spend - Holsworthy Trade Area - 2018 ($2016)

TABLE PTA PTA NORTH
TOTAL TRADE 

AREA

Population 22,215 8,270 30,485
Average Spending ($2016) 13,548 10,821 12,808
Total Retail Spend ($m) ($2016) 301.0 89.5 390.5
Spending by Category
Food/Groceries 121.6 36.2 157.8
Food Out 19.5 5.8 25.3
Alcohol (Off Licence) 7.7 2.4 10.1
Tobacco 25.0 7.4 32.4
Clothing & Accessories 33.6 9.8 43.4
Household Furnishings & Equipment 9.1 2.7 11.9
Household Non Durables 7.8 2.9 10.7
Medical/Pharmacy 4.9 1.5 6.4
Vehicle Accessories 36.1 10.3 46.5
Recreation 6.4 1.9 8.2
Personal Care 15.0 4.4 19.3
Miscellaneous Goods & Services 14.2 4.2 18.4
Total Retail Spend 300.97 89.49 390.45
Supermarket 96.3 28.6 124.9
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Table A3: Projected Retail Spend - Holsworthy Trade Area - 2021 ($2016)

TABLE PTA PTA NORTH
TOTAL TRADE 

AREA

Population 23,227 8,906 32,133
Average Spending ($2016) 13,958 11,149 13,180
Total Retail Spend ($m) ($2016) 324.2 99.3 423.5
Spending by Category
Food/Groceries 131.0 40.1 171.1
Food Out 21.0 6.4 27.5
Alcohol (Off Licence) 8.3 2.7 11.0
Tobacco 26.9 8.2 35.1
Clothing & Accessories 36.2 10.9 47.1
Household Furnishings & Equipment 9.9 3.0 12.9
Household Non Durables 8.4 3.2 11.7
Medical/Pharmacy 5.3 1.7 7.0
Vehicle Accessories 38.9 11.5 50.4
Recreation 6.8 2.1 8.9
Personal Care 16.2 4.8 21.0
Miscellaneous Goods & Services 15.3 4.6 20.0
Total Retail Spend 324.21 99.29 423.50
Supermarket 103.7 31.8 135.5

Source: Leyshon Consulting Estimates June 2017
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Gateway Determination 
 
Planning proposal (Department Ref: PP-2020-1519): The proposal is to amend 
the Liverpool Local Environmental Plan (LEP) 2008 to amend the existing planning 
controls applying to the site at 2 Macarthur Drive, Holsworthy.   
 
I, the Director, Central (Western) Western Parkland City at the Department of 
Planning and Environment, as delegate of the Minister for Planning, have 
determined under section 3.34(2) of the Environmental Planning and Assessment 
Act 1979 (the Act) that an amendment to the Liverpool Local Environmental Plan 
(LEP) (2008) to amend the existing planning controls applying to the site at 2 
Macarthur Drive, Holsworthy should proceed subject to the following conditions: 

 
1. Prior to public exhibition, Council is to: 

(a) update the planning proposal to demonstrate the proposal provides 
adequate open space within the site; and 

(b) demonstrate safe and direct pedestrian connectivity from the site to the 
railway station (noting that this may be demonstrated through the site-
specific DCP). 

 

2. Public exhibition is required under section 3.34(2)(c) and Schedule 1 Clause 4 
of the Act as follows: 

(c) the planning proposal is classified as low impact as described in A guide 
to preparing local environmental plans (Department of Planning, Industry 
and Environment 2016) and must be made publicly available for a 
minimum of 28 days; and 

(d) 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, 2018). 

 
3. Consultation is required with the following public authorities and organisations 

under section 3.34(2)(d) of the Act and/or to comply with the requirements of 
relevant section 9.1 Directions: 

 Transport for NSW; 
 APA Group;  
 Bankstown Airport; 
 NSW Rural Fire Service; and 
 relevant infrastructure service providers. 
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Each public authority/organisation 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. 

4. A public hearing is not required to be held into the matter by any person or 
body under section 3.34(2)(e) of the Act. This does not discharge Council from 
any obligation it may otherwise have to conduct a public hearing (for example, 
in response to a submission or if reclassifying land). 

5. The timeframe for completing the LEP is to be 12 months from the date of the 
Gateway determination. 

6. Given the nature of the planning proposal, Council should not be authorised to 
be the local plan-making authority to make this plan. 

 
 

Dated 8th day of June 2022. 
  

 
 

 
 
 
  
 
Christine Gough 
Director Central (Western) 
Metro West 
Strategic Land Use Planning 
Department of Planning and 
Environment  
 
Delegate of the Minister for Planning 
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ASEP-ID/OUT/2023/BS38119520 
 

Mr John Ajaka 
Chief Executive Officer 
Locked Bag 7064 
LIVERPOOL BC NSW 1871 

Dear Mr Ajaka 

RE: DRAFT LIVERPOOL LOCAL ENVIRONMENTAL PLAN 2008 (AMENDMENT 
80) AND AMENDMENTS TO SECTION 2.6 OF THE LIVERPOOL DEVELOPMENT 
CONTROL PLAN 2008 

Thank you for providing the Department of Defence (Defence) the opportunity to comment 
on the revised planning proposal for a Local Centre at 2 MacArthur Drive, Holsworthy 
(subject site). Defence understands this planning proposal is seeking to amend the Liverpool 
Local Environment Plan (LLEP) 2008 to increase the maximum building height from 21 
metres to 25-45 metres and allowing for a range of retail, commercial and residential 
development. This proposal is located adjacent to the Liverpool Military Area (LMA) and, as 
noted in my previous correspondence dated 10 August 2020, gives rise to a number of 
concerns for Defence. 
The LMA, including Holsworthy Barracks, is a primary Defence facility and a significant 
contributor to Australia’s long term Defence capabilities and national security. The 
Government is committed to retaining Holsworthy as an ongoing base for significant Special 
Operations capabilities. Holsworthy Barracks is also the staging location for all domestic 
operations including bushfire, flood and COVID assistance. 
The LMA is a major operational and support hub for Army acting as the primary east-coast 
base for consolidated special operations capabilities and related training. Holsworthy Training 
Area, which adjoins Holsworthy Barracks, is approximately 20,000 Ha in size and attracts 
approximately 50,000 defence visitors annually including Army, Special Forces, Navy, Air-
force, NSW Police, AFP, Cadets and a number of other organisations. In 2022, the following 
types of ammunition and explosives where expended during annual training:  

• Over 1.3 million rounds of live ammunition 
• Over 44,500 rounds of Blank ammunition 
• Over 870 grenades and other explosive devices 
• Over 2.5 tonnes of various explosive charges 

In the same year, Defence received a number of noise complaints from members of the 
community. This highlights the impact that can result from increased urban encroachment of 
the Defence estate. The proposed amendment essentially doubles the size and capacity of the 
building; Defence’s concerns around the development have increased to a similar scale.  
The LMA is home to the 6th Aviation Regiment, which is in the process of transitioning to a 
new heavier helicopter platform and acquiring additional light helicopters in coming years.  
The opportunities to modify training flight paths in the east, including low level flying 
training over the eastern part of the LMA, are limited through restrictions posed by existing 
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residential development north and west of the LMA and constraints on the approach and 
departure profiles associated with the airfield runway.  
Luscombe Airfield, also known as the Holsworthy Military Airport, is located towards the 
south of the LMA and is approximately 3.5km from the subject site. In addition to the 
helicopters permanently based at Holsworthy, other military and civilian aircraft (both fixed 
wing and rotary) also visit Holsworthy Military Airport on a regular basis. As such, any future 
development on the subject site must take into consideration the noise impacts from flight 
operations associated with current and future operations out of the LMA. Given the nature of 
Defence capabilities using the airfield there is a greater likelihood of night flying operations; 
these typically increase noise impacts and complaints. 
The concerns raised by Defence in our previous correspondence to Liverpool City Council 
regarding the planning proposal are still relevant and should be considered as part of this 
consultation process. Defence is concerned about the potential consequences of residential 
and commercial development being proximate to a working military establishment. 
I understand that Council is under increasing pressure to meet residential and commercial 
demand for the broader Holsworthy area and I therefore thank Council for its demonstrated 
commitment to addressing Defence’s concerns. In the interest of ensuring the protection of 
both future residents and Defence operations, Defence propose the following additional 
considerations. 

Security 
Defence is concerned that the height and orientation of any future development on the subject 
site could pose a security risk, as it will provide overview opportunities to sensitive 
installations and operations. As such, Defence requests that no public access is to be provided 
to areas of buildings which provide a vantage point to overlook Defence lands to the south. 
This includes limiting roof access to authorised maintenance staff only, no opening windows 
and no public access to external structures such as platforms, staircases or balconies that 
would allow for the installation of listening devices or provide views overlooking Defence 
lands to the south. Defence also request an amendment to the proposed Control 2 under 3.2 
Building Design: 

All buildings are to be designed in a way that removes or significantly 
obscures vision of Defence lands to the south.  

Impact to aviation 
There is an ongoing need to obtain and maintain accurate information about tall structures so 
that this information can be marked on aeronautical charts. Marking tall structures on 
aeronautical charts assists pilot navigation and enhances flight safety. Airservices Australia 
(ASA) is responsible for recording the location and height of tall structures. The information 
is held in a central database managed by ASA and relates to the erection, extension, or 
dismantling of tall structures, the top of which is above:  

a. 30 metres AGL, that are within 30 kilometres of an aerodrome; and  
b. 45 metres AGL elsewhere.  

The proposed 45m building will meet the above definition of a tall structure. Therefore, 
Council will need to submit a development application form to Airservices Australia for their 
team to conduct an assessment and coordinate with aviation and local stakeholders (6AVN, 
DASA, Pol Air, NSW RFS, Toll Ambulance, Sydney Airport (SACL), Aerial Management 
(Bankstown and Camden Airports)) before any such agreement could be approved. Defence 
notes this process can take up to six weeks from lodgement of an application. 
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Defence also note that the proposed building sits within the boundary for mandatory obstacle 
lighting. It would be the responsibility of the building owner to install and maintain approved 
red obstacle lighting to delineate tall structures within the proximity of an active aerodrome. 

Traffic 
The proposal indicates that all traffic will enter/exit the precinct via MacArthur Drive. If this 
is the case, Defence request the implementation of appropriate traffic controls to ensure 
minimal disruption to Heathcote Road as the main arterial. Any impacts should be mitigated 
at no cost to Defence.  

Noise 
Defence recommends that any future proposal would need to prepare an acoustic report to 
determine the impact of noise and vibration resulting from Defence activities to the south. 
The building should be designed to incorporate appropriate acoustic treatments to mitigate the 
anticipated level of noise and vibration. 
In relation to the request to amend the LLEP, Defence does not support the proposed 
amendment to increase density and height at the subject site due to the concerns outlined above 
and in earlier correspondence to Council. However, if Council is inclined to support the 
proposal, Defence would seek to ensure that appropriate conditions such as those identified 
above be imposed on any future development proposal. 
Should you wish to discuss the content of this advice further, my point of contact is Timothy 
Hogan at land.planning@defence.gov.au. 
 
Yours sincerely, 

Pat Sowry 
Assistant Secretary Estate Planning 
Security and Estate Group 
Brindabella Park-1-B001 
PO Box 7922 
Canberra BC ACT 2610 
Australia 
pat.sowry1@defence.gov.au  

17 February 2023 
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TfNSW Reference: SYD18/00346/06 
 

27-31 Argyle Street Parramatta NSW 2150 
PO Box 973                                Parramatta CBD NSW 2124 

         P 131782 
         W transport.nsw.gov.au 1

 

OFFICIAL

Transport for NSW 

 John Ajaka 
General Manager 
Liverpool City Council 
Locked Bag 7064 
Liverpool BC NSW 1871 

RE: PLANNING PROPOSAL – HOLSWORTHY LOCAL CENTRE 
2 MACARTHUR DRIVE, HOLSWORTHY 
 
Attention: Riz Afzal 
 

 

 
Dear Mr Ajaka 

Transport for NSW (TfNSW) appreciates the opportunity to provide comments on the subject 
planning proposal (Proposal) as referred to us on the NSW Planning Portal on 14 November 2022. 
 
TfNSW has reviewed the submitted documentation and notes that the Proposal at 2 MacArthur Drive, 
Holsworthy (Site) intends to amend the Liverpool Local Environmental Plan 2008 (LLEP) as follows: 

 amend the maximum permissible Floor Space Ratio from 1.5:1 to 2.15:1; 
 amend the maximum permissible height from 21m to part 25m and part 45m; and 
 include a site-specific provision under Schedule 1 stipulating a maximum non-residential 

Gross Floor Area (GFA) of 9,000m2 on the Site. 
 
It is understood that the mixed-use development will indicatively comprise of 350 residential units, 
8,965m2 GFA of retail and 848 car spaces. 
 
Detailed comments on the Proposal are provided in Attachment A for Liverpool City Council’s 
(Council) consideration. 
 
Thank you for the opportunity to provide advice on the draft planning proposal. Should you have any 
questions or further enquiries, Dipen Nathwani – A/Senior Land Use Planner would be pleased to take 
your call on 0418 514 166 or email: development.sydney@transport.nsw.gov.au 
 

Sincerely, 

 

Peter Mann 
Senior Manager Strategic Land Use 
Land Use, Network & Place Planning 
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Appendix A – Detailed Comments on the Proposal at 2 MacArthur Drive, Holsworthy 
 

Section/Page ref Comment/suggestion 

General The NSW Government is upgrading the 2.2km section of Heathcote Road 
between Infantry Parade, Holsworthy and The Avenue, Voyager Point. The 
project includes upgrading the existing roundabout at Heathcote Road and 
MacArthur Drive to a signalised intersection. The Heathcote Road Upgrade 
(HRU) project is currently under construction and is anticipated to be 
completed in late 2024. 
Further information on the project can be found at below website: 
https://roads-waterways.transport.nsw.gov.au/projects/heathcote-road-
upgrade/index.html 

General It should be noted that a shared path will be provided along the frontage of the 
Site on MacArthur Drive and Heathcote Road as part of the HRU project. 

General It should be noted that an access track will be provided adjacent to the 
westbound carriageway of Heathcote Road as part of the HRU project to 
provide access to the rail corridor and bridge. This access track will be situated 
entirely within the existing road reserve. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 
Figure 2.4, page 6 

It is noted that the indicative concept plan of the Heathcote Road/ MacArthur 
Drive intersection upgrade in Figure 2.4 of the Traffic Impact Assessment (TIA) 
does not accurately reflect the proposed intersection layout currently being 
delivered by TfNSW. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 
Section 2.6, page 6 

The TIA indicates that the turning movement counts at the two surveyed 
intersection were conducted in 2016. 
TfNSW highlights that the traffic survey conducted six (6) years ago is unlikely 
to be representative of the current traffic volumes and travel patterns, 
especially considering the potential impact of Covid-19.  
Council should consider the appropriateness of relying on old traffic data to 
ascertain the likely impact of the Proposal. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 
Section 5.3, page 14 

The Sydney Traffic Forecasting Model (STFM) growth factors have been used to 
inform the future background traffic growth on the surrounding road network. 
TfNSW highlights that the STFM plots have been provided to the Transport 
Planning Partnership under a data licence agreement and therefore should not 
be included in the TIA. 
Appendix B of the TIA should therefore be deleted. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 
Section 5.4, page 15 

TfNSW notes that four (4) modelling scenarios have been prepared for the two 
modelled intersections.  
TfNSW considers that it is inappropriate to adopt ‘Existing’ modelling scenarios 
(2018 ‘with’ and ‘without development’) assuming that the Heathcote 
Road/MacArthur Drive intersection has already been upgraded to a signalised 
intersection, given that this upgrade is anticipated to be delivered by late 2024.  
TfNSW considers that the ‘Existing’ modelling scenarios should be for 2022 with 
a roundabout at the Heathcote Road/MacArthur Drive intersection and the 
‘Future’ modelling scenario (100% development) should be with a signalised 
intersection post 2024. The 10-year horizon assessment should then be 
conducted based on the adopted future horizon year when the 100% 
development is anticipated to be delivered. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 

Section 5.5 of the TIA presents warrants assessment in support of the proposed 
signalised intersection at the Site access, MacArthur Drive, The Boulevard and 
Morningside Parade. 
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Section 5.5, page 21 TfNSW highlights that an incomplete warrants assessment has been conducted 
using only one-hour AM and PM peak hour flows instead of four one-hour 
periods in accordance with the TfNSW Traffic signal design guideline, Section 2 
– Warrants (2008). 
Furthermore, Figure 5.3 of the TIA indicates that warrants are not met for The 
Boulevard approach in the AM peak hour in the 2028 assessment year with 
development. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 
Section 5.4.3, page 18 

The TIA, in relation to the future Heathcote Road/ MacArthur Drive signalised 
intersection, states that “The actual operation of the signals in relation to 
phasing and timing is unavailable, however TTPP have undertaken an 
assessment of the potential operation of the future intersection to assess the 
impact of the proposed development to the intersection.” 
TfNSW requested Council on 22 November 2022 to provide SIDRA modelling 
files (.sip) for our review and feedback. Given that the modelling files were not 
available for TfNSW review, we are unable to confirm whether the signalised 
intersection layout adopted for the modelling is reflective of the proposed 
intersection layout currently being delivered by TfNSW.  
Similarly, the phasing and cycle times adopted in the modelling have not been 
reviewed by TfNSW and therefore we are unable to confirm the adequacy and 
appropriateness of the SIDRA modelling conducted for the Proposal. 

Traffic Impact Assessment 
prepared by The Transport 
Planning Partnership dated 
18 October 2018 
Appendix C 

Noting that SIDRA modelling files were not available, the review of SIDRA 
movement summaries in Appendix C of the TIA indicates that 95% Back of 
Queue length on MacArthur Drive (east approach) at the proposed Site Access/ 
MacArthur Drive/ The Boulevard/ Morningside Parade signalised intersection 
will exceed the storage length available up to the future Heathcote Road/ 
MacArthur Drive signalised intersection with development.  
 
TfNSW is unable to support the proposed signalised intersection at the Site 
Access, MacArthur Drive, The Boulevard and Morningside Parade for the 
following reasons: 

 Section 5.4.2 of the TIA indicates that the existing roundabout with 
inclusion of an additional arm would continue to operate well with a 
LoS B; 

 incomplete warrants assessment has been conducted for the proposed 
signalised intersection; 

 warrants assessment conducted for the proposed signalised 
intersection indicates that traffic volume warrants are not met on The 
Boulevard approach in the AM peak hour in the 2028 assessment year 
with development; 

 SIDRA modelling files have not been provided for TfNSW review; and 
 the safety, efficiency and operation of the future Heathcote Road/ 

MacArthur Drive signalised intersection will be adversely impacted as 
the 95% Back of Queue length on MacArthur Drive (east approach) at 
the proposed signalised intersection of the Site Access, MacArthur 
Drive, The Boulevard and Morningside Parade will exceed the storage 
length available up to Heathcote Road with development; 

 
TfNSW is open to consider any new evidence in the future which may indicate 
that a signalised intersection is warranted at the Site Access and it would not 
adversely impact the safety, efficiency and operation of the future Heathcote 
Road/ MacArthur Drive signalised intersection. 

Holsworthy Mixed Used 
Development – Landscape 

The landscape report appears to indicate an access into the Site directly from 
Heathcote Road.  
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Report prepared by 
Architectus 
Landscape Report 
Various pages 

TfNSW is not supportive of any direct vehicular access on the Site to/from 
Heathcote Road. All relevant documents of the Proposal should be updated 
accordingly. 

Holsworthy Mixed Used 
Development – Landscape 
Report prepared by 
Architectus 
Landscape Report 
Various pages 

The landscape report indicates a left-in/ left-out access on MacArthur Drive in 
proximity of the Heathcote Road/ MacArthur Drive roundabout.  
Given that the roundabout is proposed to be upgraded to a signalised 
intersection as part of the HRU project, TfNSW raises concern with the likely 
operational and road safety impact of the proposed left-in/ left-out access. 
It is also noted that the proposed left-in/ left-out access has not been assessed 
in the TIA prepared by The Transport Planning Partnership. 

Holsworthy Mixed Used 
Development – Landscape 
Report prepared by 
Architectus 
Landscape Report 
Various pages 

The landscape report indicates trees and native grass planted on TfNSW (RMS) 
land i.e. road reserve of Heathcote Road.  
TfNSW is not supportive of any works, including landscaping, being undertaken 
on the State road reserve. All relevant documents of the Proposal should be 
updated accordingly. 

Planning Proposal report 
prepared by Liverpool City 
Council dated 11 November 
2022 
Table 8, page 24 

Table 8 indicates that the Proposal is supported by a TIA prepared by Terraffic 
(Attachment E). 
TfNSW highlights that the TIA made available for TfNSW review during the 
public exhibition was prepared by The Transport Planning Partnership dated 18 
October 2018. The planning proposal should be updated accordingly. 

Planning Proposal report 
prepared by Liverpool City 
Council dated 11 November 
2022 
Part 6, page 33 

The planning proposal report states that “It should be noted that a draft DCP 
amendment and VPA are being progressed concurrently to support this planning 
proposal. It is envisioned that these supporting components be exhibited 
concurrently with the planning proposal.” 
Notwithstanding the above statement, TfNSW highlights that the draft DCP 
amendment and VPA were not available for review and feedback concurrently 
with the public exhibition of the Proposal. 
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Liverpool City Council
Locked Bag 7064
LIVERPOOL BC NSW 1871 Your reference: (PP-2022-1519) Ref-1947

Our reference: SPI20230124000011 
                        

ATTENTION: Stephen Peterson Date: Tuesday 14 February 2023

Dear Sir/Madam,

Strategic Planning Instrument 
LEP Amendment – Planning Proposal
Amendment to Liverpool Local Environmental Plan 2008 

I refer to your correspondence dated 24/01/2023 inviting the NSW Rural Fire Service (NSW RFS) to comment on
the above Strategic Planning document.

The NSW RFS has considered the information submitted and provides the following comments.

Based on the review of information provided, the NSW RFS raises no specific objections subject to compliance of 
future development on the site with relevant section(s) of Planning for Bush Fire Protection (PBP) 2019. This 
includes, but is not limited to:
  
1. Provision of Asset Protection Zones (APZs) within the subject lot in accordance with Table A1.12.1 & Table 
A1.12.2 of PBP 2019.
 

● In this regard, the proposed mixed-use development involving a multi-unit residential development 
needs to address the provisions of s8.2.2 Multi-storey residential development of PBP 2019. 

● Any radiant heat modelling undertaken as part of future bush fire assessment, must use fuel loads in 
accordance with NSW RFS Fact Sheet Comprehensive Vegetation Fuel Loads, March 2019.

● Where adjoining property is considered as part of APZ, a Plan of Management or an APZ easement in 
support of additional offsite APZs shall be provided in accordance with section 3.2.5/3.2.6 of PBP 2019 
for it to be considered managed in perpetuity;

 
2. Access for residential development and special fire protection purpose (SFPP) development to be provided in 
accordance with the design specifications set out in Table 5.3b of PBP 2019;
 
3. Services to be provided in accordance with Table 5.3c PBP 2019; and,
 
4. A Bush Fire Emergency Management and Evacuation Plan is to be prepared in accordance with 6.8d of PBP 
2019.
 

1

Postal address 

NSW Rural Fire Service
Locked Bag 17 
GRANVILLE  NSW  2142

Street address 

NSW Rural Fire Service
4 Murray Rose Ave
SYDNEY OLYMPIC PARK  NSW  2127

T (02) 8741 5555
F (02) 8741 5550
www.rfs.nsw.gov.au
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The bush fire report provided with the referral assesses the proposal against the superseded document PBP 
2006 and therefore does not identify the appropriate requirements including but not limited to the required 
separation distance(s) and fuel loads. As such, any future bush fire assessment report for further stages of the 
referral must be assessed against the currently legislated document PBP 2019. 

For any queries regarding this correspondence, please contact Surbhi Chhabra on 1300 NSW RFS.

Yours sincerely,

Kalpana Varghese
Supervisor Development Assessment & Plan
Built & Natural Environment

2
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Gorodok Pty Limited ABN 30 057 156 157 
Level 1, 121 Wharf Street 

Spring Hill, QLD 4000 

GPO Box 1390. QLD 4001  

APA Group | apa.com.au   
 

 

APA Group comprises two registered investment schemes, Australian Pipeline Trust (ARSN 091 678 778) and APT Investment Trust (ARSN 115 585 441), the 
securities in which are stapled together.  Australian Pipeline Limited (ACN 091 344 704) is the responsible entity of those trusts. The registered office is HSBC 
building, Level 19, 580 George Street, Sydney NSW 2000. 
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21 February 2023 

 

APA Ref: 439833, 500914 

Council Ref: 1789 

 

Stephen Peterson 

Liverpool City Council 

Locked bag 7064 

Liverpool BC NSW 1871   EMAIL OUT: Petersons@Liverpool.nsw.gov.au 

 

Dear Stephen, 

RE:  Planning Proposal – 2 Macarthur Drive, Holsworthy 

 Draft amendment 80 of Liverpool LEP 2008 to amend development standards 

 

Thank you for your referral request dated November 2022 regarding the above mentioned 

development proposal. 

 

APA Group (APA) is Australia’s largest natural gas infrastructure business and has direct management 

and operational control over its assets and investments. APA’s gas transmission pipelines span across 

Australia, delivering approximately half of the nation’s gas usage. APA owns and operates over 15,000 

km’s of high pressure gas transmission pipelines across Australia. 

 

Gorodok Pty Ltd (APA) has one pipeline located APA has one pipeline located adjoining the southern 

boundary of the subject site being the Moomba to Sydney Ethane Pipeline (see Table 1 for details): 

 

Table 1: Transmission pipelines in the area of consideration 

Pipeline 
Pipeline 

Licence 

Easement 

Width (m) 

Diameter 

(mm) 

Measurement 

Length (m) 

Moomba to Sydney Ethane 15 6 200 600 

Note: measurement length is applied to either side of the pipeline. 

 

APA’s Role  

As a Licensee under the Pipelines Act 1967, APA is required to operate pipelines in a manner that 

minimises adverse environmental impacts and protects the public from health and safety risks resulting 

from operation of our high pressure gas transmission pipelines (HPGTP). Once a HPGTP is in place, APA 

is required to constantly monitor both the pipeline corridor and also a broader area within which we 

are required to consider land use changes and development and to assess what such changes 

means to the risk profile of the HPGTP.  

 

APA has a number of responsibilities and duties to perform under a complex framework of legislation, 

standards and controls across Federal, State and Local Government landscapes. In particular, the 

Pipelines Act 1967, cites Australian Standard 2885 (AS2885) as a mandatory safety standard for the 

design, construction, operation and maintenance of transmission pipelines. In discharging our 

regulative responsibilities, APA needs to continuously review what is happening around its assets, what 

land use changes are occurring and what development is taking place to ensure it remains in a 

position to comply with applicable operational and safety standards and legislation whilst meeting its 

commercial obligations and imperatives. 

 



505 
PLAN 04 Post Exhibition Report - Liverpool Local Environmental Plan 2008 Amendment 80 at 2 MacArthur 

Drive, Holsworthy 
Attachment 8 Correspondence from APA Group 

 

 

  

 

 

 

 

Page 2 of 6 

Pipeline Risk Profile and the Measurement Length  

In managing HPGTP’s and considering land use changes, APA must focus on that area geographically 

defined by AS2885 as the Measurement Length (ML). The ML area is the heat radiation zone 

associated with a full-bore pipeline rupture. APA is mandated to consider community safety in the ML 

due to the high consequences of pipeline rupture to life, property and the economy.  

 

The ML is determined by the diameter and the Maximum Allowable Operating Pressure (MAOP) of the 

pipe. APA must consider any changes of land use within the ML area to determine the effect of a new 

use on the risk profile of the pipeline.  

 

For reference, the ML of the Moomba – Sydney Ethane Pipeline is 600m. Note that the ML is a radial 

dimension, and therefore applies to both sides of the pipe.  

 

Sensitive Uses  

APA seeks to limit sensitive uses from establishing within the ML so as to retain a high level of 

compliance with applicable safety standards. AS2885 defines a sensitive use as one which may 

increase the consequences of failure due to its use by members of the community who may be 

unable to protect themselves from the consequences of a pipeline failure.  

 

To this end, APA’s preferred position is that all land uses listed below be located outside of the ML: 

 

 Child care centres 

 Detention facility 

 Educational facility 

 Function facility 

 Health care services 

 Hospital 

 Hotel 

 Place of worship 

 Residential care facility 

 Retirement facility 

 Service station  

 Shop 

 Shopping centre 

 Theatre  

 

Safety Management Study 

AS2885 requires a Safety Management Study (SMS) to be undertaken whenever the land use 

classification of land within the ML. The purpose of an SMS is to assess the risk associated with a 

change in land use, including both construction risks and ongoing land use risks. The SMS will also 

develop appropriate controls to reduce risks to ‘as low as reasonably practicable’ (ALARP). 

 

The current location class for the Moomba to Sydney Ethane Pipeline at the subject location is 

Residential (T1), and the proposed development will result in a change in the location class to 

Residential (T2) / Sensitive (S).  

 

Following the determination of the planning proposal (rezoning) and prior to any subsequent 

development applications, APA will require the proponent to undertake an SMS. 

 

The cost of undertaking an SMS is to be borne by the proponent as the ‘agent of change’. APA has 

developed a list of preferred SMS facilitators. This ensures facilitators are both independent and 

satisfactorily qualified to undertake this assessment. This list is available from APA on request.  

 

Easement Management  

APA’s pipeline and associated easement are located along the southern boundary of the site and 

within Railway land. The following details regarding easement management are therefore provided 

for general information. 

 

To ensure compliance with the safety requirements of AS2885, APA needs to ensure our easement is 

managed to an appropriate standard. This includes:  
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 Ensuring the easement is maintained free of inappropriate vegetation and structures.  

 Place warning signs at various mandated points along the pipeline route, including any 

change in property description/boundaries. 

 Maintain a constant line of sight between warning signs. 

 Undertake physical patrols and inspections of the easement.  

 

APA will not accept outcomes that do not enable us to achieve our safety responsibilities to the 

surrounding community. Crossing of the pipelines should be at 90 degrees and minimised as much as 

possible. 

 

Any proposed works within the easement must be approved prior to works occurring, by APA through 

our Third Party Works Authorisation process. This process will ensure all works are undertaken in a safe 

manner that does not physically impact on the pipeline. Anyone seeking to undertake works on 

property containing a pipeline, or are seeking details on the physical location of the pipeline, please 

contact Dial Before You Dig on 1100 or https://www.1100.com.au/ or APA directly at 

APAprotection@apa.com.au.  

 

Planning Proposal 

The details of the Planning proposal, which form the basis of this letter, are shown on the following 

documents: 

- Planning Proposal prepared by Liverpool City Council, dated 11 November 2022. 

- Urban Design Report, Holsworthy Centre prepared by Architectus, Revision B dated October 

2018. 
 

Original Planning Proposal Request and Gateway Determination 

The planning proposal request was received by Liverpool City Council (LCC) on 11 October 2017. 

Council considered the proposal and provided advice in October 2019 that the proposal had both 

strategic and site-specific merit and supported the planning proposal proceeding to a Gateway 

determination by the Department of Planning and Environment. 

 

Delays in finalising Councils report caused the Gateway Determination process to stall and this current 

Planning Proposal is to support the Gateway Determination to progress. 

 

The current Planning Proposal seeking to rezone land at 2 Macarthur drive, Holsworthy by increases to 

development standards and a maximum threshold for development of 9000sqm in gross floor area.  

 

The planning proposal proposes to amend the Liverpool Local Environmental Plan (LLEP) 2008 in the 

following way -  

• Amend the maximum permissible Floor Space Ratio from 1.5:1 to 2.15:1;  

• Amend the maximum permissible height from 21m to part 25m and part 45m; and  

• Include a site-specific provision under Schedule 1 stipulating a maximum non-residential gross 

floor area of 9,000sqm on the site.  

 

 

Development Overview  

APA appreciates the proponents recognition of APA’s pipeline easement and commentary regarding 

the original Planning proposal in 2017. It is understood this current planning proposal will not involve 

Construction of a sensitive use (Childcare Centre) as part of the proposed Holsworthy Centre 

development. 

 

APA notes the proposed zoning for the site, B2 (Local Centre) is not proposed to change, but instead 

the proponent is seeking increases in the height and floor space ratio allowances. The B2 zoning 

permits centre based childcare with consent. APA’s preference is for planning controls relating to the 
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subject site to limit the establishment of sensitive uses, or at least require the input of APA in such 

development proposals. 

 

Within the current Planning Proposal and of specific interest to APA is proposed construction works in 

proximity to the pipeline easement are the following: 

- Construction of future commercial and residential structures that involves increased floor 

space, height and density. 

- Public domain improvements – landscaping and pedestrian links to southwest corner of site; 

- Associated cut and fill; and 

- Construction of the additional access road, pathways and amenities buildings 
 

Ethane Pipeline Notation on Plan 

While the plans outline the development area, APA’s Moomba to Sydney Ethane pipeline is not 

identified as being for a high pressure ethane transmission pipeline. The level of risk associated with any 

intrusion into the easement is not adequately communicated to those undertaking site works. The 

easement should be clearly identified as an easement for a high-pressure ethane transmission pipeline 

on all relevant plans. In addition the easement should be hatched and notated as ‘no works to occur 

without the prior authorisation of the pipeline operator’.  

 

Future Development Consents 

APA will have a continued interest in the overall site development including future development 

applications. 

 

In review of the masterplan – design intent, it would appear future buildings, car parks, roadways and 

play areas are to be located adjacent APA’s pipeline easement. No structures or works will be 

permitted on the easement, without prior APA authorisation.  

 

Comments 

 

APA requests notification of future Development Applications lodged with Council for the 

development, in accordance with clause 2.77 SEPP (Transport and Infrastructure) 2021 

 

Conditions of Approval 
 

1. Safety Management Study (SMS) 

An SMS will be required to be undertaken by the proponent prior any future development 

approval being completed on site. 
 

2. No improvements within Easement 

Buildings, structures, roadway, pavement, pipeline, cable, fence, change in ground level, or 

any other improvement on or under the land within the ethane transmission pipeline easement 

must not be constructed without prior consent in writing from APA. No structure or vegetation 

will be permitted on the easement that prohibits maintenance of line of sight along the pipeline 

easement.  

 

3. No Earthworks within easement 

No earthworks or changes in ground level are permitted within the easement without prior 

consent in writing from APA. Earthworks near the easement must not alter or concentrate water 

flows which may cause erosion of the easement and loss of cover over the pipeline. 
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4. Third Party Works Authorisation  

Prior to the commencement of any works, including earthworks, vegetation clearing or 

plantings within the ethane pipeline easement, the proponent must obtain a third party works 

authorisation from APA. Authorised works must comply with any conditions attached to the 

third party works approval. 

 

5. Access  

The ethane transmission pipeline easement will not be permitted to be used for movements of 

construction traffic or for ongoing vehicular access. The ethane transmission pipeline easement 

must not be used for storage of material or parking of vehicles. 

 

6. Road Crossings Engineering Plans required  

Prior to development commencing for any stage which include the ethane transmission 

pipeline, detailed engineering plans for the proposed road crossings over transmission ethane 

pipeline easement must be submitted to and approved by APA. These crossings must not result 

in any reduction in the cover over the pipeline asset. Council will seek the view of the APA in 

this matter.  

 

7. Landscape Plans  

Prior to development commencing for any stage which includes the ethane transmission pipeline 

easement, landscape plans depicting any planned landscaping, including the planting of 

vegetation, species details, surface treatments, furniture, structures or improvements on or 

immediately abutting the ethane transmission pipeline easement be submitted to and approved 

by the assessment manager. A three metre minimum clearance between the pipeline and any 

vegetation with a mature height greater than 0.5 metres must be maintained. The assessment 

manager will seek the view of APA in this matter. 

 

8. Easement Delineation On Site 

During construction, the boundary of the easement must be clearly delineated on site by 

temporary fencing (or other means as agreed by APA), and clearly marked as a hazardous 

work zone/ restricted area. 

 

9. Notation of Ethane Pipeline on Plans  

All plans which include the ethane pipeline must have it clearly notated as ‘high pressure 

ethane transmission pipeline - no works to occur without the prior authorisation of the pipeline 

operator’.  

 

10. Services 

The design of any infrastructure mains and reticulation shall be designed to minimise 

encroachment on the ethane transmission pipeline (either crossing or within three metres). Any 

such encroachments will require the approval of APA. The assessment manager will seek the 

view of APA in considering any operational works applications required for services. 

 

Note 

If you are planning on undertaking any physical works on property containing or proximate to a 

pipeline, or are seeking details on the physical location of a pipeline, please  contact Dial Before you 

Dig on 1100, or APA directly on APAprotection@apa.com.au. 

 

Note 

An early works agreement from APA is required for any assessments/approvals that require greater 

than 1 day assessment or supervision. Lead in times for agreements can be up to 12 weeks. Please 

contact APA at APAprotection@apa.com.au or 1800 103 452.  

 

Note 
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Any improvements within the ethane transmission pipeline easement undertaken by third parties is at 

the risk of the proponent who will remain liable. APA will not be liable for any costs associated with the 

reinstatement of any vegetation and/or infrastructure constructed on the easement. 

 

Note 

APA has a suite of standard engineering drawings to assist with detailed design. These are available 

upon request. Please contact APA at APAprotection@apa.com.au or 1800 103 452. 

 

Conclusion 

APA does not seek to unnecessarily inhibit future development proximate to our assets and is willing to 

work with Council and development proponents to achieve mutually acceptable and compliant 

outcomes that maintain the safety of development within the pipeline ML. Any interested parties are 

strongly encouraged to contact APA early to discuss the process of integrating APA assets into future 

urban developments. 

 

 

Please contact me on 07 3223 3385 or planningnsw@apa.com.au should you wish to discuss the 

contents of this correspondence.  

 

Yours faithfully, 

 

 
 

 

John Lawson 

Senior Urban Planner 

Infrastructure Planning and Approvals   
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22 Dec 2022        Our Ref:  

Ian Stendara 

Senior Strategic Planner 

Liverpool City Council  

stendarai@lcc.nsw.gov.au  

 

RE: Planning Proposal PP-2022-1519 at 2 Macarthur Drive, Holsworthy  

Thank you for notifying Sydney Water of the planning proposal listed above which seeks to 

amend the Liverpool LEP 2008 through amending the maximum FSR from 1.5:1 to 2.15:1 and 

amend the maximum permissible height from 21m to part 25m and part 45m. The intended 

outcome of this planning proposal is to facilitate a mixed-use retail and residential development 

on site, with multiple residential towers of differing heights, ranging from six to twelve storeys. 

The development would have a total GFA of 40,000m2 and facilitate the delivery of 350 

apartments. We have reviewed the application based on the information supplied and provide the 

following comments for your information to assist in planning the servicing needs of the proposed 

development. 

  

Water Servicing 

• The development site is under the Hammondville Elevated Water Supply Zone. 

• The closest watermain to service this development is a DN250 watermain running 

parallel to the north side of Heathcote Road. This watermain has the capacity to service 

the potential uplift proposed. 

 

 

Wastewater Servicing 

• The development site is under the Liverpool Wastewater Catchment. The existing DN225 

sewer in the northern corner boundary has the capacity to service this development. 

• The site will drain to SP1094. Upgrades to SP1094 and its rising main may be 

required to service future developments on the site. Any upsizing will be confirmed 

during the Section 73 stage. 

  

This advice is not a formal approval of our servicing requirements. Detailed requirements, 

including any potential extensions or amplifications, will be provided once the development is 

referred to Sydney Water for a Section 73 application. More information about the Section 73 

application process is available on our Land Development web page. 

  

The development servicing advice provided by Sydney Water is based on the best available 

information at the time of referral (eg. planning proposal) but will vary over time with development 

and changes in the local systems. This is particularly important in systems with limited capacity 

and it is best to approach Sydney Water for an updated capacity assessment (especially where 

an approval letter is more than 12 months old). 
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If you require any further information, please contact the Growth Planning Team at 

urbangrowth@sydneywater.com.au. 

  

Yours sincerely, 

 

 

Kristine Leitch 

Commercial Growth Manager 

City Growth and Development, Business Development Group 

Sydney Water, 1 Smith Street, Parramatta NSW 2150 
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Appendix 2: Response to submissions 
 

 

A response to submissions is contained within Table 1 below. 

It should be noted that while Mecone has received a copy of the submission provided by the 

Australian Defence Force (Defence), copies of submissions from members of the public have 

not been provided. A summary of the issues provided by Council has therefore been used, 

and the comments within Table 1 are provided in response to those summarisations. 

Table 1 - Response to submissions 

Community submissions 

Issue Mecone Response 

Public Transport 

Address in detail, within traffic 

Impact Assessment and other 

relevant documentation, 

adequate capacity on current 

railway and bus network for 

proposed development 

numbers including from 

commercial and residential 

number of persons particularly 

in AM and PM peak Monday to 

Friday including for accessible 

customers of the railway and 

bus network. 

Reference is made to the Traffic Impact Assessment (TIA) (prepared 

by Stantec, dated 21 March 2023) is to be submitted as part of a 

further additional information. 

Address railway network 

transport timeframes with 

statistics to/from Holsworthy to 

Campbelltown, Liverpool and 

Central stations. 

The subject site is well-serviced by public transport, given its proximity 

to Holsworthy railway station and the adjacent Holsworthy station 

bus stop (Stop ID: 217357). Public transport routes that operate from 

these stops and their frequencies are as follows: 

• Holsworthy railway station (operates between 

Campbelltown and the Sydney CBD) 

o T8 Airport & South Line 

▪ This line provides daily services between the 

Sydney CBD and Campbelltown. 

▪ Services generally operate every 15 minutes in 

both directions, with increased services 

Monday-Friday during peak times (spacing 

between services during such periods is as little 

as 3-5 minutes). 
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Table 1 - Response to submissions 

Community submissions 

• Holsworthy Station, Access Road, The Boulevarde (Stop ID: 

217357)) 

o Route 901 (To Liverpool via Wattle Grove) 

Service frequency: 

▪ Monday to Friday:  

o Peak: Approximately every 30 minutes 

o Off-peak and weekends: 

Approximately one per hour 

o Route 902 (To Liverpool via Moorebank) 

▪ Monday to Friday:  

o Peak: Approximately every 30 minutes 

o Off-peak and weekends: 

Approximately one per hour 

 

Road traffic/Access/Exit 

Address how congestion will be 

limited and managed. 

Reference is made to both the Traffic Impact Assessment (TIA) 

prepared by The Transport Planning Partnership (dated 18 October 

2018) and an updated Traffic Assessment (prepared by Stantec, 

dated March 2023) which shows that there is adequate capacity 

both within the local road network and the intersection of MacArthur 

Drive and Heathcote Road (which is to be upgraded as part of the 

Heathcote Road widening works that are currently underway) to 

accommodate traffic from: 

• The existing Mornington Estate, 

• The existing Holsworthy Station commuter carpark, and 

• The proposed development. 

This planning proposal will result in the part of Holsworthy that is 

encompassed by Harris Creek, Heathcote Road and the railway line 

becoming fully developed. As such, following this proposal there will 

be no further upscaling of development density within this locality 

(i.e. if the subject site is developed as proposed, there will be no 

further density increases that could have the potential to exceed 

the capacity of the local road network). 

Address pedestrian safety from 

extra vehicles. 

The design of future development on the site (including pedestrian 

and vehicular access and egress points) will be designed in 

accordance with relevant Council specifications and Australian 

Standards. Further, the planning proposal includes upgrades to the 

intersection at MacArthur Drive, Morningside Parade and The 

Boulevarde; this will further ensure the safe movement of pedestrian 

traffic around the subject site and the locality more broadly. 
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Table 1 - Response to submissions 

Community submissions 

Address how the one way 

entry/exit to/from Heathcote 

Road for proposed 

development, Mornington 

Estate and vehicles using 

Holsworthy railway station car 

park is adequate particularly in 

times of evacuation or 

emergency. 

A TIA (prepared by The Transport Planning Partnership (dated 18 

October 2018) and an updated Traffic Assessment (prepared by 

Stantec, dated March 2023) are submitted as part of this proposal; 

such information demonstrates how the local road network is 

capable of accommodating additional traffic generated by the 

development. 

With regard to evacuations from the area during an emergency 

(e.g. a bushfire), reference is made to the response to submissions 

expressing concern regarding emergency evacuation from the site 

(see below). 

Address how access to waste 

services, Emergency services 

etc will be managed. 

All vehicular access to the site is to be provided in accordance with 

Council technical requirements and Australian Standards (e.g. 

AS2890), which apply to all vehicles, including waste management 

and emergency vehicles. 

Parking 

Address adequacy of 

proposed number of retail 

parking including for staff and 

visitors. 

The future design and operation specifics of proposed retail facilities 

will be the subject of a future DA. It is therefore not possible to specify 

the required and proposed car parking spaces for such a use at this 

time; these will subsequently be detailed within a future DA(s) for 

construction and use of the site. Future car parking allocation will be 

proposed in accordance with Council’s DCP requirements. 

Address how parking will be 

adequate Including excess 

cars parked on street from units 

having multiple cars. 

The subject Planning Proposal does not detail the specific mix of 

apartments that is to be provided, however the majority of such 

dwellings are to likely consist of one-and-two-bedroom apartments. 

Future car parking allocation will be proposed in accordance with 

Council’s DCP requirements, also noting that future development is 

likely to promote lower car ownership due to both the site’s highly 

accessible location and the onsite provision of retail services. 

While the design and car-parking provision of future residential 

development will be subject to future assessment, the development 

will provide sufficient car parking facilities to both accommodate 

future residential parking demand and minimise parking within 

surrounding areas. 
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Address how parking for the 

development will not affect 

adjoining Mornington estate. 

The design specifics of future residential and commercial 

development at the site are not yet finalised. Such designs will 

however provide for onsite car-parking rates that are in accordance 

with DCP requirements. 

While it is not possible to predict the actions of individual residents, it 

is unlikely that residents will park within the surrounding area with 

regard to the following: 

• Future residential development on the site is to consist of 

residential apartments. Unlike larger residences (e.g. 

dwelling houses), the sizes of future apartments (consisting 

mostly of one-to-two bedrooms designs) are such that they 

do not accommodate large numbers of residents. Smaller 

household sizes are likely to correlate with lower car 

ownership rates; such carparking demand will therefore be 

capable of being met by proposed car-parking facilities, 

• In addition to the first point: 

o The subject site is located in a highly accessible 

locality (being very well connected by public 

transport from Holsworthy Station (which includes 

direct heavy rail services to the Sydney Central 

Business District (CBD), multiple bus connections to 

numerous local centres and is the subject of 

investigation for a future FAST corridor to the Liverpool 

City Centre)) and 

o Future development of the site is to include onsite 

retailers (i.e. a supermarket) for the provision of day-

to-day goods and services. 

Future development on the site will therefore provide for 

residential accommodation that is not dependant on 

private vehicle ownership to access areas of employment 

and everyday retail needs, and 

• There are existing time limitations for on-street parking within 

the Mornington Estate, which will dissuade persons residing 

in the proposed development from parking their vehicles 

within the surrounding area, particularly for longer periods of 

time. 

Address how excess vehicles 

from the development will not 

park within the existing 

Holsworthy station carpark. 

As indicated within responses above, it is unlikely that the future 

development of the subject site would result in residents parking their 

vehicles within the surrounding area. 

Further, future buildings on the subject site will be approximately 300-

400 metres walking to Holsworthy railway station. Such short walking 

distances mean that future residents at the subject site will not utilise 

private vehicles to access the station, and the proposed 
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development will not increase demand upon the commuter parking 

facilities at Holsworthy station. 

Bulk/Scale/height from proposed height 

Address how proposed height 

and scale is suitable for the 

area and how development is 

not out of place and consistent 

with other town centres within 

Liverpool Local Government 

Area (LGA). 

The height and scale being proposed by the planning proposal is 

well suited for the area. 

As they are not specified, it is not possible to compare this proposal 

to other town centres within the Liverpool Local Government Area 

(LGA); as addressed elsewhere within this response, the increases to 

height and scale are to provide for increased dwelling density for 

this site. 

The subject site’s location is both: 

• On the southern side of residential areas within Holsworthy, 

and 

• Significantly separated from dwellings within the Mornington 

Estate due to the substantial width of the MacArthur Drive 

road reserve. 

The site is therefore well-suited for the proposal, as such 

considerations will prevent any adverse impacts that are typically 

associated with height increases (such as solar access, visual privacy 

and visual amenity) on surrounding residences. 

Address how the height is 

consistent with areas outside of 

Liverpool CBD. 

Each local centre outside of the Liverpool CBD needs to be 

considered on a site-by-site basis on the individual merits.  It is 

important to have a diverse range of zones and associated building 

height standards within different areas throughout the Liverpool 

LGA, rather than a one size fits all. 

Address how height will not 

affect army operations 

including from helicopter flight 

paths. 

Refer to responses to the Defence submission (see below), which 

includes a detailed response to concerns regarding aviation safety 

associated Holsworthy Barracks to the south of the site. 

Address need for 

approximately 350 units within 

Liverpool LGA (noting the 

existing capacity for residential 

development under the 

existing controls). 

Liverpool Council’s Connected Liverpool 2040 predicts that the 

population of the Liverpool LGA will increase by approximately 60% 

between 2019 and 2036. 

The location of the subject site is well-placed for increases to housing 

density, as the planning proposal is consistent with Planning Priorities 
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2, 3 and 7 within Connected Liverpool 2040, which for reference are 

as follows: 

• Planning Priority 2: A rapid smart transit link between 

Liverpool and Western Sydney International 

Airport/Aerotropolis 

• Planning Priority 3: Accessible and connected suburbs 

• Planning Priority 7: Housing choice for different needs, with 

density focused in the City Centre and centres well serviced 

by public transport 

The subject site is already well serviced by public transport within an 

area that is well connected to the Liverpool City Centre, noting that 

Planning Priority 2 also seeks to investigate an extension of the 

Fifteenth Avenue Smart Transit (FAST) corridor to Holsworthy Station, 

which if undertaken would further improve the accessibility and 

connectivity of the Holsworthy area. 

Open space 

Address how loss of open 

space will be offset. 

As part of the original rezoning that enabled the redevelopment of 

the Mornington Estate and the subject site, land was dedicated to 

Council to provide for public open space and recreation facilities; 

these are located to the northeast of the site on the opposite side of 

Heathcote Road (Kokoda Oval). Further open space was 

dedicated adjoining the Mornington Estate, along Harris Creek.  

The subject site also does not contain any publicly accessible open 

space, noting that it has been fenced off from surrounding areas 

since the early 2000s. The planning proposal will therefore not result 

in the loss of any open space. 

Address how sporting facilities 

within close proximity will cope 

with extra patronage. 

Land was dedicated to Council to provide for public open space 

and recreation facilities as part of the original rezoning of the 

Mornington Estate and the subject site. The very substantive size and 

range of sporting facilities within the local area (Hammondville Oval, 

Moorebank soccer and baseball fields, Kokoda Oval) provides 

adequate capacity for population growth both within the local area 

and the LGA more broadly. 

Address how proposed amount 

of open space is adequate. 

While communal and public open spaces within the site would be 

subject to design revisions as part of a future DA(s) for development 

of the site, open space on the site is generally dictated by setbacks, 

internal building separation, necessary landscape and deep soil 
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areas and open space requirements as stipulated by the Apartment 

Design guide (ADG). 

Services 

Address how services within 

close proximity including 

Schools, Childcare Centres, 

Medical Centres, Hospital, 

Dentists etc will cope with 

increased patronage when 

some services are at capacity. 

The future redevelopment of the subject site will include onsite retail 

facilities that will provide additional services onsite that will benefit 

the wider area. 

Given the site’s high level of connectivity to the wider area and 

proximity to numerous local centres including those at Wattle Grove, 

Moorebank and Liverpool, it is unlikely that future residents at the site 

will exclusively use businesses and services within the immediate 

proximity; they are instead likely to use a wider range of service 

providers, and it is therefore unlikely that increased residential 

densities at the site will result in excess utilisation of such local 

services. 

Privacy Impacts to adjoining areas 

Address how the development 

will not impact 

privacy/overlooking to the 

adjoining Mornington estate 

and low density developments. 

The location of the subject site’s northwest boundary provides for 

approximately 40 metres separation distance to the nearest 

dwelling house within the Mornington Estate. 

While final setbacks will be established by a future DA(s), the 

concept plans indicate that residential setbacks to Macarthur Drive 

of approximately 10 metres are to be provided. 

Future development will therefore provide minimum separation 

distances to the nearest neighbouring dwelling of approximately 45-

50 metres. Such distances are sufficient for maintaining visual privacy 

to lower-density residential development, noting that Part 3F of the 

ADG stipulates that only 24 metres of separation is required between 

buildings above 25 metres in height and lower-density residential 

development in order to maintain adequate visual privacy. 

It should also be noted that minimum separation distances are 

measured to the front of nearest neighbouring dwellings; separation 

distances to sensitive areas (such as private open space areas) 

would therefore be even greater if measured to such areas. 
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Address privacy to adjoining 

army base particularly from 

security perspective. 

Refer to responses to the Defence submission (see below), which 

includes a detailed response to concerns regarding overlooking and 

security of the Holsworthy Barracks to the south of the site.  

Safety from Gas Pipeline 

Site adjoins the Moomba-

Sydney ethanol pipeline. 

Address how safety of future 

occupants and visitors of the 

development will not be 

affected from the pipeline in an 

emergency. 

The design and construction of future development (including 

protection of any nearby easements and/or infrastructure) will be 

subject to future design specifications that form part of a DA for the 

construction of future development. The location of any pipelines in 

close proximity to the site will be considered as part of site 

evacuation routes. 

Pollution 

Address how additional Air and 

noise pollution will be 

adequately managed. 

Any development facilitated by the Planning Proposal would be 

subject of a future DA(s). Such applications would be accompanied 

by information demonstrating how: 

• Construction works will prevent adverse environmental 

impacts, and 

• Ongoing operations at the site (e.g. waste collection, 

commercial activities, plant equipment etc.) will not 

adversely affect the site and surrounding area. 

Address how future occupants 

of the commercial premises will 

manage shopping trolly’s being 

left on streets. 

The construction and/or operation (including any management 

processes) of any commercial activities at the site would be subject 

to a future DA(s). It is therefore not possible for the Planning Proposal 

to establish management practices for shopping trolleys at this time. 

Address how rubbish pollution 

including flowing into nearby 

creeks will be mitigated. 

Any development facilitated by the Planning Proposal would be 

subject of a future DA(s). Such applications would be accompanied 

by engineering plans (prepared in accordance with Liverpool 

technical specifications) regarding: 

• Stormwater management, and 

• Stormwater treatment and pollution mitigation measures. 

 

Address noise pollution partially 

from future occupants on 

balconies. 

The final design of apartments (and any associated noise 

attenuation measures) would be the subject of a future DA(s). The 

residential nature of the apartments is such that they will not give rise 

to significant levels of noise. Further, should future residential 
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apartments be strata-subdivided, then excessive noise caused by a 

resident would be the subject of compliance action taken by the 

strata committee managing the site in accordance with relevant 

by-laws. 

Environmental Concerns 

How will increase of visitors to 

the commercial and 

occupants of the residential 

component be evacuated in 

time of emergency from the 

one road in/out including from 

gas pipeline, Defence base 

and natural disasters such as 

bush fire and flood when 

Heathcote Road 

floods/bushfires and is isolated. 

A response to referenced hazards is as follows: 

Bushfire 

Reference is made to the Preliminary Bushfire Assessment (prepared 

by RPS Australia East) which forms part of this Planning Proposal. This 

document demonstrates that the development and existing road 

infrastructure satisfies performance criteria and acceptable 

solutions within Planning for Bushfire Protection for firefighting access 

during resident evacuation from the site. 

Flood 

While the detailed design of future development on the site would 

be the subject of a future DA(s), a flood study (prepared by Xavier 

Knight Consulting Engineers) undertaken for the site as part of this 

Planning Proposal indicates that while the site is affected by an 

overland flow hazard, it is not located within a major floodway. 

Information prepared as part of a future DA(s) for the site will 

therefore be capable of demonstrating that the design of future 

development can mitigate any flood hazard, that residents will be 

able to shelter in place during a flood event, and that evacuation 

of the site will not be required. 

Address overshadowing to 

neighbouring developments. 

The site is located immediately to the north of the railway corridor 

that contains the T8 Airport and South Line, beyond which is 

Holsworthy Barracks. Shadows cast by the future development 

during mid-winter will therefore be both: 

• Internalised within the site, and 

• Will affect both the railway corridor and the northern-most 

parts of the Holsworthy Barracks (noting that affected areas 

contain only landscaped areas and outbuildings associated 

with museums).  

As the site is located to the south of surrounding residential areas, 

there will be no overshadowing impact on any surrounding 

dwellings. 
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Address how additional 

population will not impact 

upon koala habitats. 

Successive development and site modifications since at least the 

early 1940s has removed any significant vegetation from the site. 

Further, the site has been fenced off from surrounding areas since 

the early 2010s. 

The area surrounding the site is also highly developed, noting that 

two of the subject site’s frontages adjoin roads (one of which is being 

substantially widened) with the third adjoining a railway line. Areas 

further to the west and north of the site are also heavily developed, 

with such areas containing residential development and a multi-

storey carpark.  

As such: 

• The subject site and adjoining sites do not contain suitable 

koala habitat, and 

• With regard to existing conditions on both the subject site 

and surrounding sites, it is extremely unlikely that the subject 

site would be traversed by koalas attempting to access 

potential habitats and/or food sources. 

The proposal will subsequently not have any impact on any local 

koala populations. 

Defence Submission 

Note: This response is in response to Defence Ref. ASAP-ID/OUT/200223/BS38119520 

Issue Mecone Response 

Noise impacts on proposed 

development 

It is acknowledged that activities on the Holsworthy Barracks site 

(e.g. live fire exercises, etc.) may result in acoustic events that have 

the ability to affect residential areas in close proximity to this 

defence site. It is however noted that areas of the Barracks site that 

are likely to generate significant levels of noise (e.g. gun ranges, the 

military airport, etc.) are located considerable distances (i.e. 

approximately three-plus kilometres) from the subject site. 

Irrespective of Holsworthy Barracks, the subject site’s location is in 

close proximity to a number of environments that are considered by 

the Apartment Design Guide (ADG) to be noisy or ‘hostile’. These 

include: 

• Heathcote Road, which adjoins the northwest boundary of 

the subject site and is in the process of being upgraded, 
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o It should also be noted that in addition to progressively 

carrying higher volumes of traffic between southern and 

south-western Sydney, the duplication of the road will also 

move the road corridor closer to the subject site, and 

• The T8 Airport & South Line, which adjoins the southern 

boundary of the site. 

To satisfy relevant requirements of the ADG, the design of future 

residential flat buildings on the site will be required to incorporate 

additional acoustic attenuation measures to mitigate noise impacts 

from the adjacent road and railway line. Such measures will also 

have the effect of reducing noise impacts from defence activities 

on future residences at the site. 

Further, the orientation of the site is such that future dwellings will be 

oriented to the north, east and west (i.e. in directions that face away 

from Holsworthy Barracks) in order to maximise internal solar access 

during mid-winter in accordance with ADG requirements. The 

orientation of windows away from the Holsworthy Barracks site will 

therefore also reduce the potential for defence activities to 

adversely affect acoustic amenity at the subject site.  

Security and overlooking While Defence’s concerns regarding overlooking are 

acknowledged, it is submitted that the proposal will not result in 

significant overlooking into the Holsworthy Barracks site. 

While the Planning Proposal does not seek approval for building 

design, both the layout of the site and the design of future buildings 

can generally orient views away from the Holsworthy Barracks. In this 

regard, potential site layout and building design solutions are 

outlined as follows: 

• The concept layouts for the site intend to locate communal 

open space and publicly accessible areas at lower levels (i.e. 

at ground level and/or on podiums), rather than significantly 

elevated points and/or on the roofs of the buildings (refer to 

the architectural plans for further detail), 

• The oblique angles of future buildings to the rear boundary 

are such that windows (and associated devices such as 

screens) can be designed to orient views towards the east 

and west of the site, instead of towards the south. Further, the 

site’s orientation will promote the placement and design of 

dwellings with windows (particularly those associated with 

living areas) that are oriented towards the north, east and 

west of the site (i.e. away from the Holsworthy Barracks site) 

in order to maximise solar access to such areas during mid-

winter in accordance with the ADG (refer to the architectural 

plans for further detail), and 
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• The layouts of the future buildings are likely to centralise 

communal areas (e.g. hallways) on each level, thereby 

minimising views from such areas. Any windows that provide 

views towards Holsworthy Barracks can be appropriately 

treated (i.e. through the use of obscure glazing and/or 

screens) to further mitigate any potential concerns. 

In addition to design measures, opportunities for direct overlooking 

of Holsworthy Barracks from the subject site will be limited, with 

regard to the following: 

• Significant spatial separation between the two sites is 

provided by the location of the T5 Airport and South railway 

line; this rail corridor provides a large buffer between the 

two sites, with approximate widths of between 55 and 70 

metres, 

• Northern sections of the Holsworthy Barracks site (i.e. those 

closest to the subject site on the northern side of Alec 

Campbell Drive) contain areas that are unlikely to be highly 

sensitive, noting that such areas include publicly accessible 

buildings (refer to Figure 1). Areas of note within this northern 

part of this site include: 

o The Australian Army Military Police Museum, 

o The Australian Army Museum of Military Engineering, 

o Internal roadways and carparks, and 

o Landscaped areas. 

If such features were excluded as areas of concern within 

Holsworthy Barracks, then separation distances between the 

southern boundary of the subject site and potentially sensitive areas 

(i.e. buildings, etc. on the southern side of Alec Campbell Drive) 

increases to approximately 250-plus metres. Such significant 

distances will not provide opportunities for immediate overlooking of 

the Holsworthy Barracks site. 
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Figure 1: An aerial image of the subject site (centre-top of image) and the surrounding area, including 

the northern part of the Holsworthy Barracks site (located towards the bottom of the image below the 

train line that bisects the centre of the image). For reference, the two museums referred to above are 

outlined by the red borders, while the route of Alec Campbell Drive through relevant parts of the site is 

denoted by the green line. 

Image source: 13 June 2022 (modified by Mecone, 17 March 2023) 

Defence submission 

Impact to Aviation While Defence’s concerns regarding potential air-safety issues are 

acknowledged, it is submitted that future development on the site 

(undertaken within the building envelopes established by the 

Planning Proposal) will not adversely affect the safety or operations 

of aviation activities at Holsworthy Barracks. 

The site is located approximately 3.45 kilometres north/northwest of 

Holsworthy Military Airport (Holsworthy Airport; also referred to as 

Luscombe Airfield). This airport features a runway length of 

approximately 670 metres that limits aircraft movements in and out 

of this airport to helicopters and small planes. It is also noted that the 

submission from Defence does not identify any helipads (or similar 

such landing areas) within northern parts of the Holsworthy Barracks 

site that are in close proximity to the subject site. 

While not specifically detailed, the submission from defence alludes 

to concerns regarding air safety (i.e. relating to the height of the 



537 
PLAN 04 Post Exhibition Report - Liverpool Local Environmental Plan 2008 Amendment 80 at 2 MacArthur 

Drive, Holsworthy 
Attachment 14 Proponent Response to Submissions 

 

 

  

Table 1 - Response to submissions 

Community submissions 

development and potential for air-safety issues). There is no 

evidence suggesting that the airspace above the subject site is 

within an area that is subject to instances of frequent and/or low-

altitude overflights, noting the submission indicates that 

“…opportunities to modify training flight paths in the east, including 

low level training over the eastern part of the LMA, are limited 

through restrictions posed by existing residential development north 

and west of the LMA and constraints on the approach and 

departure profiles associated with the airfield runway.” 

Noting that the subject site is located along well-established 

residential areas to the north of the Holsworthy Barracks site, it is 

unclear how further residential development would affect 

flightpaths over the east of the site. In addition to the significant 

spatial separation between this Holsworthy Airport and the subject 

site, the runway at this airport is also oriented in a 

northwest/southeast direction (i.e. approach and departure 

flightpaths for the runway are directed away from the subject site). 

It is therefore considered very unlikely that flightpaths for the airport 

would require aircraft to pass in close proximity to the site at low 

altitudes. 

Further, Obstacle Limitation Mapping (OLS) is not provided for 

Holsworthy Airport, and there are no aviation-related restrictions 

imposed by Environmental Planning Instruments (EPIs) on the site (for 

example, like those applied to certain sites by cl. 7.17A (Hospital 

helicopter airspace) within LLEP 2008). 

As is indicated by Defence’s submission, future buildings on the site 

could be designed to provide for navigation and/or aviation 

obstruction (i.e. anti-collision) lighting if necessary, and the design 

and placement of such features could form conditions of consent 

as part of future development on the site. 

Noting comments within the submission regarding the recording of 

’tall structures’ within established distances of aerodromes, it is also 

expected that Council will submit an application(s) to Airservices 

Australia (ASA) where required. 

Traffic As Defence’s submission correctly asserts, all vehicular traffic 

associated with the Planning Proposal and associated future 

development will access the site via the intersection of MacArthur 

Drive and Heathcote Road. 

The Planning Proposal will have no impact on the operation of 

Heathcote Road, noting that this intersection is to be upgraded as 

part of the upgrade and duplication works currently being 

undertaken along this section of Heathcote Road. 
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Noise The Planning Proposal does not include consent for the construction 

of future development to occur on the site. Any future Development 

Applications(s) will provide design details and information related to 

construction either at the Development Application or Construction 

Certificate stages of the development. Such information will also 

provide details regarding construction noise and vibration. 
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Liverpool Development Control Plan 2008  

Part 2.6  

Development in the 

Holsworthy Station Local Centre Site 

Part 2.6 must be read in conjunction with Part 1 

Refer to Part 6 for Development in Business Areas 

Refer to Part 3.2 – 3.7  for residential development in residential zones  

Refer to Part 3.8 for non residential development in residential zones 

 

  

 
 

19 February 2014  
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Key for the text colours 

 

This document provides all the proposed changes to the existing Part 2.6 of the Liverpool 
Development Control Plan 2008. Different text colours are used to enhance the legibility as 
explained in Table 1 below. 

 

 Table 1 – Key for the text colours 

Text colours Reason/ Interpretation 

Black Text Existing text to remain 

Red Text with strikethrough Existing text to be deleted prior to exhibition  

Green Text New text added prior to exhibition 

Green text Yellow background New text added post exhibition  

Red text Yellow background with strikethrough Text proposed to be deleted post exhibition  
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1. Preliminary 

 

Applies to 

1. This Part applies to land identified on Appendix 1 in Figure 1, being the Holsworthy 
Local centre. 

2. Part 1 (General controls for all development) also applies. 

3. Controls on Non Residential Development in Residential Zones in this locality are in 
Part 3.8. 

4. Controls on Non Business Development within Business Zones in this locality are in 
Part 6. 

Background 

The Holsworthy Station Area was rezoned under Liverpool LEP 1997 Amendment No 

45. The area was originally subject to Liverpool DCP No. 43, which came into force on 

27th February 2002. A portion of the site was developed between 2002 and 2008. The 

Holsworthy Local Centre is the remaining area that is not yet developed and is 

accordingly incorporated into this DCP in Section 3 - Controls for Private Domain. The 

remaining area that is not yet fully developed and is accordingly incorporated into this 

DCP. 

Objectives 

To ensure that: 

a) A high quality standard of development is carried out. 

b) Traffic mitigation measures are implemented. 

c) Design responds to Security of the Holsworthy Army Base. 

d) Sufficient visual privacy to residential development in the vicinity of the development 
is provided.  

e) Waste mitigation measures are implemented and protect the amenity of the area.  

f) The development of land parcels is co-ordinated. 

g) A framework for a high quality amenity and character for the new neighbourhood is 
set. 

h) The environmental integrity of the area is protected. 

i) High quality landscaped areas are provided in public spaces. 
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Figure 1 – Land to which this Part applies  

 

2. Controls for Public Domain 

2.1 Streets and Pathways 
 

Objectives 

a) To provide an attractive residential street environment. 

a) To provide for the safe and efficient circulation of traffic including visitors, occupants, 

emergency vehicles, waste vehicles and loading/unloading commercial vehicles. 

b) To provide for the safe, efficient and prioritised movement of pedestrians with 

particular regard to the provision of clear and safe access routes for people who have 

a disability. 

c) To provide for efficient movement of local bus services and direct pedestrian access 

for all members of the community including those with disabilities. 

d) The town centre development shall provide for a strong visual and physical 

connection, with the Holsworthy station precinct to provide and encourage adequate 

pedestrian circulation. 

e) To provide connectivity in the street layout. 

f) To provide for adequate drainage paths. 

f) To provide for the safe and efficient movement of cyclists. 
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g) Encourage Water Sensitive Urban Design (WSUD) and provide a dedicated 

allocated space for vegetation/planting along the streets. 

h) To provide streets that prioritise pedestrians, cyclists and use of public transport.  

i) To ensure streets and pathways are activated and embellished.  

Controls 

Pedestrian 

1. Streets other than those shown in Figure 1 shall be located and designed to the 

satisfaction of Council and informed by the Western Sydney Street Design Guidelines. 

2. A pedestrian accessibility and safety plan shall be prepared with any development 

application for the local centre, clearly showing how pedestrians and cyclists can connect 

safely and efficiently between the town centre and Holsworthy station. 

3. The pedestrian/cyclist pathway shall have clear sight lines and incorporate CPTED 

principles. 

4. Activate the street edge to encourage activity and safety with the street and pedestrian 

network including footpaths, seating, shelter, drinking facilities for both humans and 

animals and planting.  

5. Ensure that street trees and other plantings within the road reserve integrates with the 

pedestrian network and do not obstruct pedestrian or vehicular sight lines. 

Roads 

1. Road access to the Holsworthy Local Centre shall be clear, legible and generally in 

accordance with Figure 3.  

2. The future intersection treatment of the existing Macarthur Drive roundabout shall be 

designed to meet expected traffic flow to ensure the safe and efficient operation of the 

road network.  
3. TfNSW shall be consulted regarding any intersection treatment for the town centre. 

4. Transport for NSW shall be consulted prior to determination for any development 

application regarding any intersection treatment for the local centre. 

 

Subdivision 

1. All applications to subdivide and/or develop land shall be generally in accordance 

with the street layout shown in Appendix 1. 

2. Streets other than those shown in Appendix 1 shall be located and designed to the 

satisfaction of Council. 

Variations to street layout 

1. To approve a development application which proposes to change the location of the 

streets shown in Appendix 1 or locate streets that are not shown in Appendix 1, 

Council must be satisfied that: 

- The streets provide for a safe movement system. 

- Intersections are “safety-designed”. 

- Other property owners are not unduly disadvantaged by the change. 

- Street location does not close off options for future development of adjoining 

land. 

- Drainage paths are adequately maintained. 

- The requirements of servicing authorities are met. 
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2. For changes or additions to the proposed road system, which Council considers 

minor, Council will consult with affected property owners prior to determining the 

application. 

 
2.2 Open Space & Environment Protection Public Open Space 

 
Objectives 

a) To ensure adequate provision and distribution of public open space to meet the 
needs of the residents, workers and visitors. 

b) To provide primary active retail frontages along Macarthur Drive centred around a 

new public plaza. 

c) To provide links between the open space areas and community and retail facilities.  

d) To ensure public art is integrated into the design of public open spaces.  

b) To retain and integrate existing landscape elements, such as vegetation and 
topographic features, in the design of new development 

c) To provide links between the open space areas and community and retail facilities.  

d) To ensure adequate provision for native riparian vegetation to maintain and improve 
the ecological sustainability of Harris Creek. 

e) To provide a link for other biological areas and communities. 

f) To preserve, enhance and protect native bushland. 

Controls 

1. A new central plaza shall be provided along Macarthur Drive which must: 

i. Be a minimum size of 1,000sqm;  

ii. Be provided with a minimum of 50% of direct sunlight for a minimum of 2 hours 

between 9am and 3pm on 21 June (mid winter); 

iii. Include a combination of soft and hard landscaping with tree plantings for shading 

and cooling; 

iv. Be activated with retail uses overlooking and facing the plaza including direct 

pedestrian access. 

v. Be visible and accessible from Macarthur Drive and the station precinct; 

vi. Include universal design provisions; and   

 
vii. Include passive irrigation measures for tree planting and vegetation within the 

public domain. 

2. Public art is to be proposed and integrated onto any blank wall facades or electrical 

substations within any proposed public space as an option for activating public spaces. 

Public art may be proposed elsewhere in addition to blank walls and electrical 

substations.   

3. Trees shall be planted which screen views to Holsworthy Army Base.  

1. Where the removal of remnant vegetation on land zoned RE1 – Public Recreation or 
E2 Environment Protection is proposed this may invoke the provisions of State 
Environmental Planning Policy No 19 Bushland in Urban Areas. It is advisable to 
consult Council in this regard. 

2. Open space areas are to be generally provided as shown on Liverpool LEP 2008 
Map. 
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3. The open space zone adjacent to Harris Creek shall be dedicated in full to Council 
within six (6) months of the issue of the subdivision certificate for the creation of the 
open space.  The open space shall be embellished to Council’s satisfaction prior to 
such dedication. 

4. The environmental protection zone adjacent to Harris Creek shall be dedicated in full 
to Council within six (6) months, after a Management Plan has been approved by the 
Department of Natural Resources (DNR) and implemented by the applicant.  This 
plan will include the measures to fund, restore, enhance and improve, and the 
maintenance of the riparian vegetation, upon completion of any flood mitigation 
works, agreed upon by Council and DNR. 
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3. Controls for Private Domain 

3.1 Holsworthy Local Centre Site Planning 

Objective 

a) To provide an attractive, accessible mixed-use centre providing for retail, commercial, 

residential, recreation, community facilities and public transport adjacent to Macarthur 

Drive, Holsworthy. 

 

b) The site must function To function as a local neighbourhood centre that allows for a range 

of uses including retail, commercial, residential, community and recreation uses to 

support the existing and future community. 

c) To reduce visual, built form on neighbouring low scale residential properties to the west. 

d) To minimise traffic impacts upon the locality including to visitors, the commuter carpark, 

residents, emergency vehicles and waste collection vehicles.  

Controls 

1. The location of the centre shall be as shown in Appendix Figure 2. 

2. The maximum gross leasable retail floor area within the centre shall not exceed 

7,250sqm.  The maximum gross leasable floor area for commercial use shall not 

exceed 1,200sqm. 

3. The design of the centre shall comply with the urban design guidelines as depicted 

in the Holsworthy Local Centre Principles Plan (refer to Appendix 3) and, in doing 

so, recognise and provide for the following: 

- The centre shall be compatible with the adjoining residential area. 

- The centre shall be capable of permitting individual shops to trade outside normal 

business hours. 

- The centre’s car parking area and its surrounds are landscaped to Council’s 

satisfaction. 

- The design and location of the centre’s loading area minimises any adverse 

impacts on the amenity of the adjoining residential area. 

- Convenient and inclusive access is provided between the retail centre and points 

of access to public transport. 

- All areas of the centre are to be safe and secure. 

- The design of the centre’s Macarthur Drive precinct addresses that street in such 

a manner as to create a distinct “main street” identity. 

- Inclusive pedestrian access is provided to the centre by way of Macarthur Drive. 

- Principles of Crime Prevention Through Environmental Design (CPTED) are to 

be incorporated into the design of the centre.  

4. A minimum 2 m wide landscape strip is required along the site frontages to enhance 

the streetscape as shown in Appendix 3.  The design of the centre and architectural 

elements will minimise the impact of building bulk, loading docks and hard paved 

areas.  Landscaping is required to soften the visual impact of the centre, as 

appropriate.   
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5. The character of the buildings, and the scale and bulk of the overall site’s 

development shall be made to relate to a human scale of proportion by observance 

of the following requirements: 

- Any parapet walls provide visual relief by the incorporation of variations to height 

and mass in elevation. 

- Concepts of articulation are observed in the form of detail work stepping, and 

increased facade articulation. 

- Entry points to the centre are visually obvious and inviting, with features such as 

protruding porches, verandahs or canopy-form structures assisting this purpose.  

6. Residential development is encouraged in conjunction with the retail and commercial 

development. In this regard, Council may consider a variation of the building height 

limit (refer to Appendix 3). 

7. Signage for the site development is to be an integral part of the overall concept that 

provides for consistency. 

8. One pole or pylon sign not exceeding 5m in height from the ground level is permitted. 

The sign is not to exceed 5sqm in area. The sign is to be located within an area of 

5m, (frontage dimension) by 3m (depth dimension) on either side of the ingress / 

egress points, subject to compliance with site distance requirements. 

9. Signs are not permitted at locations where they are hazardous to traffic. 

10. Roof signs or fins above the roofline are prohibited. 

11. Signage is not to extend laterally beyond or vertically above the top of the wall to 

which it is attached and is not to cover any windows or architectural features. 

12. Appropriate directional signage will be provided in the vicinity of the interchange, 

walking paths, the Local Centre, and adjoining residential areas. 

 
2. Development shall incorporate elements as shown in the key principles diagram in 

Figure 3. 
3. Development shall generally be consistent with the building height and layout as 

shown in figure 4. 

4. Development through its design shall encourage pedestrian and cycling access from 

the development to the railway station.  

 

Figure 2 – Location of Holsworthy Local Centre (site boundary in red) 
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Figure 3 – Holsworthy Local Centre Principles 
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Figure 4 – Site overview and building layout/height 

3.2 Building Design  
 

Objectives 

a) To promote high architectural quality on the site. 
 

b) To ensure that new developments have facades which define and enhance the public 
domain and desired street character. 
 

c) To ensure that building elements are integrated into the overall building form and facade 
design. 
 

d) To allow for generous lobbies with good access to the retail at ground and to Holsworthy 
station. 
 

e) To minimise visual impact to adjoining residential uses. 
 

f) To maximise solar access to the site and surrounding land uses.   

Controls 

1. Blank facades are to be avoided on the Macarthur Drive frontage and minimised on the 

Heathcote Road frontage.  

2. Residential buildings are to be designed to minimise overlooking of defence lands to the 

south from the commercial and residential component of development on the subject site. 

Refer to 3.6 (Security and Privacy).  

3. Non-residential uses are to provide primary active retail frontages along Macarthur Drive 

and centred around a new public plaza. 
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4. The main entry points to any retail premise on the ground level along Macarthur Drive 

shall be provided at street level and not require the use of stairs or a ramp to enter the 

commercial premises. 

 

5. The design of developments shall comply with Disability (Access to buildings- Premise-

Buildings) Standards 2010.  

 
6. Design buildings to comply with Australian Standards (SS1428 Parts 1 & 2) Design for 

Access and mobility). 

 

7. The minimum floor to floor height for ground floor commercial development is to be 4.5m. 

8. The maximum height of any podium is to be 8m above ground level.  

 

9. The following controls are illustrated in Figure 5 and apply to the tower component above 

the podium level. 

  

i. The maximum permissible street frontage length of a residential building shall be 

48m, after which a separation distance of minimum 6m shall be required between 

buildings.  

ii. If the building length exceeds 35m, it should be broken into two or more 

components, so no length is longer than 35m, before which a minimum 3x3m inset 

is to be provided for all levels.  
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Figure 5  Maximum building dimensions 

3.3 Setbacks 
 

Objectives 

a) To provide adequate space for landscaping and public domain works. 

b) To ensure that the development is sensitive to adjoining development. 

c) To provide adequate separation between different land uses.  

d) To maintain an effective landscape buffer along Heathcote Road and the rail corridor to 

protect against noise impacts.   

e) To allow for a high-quality built form and landscaping treatment that reflects the unique 

gateway location of the site into the Liverpool Local Government Area as viewed from 

the rail corridor and Heathcote Road. 

f) To ensure that streetscape amenity is achieved along Macarthur Drive.  

g) To ensure an adequate level of security is maintained to Holsworthy Army Base.  

Controls 

1. Minimum 6m landscape setback from the boundary along the north eastern Heathcote 

Road frontage, as per the Holsworthy Local Centre Design Principles diagram at Figure 

3. 

2. Minimum 2m built form setback from the boundary along Macarthur Drive to provide public 

domain works.   

3. Residential tower component to be setback a further 3m to provide separation from retail 

uses at ground level. 
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4. An average building setback of 3m is to be achieved along the southern boundary 

adjacent to the railway line, with no more than 45% of the building mass being located 

on the boundary line. Screen tree planting is to occur within the southern boundary 

setback with a mature tree height a minimum of 15m to obscure views to Holsworthy 

Army Base 

3.4 Car Parking and Access  

Objectives 

a) To provide convenient, accessible, and safe onsite car parking for residents and visitors. 

  

b) To ensure that car parking and pedestrian access is integrated into the development.  

 

c) To ensure that street character, landscaping, pedestrian amenity, and safety are not 

compromised. 

Controls 

1. Direct public pedestrian access is to be provided between the public space along 

Macarthur Drive, the station, existing residential neighbourhoods to the northwest and 

future connections to the east. 

2. Vehicular and servicing access is to be provided off Macarthur Drive in the southwestern 

corner of the site.  

3. Carparking is to be provided below ground or wholly integrated into the design of the 

development while ensuring deep soil planting can be achieved. 

4. The development shall nominate and incorporate street level drop off and pick up locations 

which is easily identifiable on Macarthur Drive or on site at street level, for use by private 

vehicles and public transport including ride sharing and taxi’s as well as a bicycle parking 

area. 

3.5 Landscaping 
 

Objectives 

a) To reduce the amount of impervious areas. 

b) To enhance the existing streetscape and soften the visual appearance of the 

development. 

c) Assist in improving the climate of the local environment. 

Controls 

1. Extensive planting is to be provided within the setback along Heathcote Road (subject 

to the agreement of TfNSW) and along the southern/southwestern elevation adjoining 

the railway corridor.  

2. Deep soil zones should be incorporated on the site and integrated in the building design 

and car parking layout.  

3. High quality landscaping is to be provided between the road carriageway and the site, 

along Macarthur Drive. Note: this includes land off site and is to be discussed with 

Council. Landscaping on Macarthur Drive should include the following: 
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i. Canopy trees, terrace planting and lawn areas. Note: Street trees and open 

space planting should provide generous shade for pedestrians during summer 

and allow adequate sunlight during winter' 

ii. Paved areas for through site access and passive recreation.  

iii. Footpath, shelter, seating areas to be provided.  

3.6 Security and privacy 
 

Objectives 

a) To provide privacy for residents and neighbouring development. 

b) To ensure that the development is sensitive to adjoining development. 

c) To minimise overlooking of the Holsworthy Army Base.  

Controls 

1. No surveillance or communication equipment or products are to be erected on buildings 

above podium level without prior approval from the Department of Defence. 

 
1. No surveillance or communication equipment or products including drones, cameras, 

listing devices or the like are to be installed without prior approval from Department of 

Defence and are only to be proposed on the ground floor including commercial premises 

or public open space. Internal cameras on all levels may be proposed. 

 

2. Any habitable floor area of apartments orientated towards the southern/southwest 

boundary (adjacent to the railway and not obstructed by another building), shall 

incorporate design features on windows, balconies, decks and other features that 

prevent overlooking into the Army Base. These measures may include (but not limited 

to) fixed screen/lourves, glass bocks, frosted glass, blade, vertical fins, offset vent 

windows and the like. These design measures to prevent overlooking at to be provided 

in future DAs. 
 

3. Any external communal open space, either public or private, orientated towards the 

southern/south-western boundary (Railway line), above ground level,  is to incorporate 

fixed screening devices, or other similar measures to prevent overlooking into the Army 

base. Any external area accessible by the public including open space/ communal areas 

are to be located on the commercial level or ground residential level only.  
 

4. No external staircase is to be provided on the south/southwestern elevation.  
 

5. No public access is to be provided to areas of buildings which provide a vantage point to 

overlook Defence lands to the south. This includes limiting roof access to authorised 

maintenance staff only, no opening windows for windows which are south facing and not 

obstructed by another building and no public access to external structures such as 

platforms, staircases or balconies that would allow for the installation of listening devices 

or provide views overlooking Defence lands to the south and south/west. 
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4. External agency consultation  

Objectives 

a) To ensure external agency consultation occurs.  

b) To ensure that the development is designed to the satisfaction of relevant state agencies.  

Controls 

1. As per or in addition to external referrals required in accordance with any Stare 

Environmental Planning Policy, Environmental Planning and Assessment Act 1979 and 

Environmental Planning and Assessment Regulation 2021, external referrals for any 

development application must occur to Transport for New South Wales, Bankstown 

Airport, NSW Rural Fire Service, Sydney Water, APA Group (Gorodok Pty Ltd) and the 

Department of Defence. 

4.1 APA Group (Gorodok Pty Ltd) 
 
Gorodok Pty Ltd (APA) has one pipeline located APA has one pipeline located adjoining the 
southern boundary of the subject site being the Moomba to Sydney Ethane Pipeline 

 

Objectives. 

a) To ensure that the development is notified to APA Group (Gorodok Pty Ltd).  

Controls 

 

1. APA seeks to limit sensitive uses from establishing within the ML so as to retain a high 

level of compliance with applicable safety standards. AS2885 defines a sensitive use.  

 

2. A Safety Management Study (SMS) is required as per AS2885. The purpose of an SMS 

is to assess the risk associated with a change in land use, including both construction 

risks and ongoing land use risks. The SMS will also develop appropriate controls to 

reduce risks to ‘as low as reasonably practicable’ (ALARP). The cost of undertaking an 

SMS is to be borne by the proponent. 

 

3. APA’s pipeline and associated easement are located along the southern boundary of the 

site and within Railway land. Any proposed works or earthworks within the easement 

must be approved prior to works occurring, by APA.  

4.2 Department of Defence 
 
The Liverpool Military Area (LMA), including Holsworthy Barracks, is a primary Defence facility 
and a significant contributor to Australia’s long term Defence capabilities and national security. 
The Government is committed to retaining Holsworthy as an ongoing base for significant Special 
Operations capabilities. Holsworthy Barracks is also the staging location for all domestic 
operations. 

 
The LMA is a major operational and support hub for Army acting as the primary east-coast base 
for consolidated special operations capabilities and related training. Holsworthy Training Area, 
which adjoins Holsworthy Barracks. 
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Objectives. 

 a)   To ensure that the development is designed to minimise overlooking upon the operations 
of Holsworthy army base. 

b) To ensure any development application is notified to the Department of Defence.   

Controls 

1. Any development application on the subject site must take into consideration the noise 

impacts from flight operations associated with current and future operations out of the 

Liverpool Military Area. Given the nature of Defence capabilities using the airfield there is 

a greater likelihood of night flying operations; these typically increase noise impacts.  

 

A Noise Impact Assessment Report is to be submitted with any development application 

which incorporates strict recommendations beyond a minimum standard. The Noise 

Impact Assessment Report is to determine the impact of noise and vibration resulting 

from Defence activities to the south. The building should be designed to incorporate 

appropriate acoustic treatments to mitigate the anticipated level of noise and vibration. 

 

2. The consent authority is to be satisfied that the development will meet the indoor design 

sound levels shown in Table 3.3 (Indoor Design Sound Levels for Determination of 

Aircraft Noise Reduction) in AS 2021—2015, Acoustics—Aircraft noise intrusion—

Building siting and construction as applicable. 

 

3. Any development application is to adequately demonstrate mitigation measures through 

design to ensure potential consequences from residential and commercial development 

being within close proximity to a working military establishment are mitigated. 

 
4. A development application form is to be submitted to Airservices Australia for their 

assessment and coordinate with aviation and local stakeholders (6AVN, DASA, Pol Air, 

NSW RFS, Toll Ambulance, Sydney Airport (SACL), Aerial Management (Bankstown and 

Camden Airports)). 

 

5. The developer is to install and maintain approved red obstacle lighting (if required) to 

delineate tall structures within the proximity of an active aerodrome. 
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Appendix 1 – Street Layout 
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Appendix 2 - Holsworthy Building Typology

Approximate Scale 1:3300 
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Appendix 3 - Holsworthy Local Centre Principles 
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1. Preliminary 

 

Applies to 

1. This Part applies to land identified in Figure 1, being the Holsworthy Local centre. 

2. Part 1 (General controls for all development) also applies. 

3. Controls on Non Business Development within Business Zones in this locality are in 
Part 6. 

Background 

The Holsworthy Station Area was rezoned under Liverpool LEP 1997 Amendment No 

45. The area was originally subject to Liverpool DCP No. 43, which came into force on 

27th February 2002. A portion of the site was developed between 2002 and 2008. The 

Holsworthy Local Centre is the remaining area that is not yet developed and is 

accordingly incorporated into this DCP.  

Objectives 

To ensure that: 

a) A high quality standard of development is carried out. 

b) Traffic mitigation measures are implemented. 

c) Design responds to Security of the Holsworthy Army Base 

d) Sufficient visual privacy to residential development in the vicinity of the development 
is provided. 

e) Waste mitigation measures are implemented and protect the amenity of the area.  

f) The development of land parcels is co-ordinated. 

g) A framework for a high quality amenity and character for the new neighbourhood is 
set. 

h) The environmental integrity of the area is protected. 

i) High quality landscaped areas are provided in public spaces. 
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Figure 1 – Land to which this Part applies  

2. Controls for Public Domain 

2.1 Streets and Pathways 
 

Objectives 

a) To provide for the safe and efficient circulation of traffic including visitors, occupants, 

emergency vehicles, waste vehicles and loading/unloading commercial vehicles. 

b) To provide for the safe, efficient and prioritised movement of pedestrians with 

particular regard to the provision of clear and safe access routes for people who have 

a disability. 

c) To provide for efficient movement of local bus services and direct pedestrian access 

for all members of the community including those with disabilities. 

d) The town centre development shall provide for a strong visual connection with the 

Holsworthy station precinct to provide and encourage adequate pedestrian 

circulation. 

e) To provide connectivity in the street layout. 

f) To provide for the safe and efficient movement of cyclists. 

g) Encourage Water Sensitive Urban Design (WSUD) and provide a dedicated 

allocated space for vegetation/planting along the streets. 

h) To provide streets that prioritise pedestrians, cyclists and use of public transport.  

i) To ensure streets and pathways are activated and embellished.  
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Controls 

Pedestrian 

1. Streets other than those shown in Figure 1 shall be located and designed to the 

satisfaction of Council and informed by the Western Sydney Street Design Guidelines. 

 

2. A pedestrian accessibility and safety plan shall be prepared with any development 

application for the local centre, clearly showing how pedestrians and cyclists can connect 

safely and efficiently between the town centre and Holsworthy station. 

 

3. The pedestrian/cyclist pathway shall have clear sight lines and incorporate CPTED 

principles. 

 

4. Activate the street edge to encourage activity and safety with the street and pedestrian 

network including footpaths, seating, shelter, drinking facilities for both humans and 

animals and planting.  

 

5. Ensure that street trees and other plantings within the road reserve integrates with the 

pedestrian network and do not obstruct pedestrian or vehicular sight lines. 

Roads 

1. Road access to the Holsworthy Local Centre shall be clear, legible and generally in 

accordance with Figure 3.  

 

2. The future intersection treatment of the existing Macarthur Drive roundabout shall be 

designed to meet expected traffic flow to ensure the safe and efficient operation of the 

road network.  

 

3. Transport for NSW shall be consulted prior to determination for any development 

application regarding any intersection treatment for the local centre. 

 
2.2 Public Open Space 

 
Objectives 

a) To ensure adequate provision and distribution of public open space to meet the 
needs of the residents, workers and visitors. 

b) To provide primary active retail frontages along Macarthur Drive centred around a 

new public plaza. 

c) To provide links between the open space areas and community and retail facilities.  

d) To ensure public art is integrated into the design of public open spaces.  

Controls 

1. A new central plaza shall be provided along Macarthur Drive which must: 

i. Be a minimum size of 1,000sqm;  

ii. Be provided with a minimum of 50% of direct sunlight for a minimum of 2 hours 

between 9am and 3pm on 21 June (mid winter); 

iii. Include a combination of soft and hard landscaping with tree plantings for shading 

and cooling; 

iv. Be activated with retail uses overlooking and facing the plaza including direct 

pedestrian access. 
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v. Be visible and accessible from Macarthur Drive and the station precinct; 

vi. Include universal design provisions; and   

 
vii. Include passive irrigation measures for tree planting and vegetation within the 

public domain. 

2. Public art is to be proposed and integrated onto any blank wall facades or electrical 

substations within any proposed public space as an option for activating public spaces. 

Public art may be proposed elsewhere in addition to blank walls and electrical 

substations.   

 

3. Trees shall be planted which screen views to Holsworthy Army Base.  

 

3. Controls for Private Domain 

3.1 Site Planning 

Objective 

a) To provide an attractive, accessible mixed-use centre providing for retail, commercial, 

residential, recreation, community facilities and public transport adjacent to Macarthur 

Drive, Holsworthy. 

 

b) To function as a local centre that allows for a range of uses including retail, commercial, 

residential, community and recreation uses to support the existing and future community. 

c) To reduce visual, built form on neighbouring low scale residential properties to the west. 

d) To minimise traffic impacts upon the locality including to visitors, the commuter carpark, 

residents, emergency vehicles and waste collection vehicles.  

Controls 

1. The location of the centre shall be as shown in Figure 2. 

 
2. Development shall incorporate elements as shown in the key principles diagram in 

Figure 3. 

 

3. Development shall generally be consistent with the building height and layout as shown 

in Figure 4 

 

4. Development through its design shall encourage pedestrian and cycling access from 

the development to the railway station.  
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Figure 2 – Location of Holsworthy Local Centre (site boundary in red) 
 

 

Figure 3 – Holsworthy Local Centre Principles 
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Figure 4 – Site overview and building layout/height 

 

3.2 Building Design  
 

Objectives 

a) To promote high architectural quality on the site. 
 

b) To ensure that new developments have facades which define and enhance the public 
domain and desired street character. 
 

c) To ensure that building elements are integrated into the overall building form and facade 
design. 
 

d) To allow for generous lobbies with good access to the retail at ground and to Holsworthy 
station. 
 

e) To minimise visual impact to adjoining residential uses. 
 

f) To maximise solar access to the site and surrounding land uses.   

Controls 

1. Blank facades are to be avoided on the Macarthur Drive frontage and minimised on the 

Heathcote Road frontage.  

2. Buildings are to be designed to minimise overlooking of defence lands to the south from 

the commercial and residential component of development on the subject site. Refer to 

3.6 (Security and Privacy).  

3. Non-residential uses are to provide primary active retail frontages along Macarthur Drive 

and centred around a new public plaza. 
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4. The main entry points to any retail premise on the ground level along Macarthur Drive 

shall be provided at street level and not require the use of stairs or a ramp to enter the 

commercial premises.  

5. The design of developments shall comply with Disability (Access to buildings- Premise-

Buildings) Standards 2010.  

6. Design buildings to comply with Australian Standards (SS1428 Parts 1 & 2) Design for 

Access and mobility). 

7. The minimum floor to floor height for ground floor commercial development is to be 4.5m. 

8. The maximum height of any podium is to be 8m above ground level.  

 

9. The following controls are illustrated in Figure 5 and apply to the tower component above 

the podium level. 

  

i. The maximum permissible street frontage length of a residential building shall be 

48m, after which a separation distance of minimum 6m shall be required between 

buildings.  

ii. If the building length exceeds 35m, it should be broken into two or more 

components, so no length is longer than 35m, before which a minimum 3x3m inset 

is to be provided for all levels.  
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Figure 5  Maximum building dimensions 

 

3.3 Setbacks 
 

Objectives 

a) To provide adequate space for landscaping and public domain works. 

b) To ensure that the development is sensitive to adjoining development. 

c) To provide adequate separation between different land uses.  

d) To maintain an effective landscape buffer along Heathcote Road and the rail corridor to 

protect against noise impacts.   

e) To allow for a high-quality built form and landscaping treatment that reflects the unique 

gateway location of the site into the Liverpool Local Government Area as viewed from 

the rail corridor and Heathcote Road. 

f) To ensure that streetscape amenity is achieved along Macarthur Drive.  

g) To ensure an adequate level of security is maintained to Holsworthy Army Base.  

Controls 

1. Minimum 6m landscape setback from the boundary along the Heathcote Road frontage, 

as per the Holsworthy Local Centre Design Principles diagram at Figure 3. 
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2. Minimum 2m built form setback from the boundary along Macarthur Drive to provide public 

domain works.   

3. Residential tower component to be setback a further 3m to provide separation from retail 

uses at ground level. 

 
4. An average building setback of 3m is to be achieved along the southern boundary adjacent 

to the railway line, with no more than 45% of the building mass being located on the 

boundary line. Screen tree planting is to occur within the southern boundary setback with 

a mature tree height a minimum of 15m to obscure views to Holsworthy Army Base.  

3.4 Car Parking and Access  

Objectives 

a) To provide convenient, accessible, and safe onsite car parking for residents and visitors. 

  

b) To ensure that car parking and pedestrian access is integrated into the development.  

 

c) To ensure that street character, landscaping, pedestrian amenity, and safety are not 

compromised. 

Controls 

1. Direct public pedestrian access is to be provided between the public space along 

Macarthur Drive, the station, existing residential neighbourhoods to the northwest and 

future connections to the east. 

2. Vehicular and servicing access is to be provided off Macarthur Drive in the southwestern 

corner of the site.  

3. Carparking is to be provided below ground or wholly integrated into the design of the 

development while ensuring deep soil planting can be achieved. 

4. The development shall nominate and incorporate street level drop off and pick up locations 

which are easily identifiable on Macarthur Drive or on site at street level, for use by private 

vehicles and public transport including ride sharing and taxi’s as well as a bicycle parking 

area. 

3.5 Landscaping 
 

Objectives 

a) To reduce the amount of impervious areas. 

b) To enhance the existing streetscape and soften the visual appearance of the 

development. 

c) Assist in improving the climate of the local environment. 

Controls 

1. Extensive planting is to be provided within the setback along Heathcote Road (subject 

to the agreement of TfNSW) and along the southern/southwestern elevation adjoining 

the railway corridor.  

2. Deep soil zones should be incorporated on the site and integrated in the building design 

and car parking layout.  
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3. High quality landscaping is to be provided between the road carriageway and the site, 

along Macarthur Drive. Note: this includes land off site and is to be discussed with 

Council. Landscaping on Macarthur Drive should include the following: 

i. Canopy trees, terrace planting and lawn areas. Note: Street trees and open 

space planting should provide generous shade for pedestrians during summer 

and allow adequate sunlight during winter' 

ii. Paved areas for through site access and passive recreation.  

iii. Footpath, shelter, seating areas to be provided.  

3.6 Security and privacy 
 

Objectives 

a) To provide privacy for residents and neighbouring development. 

b) To ensure that the development is sensitive to adjoining development. 

c) To minimise overlooking of Holsworthy Army Base.  

Controls 

1. No surveillance or communication equipment or products including drones, cameras, 

listing devices or the like are to be installed without prior approval from Department of 

Defence and are only to be proposed on the ground floor including commercial premises 

or public open space. Internal cameras on all levels may be proposed. 

 
2. Any habitable floor area of apartments orientated towards the southern/southwest 

boundary (adjacent to the railway and not obstructed by another building), shall 

incorporate design features on windows, balconies, decks and other features that prevent 

overlooking into the Army Base. These measures may include (but not limited to) fixed 

screen/lourves, glass bocks, frosted glass, blade, vertical fins, offset vent windows and 

the like. These design measures to prevent overlooking are to be provided in future DAs. 

 

3. Any external communal open space, either public or private, orientated towards the 

southern/south-western boundary (Railway line), above ground level,  is to incorporate 

fixed screening devices, or other similar measures to prevent overlooking into the Army 

base. Any external area accessible by the public including open space/ communal areas 

are to be located on the commercial level or ground residential level only.  
 

4. No external staircase is to be provided on the south/southwestern elevation.  
 

5. No public access is to be provided to areas of buildings which provide a vantage point to 

overlook Defence lands to the south. This includes limiting roof access to authorised 

maintenance staff only, no opening windows for windows which are south facing and not 

obstructed by another building and no public access to external structures such as 

platforms, staircases or balconies that would allow for the installation of listening devices 

or provide views overlooking Defence lands to the south and south/west. 
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4. External agency consultation  

Objectives 

a) To ensure external agency consultation occurs.  

b) To ensure that the development is designed to the satisfaction of relevant state agencies.  

Controls 

1. As per or in addition to external referrals required in accordance with any Stare 

Environmental Planning Policy, Environmental Planning and Assessment Act 1979 and 

Environmental Planning and Assessment Regulation 2021, external referrals for any 

development application must occur to Transport for New South Wales, Bankstown 

Airport, NSW Rural Fire Service, Sydney Water, APA Group (Gorodok Pty Ltd) and the 

Department of Defence. 

4.1 APA Group (Gorodok Pty Ltd) 
 
Gorodok Pty Ltd (APA) has one pipeline located APA has one pipeline located adjoining the 
southern boundary of the subject site being the Moomba to Sydney Ethane Pipeline 

 

Objectives. 

a) To ensure that the development is notified to APA Group (Gorodok Pty Ltd).  

Controls 

1. APA seeks to limit sensitive uses from establishing within the ML so as to retain a high 

level of compliance with applicable safety standards. AS2885 defines a sensitive use.  

 

2. A Safety Management Study (SMS) is required as per AS2885. The purpose of an SMS 

is to assess the risk associated with a change in land use, including both construction 

risks and ongoing land use risks. The SMS will also develop appropriate controls to 

reduce risks to ‘as low as reasonably practicable’ (ALARP). The cost of undertaking an 

SMS is to be borne by the proponent. 

 

3. APA’s pipeline and associated easement are located along the southern boundary of the 

site and within Railway land. Any proposed works or earthworks within the easement 

must be approved prior to works occurring, by APA.  
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4.2 Department of Defence 
 
The Liverpool Military Area (LMA), including Holsworthy Barracks, is a primary Defence facility 
and a significant contributor to Australia’s long term Defence capabilities and national security. 
The Government is committed to retaining Holsworthy as an ongoing base for significant Special 
Operations capabilities. Holsworthy Barracks is also the staging location for all domestic 
operations. 

 
The LMA is a major operational and support hub for Army acting as the primary east-coast base 
for consolidated special operations capabilities and related training. Holsworthy Training Area, 
which adjoins Holsworthy Barracks. 
 

Objectives. 

a) To ensure that the development is designed to minimise overlooking upon the operations 

of Holsworthy army base. 

 

b) To ensure any development application is notified to the Department of Defence. 

Controls 

1. Any development application on the subject site must take into consideration the noise 

impacts from flight operations associated with current and future operations out of the 

Liverpool Military Area. Given the nature of Defence capabilities using the airfield there 

is a greater likelihood of night flying operations; these typically increase noise impacts.  

A Noise Impact Assessment Report is to be submitted with any development application 

which incorporates strict recommendations beyond a minimum standard. The Noise 

Impact Assessment Report is to determine the impact of noise and vibration resulting 

from Defence activities to the south. The building should be designed to incorporate 

appropriate acoustic treatments to mitigate the anticipated level of noise and vibration. 

 

2. The consent authority is to be satisfied that the development will meet the indoor design 

sound levels shown in Table 3.3 (Indoor Design Sound Levels for Determination of 

Aircraft Noise Reduction) in AS 2021—2015, Acoustics—Aircraft noise intrusion—

Building siting and construction as applicable. 

 

3. Any development application is to adequately demonstrate mitigation measures through 

design to ensure potential consequences from residential and commercial development 

being within close proximity to a working military establishment are mitigated. 

 

4. A development application form is to be submitted to Airservices Australia for their 

assessment and coordinate with aviation and local stakeholders (6AVN, DASA, Pol Air, 

NSW RFS, Toll Ambulance, Sydney Airport (SACL), Aerial Management (Bankstown and 

Camden Airports)). 

 

5. The developer is to install and maintain approved red obstacle lighting (if required) to 

delineate tall structures within the proximity of an active aerodrome. 
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Executive Summary  

 
Community engagement for the Liverpool Local Environmental Plan Review (LEP Review) was 
conducted from 19 September to 13 November 2022. This exhibition period was the first stage of 
community engagement on the LEP Review, and exhibited the LEP Review Scoping Report which 
was endorsed by Council on 31 August 2022.  
 
The exhibition period was run in accordance with Councils Community Participation Plan, which 
requires the exhibition of large proposals prior to Council determining whether to submit the 
proposal to the Department of Planning and Environment (the Department) for a Gateway 
determination.  
 
A range of engagement methods were used, primarily an LEP Review survey which addressed the 
main issues being targeted by the LEP Review, and allowed for general comments to be submitted. 
An interactive website was also created, which allowed comments to be directly made regarding 
the specific aspects of the LEP Review, (e.g. their suburb). The exhibition also had a focus on 
Medium Density Housing, with a targeted survey to residents of multi dwelling housing, and an 
industy worshop on medium density housing design and delivery.  
 
A number of advertising methods were used to promote the exhibition, including social media, 
emails from Councils distrubution lists, a Mayoral promotional video, digital advertising and the 
distribution of flyers and documents at Customer Service and at all Liverpool Libraries. 
Presentations were made at the various District Forums, as well as the Aboriginal Consultative 
Committee. It is noted that further engagement on the LEP Review will be conducted after a 
Gateway determination has been issued by the Department, anticipated at this stage for late 2023.  
 
Summary of Key Findings 
A total of 198 LEP Review surveys and 53 Medium Densitty Housing surveys were submitted. 
Written submissions totaled 132, comprising of 94 comments made through the LEP Review 
survey, 17 submissions through the LEP Review interactive webpage, 14 direct submissions to 
Council and 7 agency submissions.  
 
Key themes from the Early Exhibition include:  

- Natural environment matters, e.g. trees, open space and sustainability; 
- Transport matters, e.g. road widths and car parking issues; 
- Opposition to proposed 12m height reduction for high density residential land;  
- Requests for further reductions in high density residential development;   
- Medium density housing matters, including support, opposition, lot size and design 

improvement suggestions; and  
- Commercial land matters including in relation to the City Centre, Town Centres, other 

suburban centres and opposition to reduced development standards.  
 
This report summarises outcomes of the exhibition results, including survey resuts and written 
submissions. Detailed submissions and responses to submissions are available at Attachment A 
and B. Attachment C contains the propomotional material that was used for the exhibition. 
Attachment D details outcomes of the Medium Density Design Workshop.    
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1. Background  
 
On 2 February 2022, Council endorsed their 100 Day Plan which included the commitment to 
prepare a new Liverpool Local Environmental Plan, and to lower heights of buildings in a number 
of suburbs to 12m. Four workshops and an LGA bus tour was conducted with Councillors during 
May and June 2022 to determine the scope of the Liverpool Local Environmental Plan Review 
(LEP Review). Principles for the new LEP were endorsed by Council at its meeting on 27 July 
2022.  
 
At its meeting on 31 August 2022, Council resolved to endorse the Scoping Report for the LEP 
Review, in order to conduct community engagement, including engagement with the Department. 
It was also resolved to report back on the outcomes of the community and stakeholder 
engagement.  
 

 as noted in Figure 1 below.  
 

nducted 19 September to 
13 November 2022. This stage exhibited the LEP Review Scoping Report, with the aim of informing 
the community on how Council is implementing their ideas for future strategic planning (captured 
in the previous engagement stage), and to gather feedback for the principal planning proposal. 
 

 
Figure 1: Engagement Touchpoints (star is engagement for this report) 
 
A variety of methods were used to engage with the community during this period, as detailed in 
this report. In summary, the following was received:  

- 198 LEP Review survey responses  
- 94 comments made through the LEP Review survey    
- 17 submissions via the LEP Review interactive webpage  
- 14 direct submissions to Council   
- 53 survey responses from targeted medium density housing mail out  
- 7 State Gov and Agency submissions   

Previous 
Engagement

2019 & 2020

To inform 
LSPS & 

Strategies 
Actions

Stage 1: Early 
Engagement 

October 2022 (28 days)       

Public Exhibition of the 
endorsed Scoping 

Report, as follow up to 
previous consultation on 

the LSPS

Stage 2: Post Gateway 
Engagement 

November 2023           
(28 days)

Formal exhibition of the 
planning proposal in 
accordance with the 

Gateway determination

Stage 3: 
Closing the 

Loop

Respond to 
submitters at 
finalisation
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2. Engagement Methods  
 

The following methods were used to engage with the community and stakeholders during the Ealy 
Engagement period. Refer to Attachment C for a summary of promotional material.  
 

 LEP Review flyer with Councils yearly rates notice 

 Presentations at Councils District Forums: 
o Eastern  23 August 22 & 25 October 22  
o 2168  7 September 22 
o New and Established  20 September 22 
o Rural  13 October 22 

 Presentation at Aboriginal Consultative Committee  20 October 2022 
 Notification emails to: 

o Email addresses registered for LEP Review updates   
o City Economy stakeholder contact list (e.g. local businesses) 
o District Forum contact list  

 Social Media Posts  Facebook, Instagram and LinkedIn  

 Liverpool Life Newsletter  September 2022 edition 

 Mayor Media Release  

 Mayoral Promotional Video 

 Interactive Exhibition Webpage (click and comment on your suburb) 

 General LEP Review Survey  

 Targeted Medium Density Housing Survey  

 Industry Workshop on the future of Medium Density Housing in Liverpool 

 Digital advertising in Macquarie Mall and Customer Service display screens 

 Posters in Customer Service window display  

 Posters and printed copies of exhibition material at each Council library  

 Promotion on Councils webpage  home page banner, Liverpool Listens, ePlanning 

 Flyers (Customer Service and Libraries) with QR code linking to the exhibition webpage    

 Letters sent to: 
o Department of Planning and Environment 
o Essential Energy 
o Sydney Water 
o NSW Land and Housing Co 
o Transport for NSW 

 Responses to phone calls and emails through the exhibition period  

 Internal Council promotion   
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3. General LEP Review Survey Results 

A total of 198 surveys were completed, with results and analysis as follows:

Q1: What is your age?

Results
Most participants were 35-44 
years, followed by 45-54 years. 

Analysis
The age breakdown is generally 
reflective of the overall 
Liverpool LGA population, 
except for people aged 0-19 
years which were under-
represented in the survey 
results.  

Q2: WE HAVE HEARD: New apartment buildings should 
be built in the Liverpool City Centre and other areas close to public transport and services
Strategic Planning Community Exhibition).
WE PROPOSE: New apartment buildings are located around:

The Liverpool City Centre
Large shopping areas with public transport and services (libraries, parks etc)
Along main roads and train stations

Results 
36% Strongly agree
40% Agree
10% Undecided 
6% Disagree 
8% Strongly disagree

Analysis
These results are stronger than 
the previous LSPS survey and 
show the communities support 
for densities in the right location 
and around services. This
approach is to be continued into 
the Principal LEP Planning 
Proposal. 
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Q3: WE HAVE HEARD: Heights of new apartment buildings in suburban areas are too high and 

WE PROPOSE: Reduce the height of buildings to a maximum of 12m (example in picture) in 
suburban areas (certain exceptions apply e.g. near the City Centre).

Results 
55% Strongly agree
22% Agree
4% Undecided 
11% Disagree 
9% Strongly disagree

Analysis
There is strong community 
support for the proposed 
reductions in height in R4 zones, 
which is an outcome of Councils 
100 Day Plan. This is to be 
continued within the Principal 
LEP Planning Proposal.  

Q4: WE HAVE HEARD There should be a greater variety of 
(2019 Strategic Planning Community Exhibition).

WE PROPOSE: Incentives to encourage town houses to be built near shops, public transport 
and other services (libraries, parks etc.)

Results 
33% Strongly agree
44% Agree
7% Undecided 
6% Disagree 
6% Strongly disagree

Analysis
Strong results demonstrate the
communit willingness to have 
housing diversity around centres. 
The encouragement of medium 
density housing in the vicinity of 
centres is to be continued in the 
Principal LEP Planning Proposal. 
The nature of medium density 
controls and potential incentives 
require further investigation. 
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Q5: WE HAVE SEEN: An emerging trend of single sites being redeveloped into town houses.
WE PROPOSE: To introduce planning controls which would generally require two sites to be 
combined for town houses (rather than on single sites).

Results 
38% Strongly agree
30% Agree
14% Undecided 
11% Disagree 
6% Strongly disagree

Analysis
Whilst majority selected strongly 
agree or agree, there is more of 
a range of undecided/disagree 
results in this question. Further 
investigation will occur on 
medium density residential 
development to inform the 
Planning Proposal, as the extent 
of development which can occur 
on single sites is to be design 
tested taking these results into 
consideration. 

Q6: WE HAVE HEARD
Exhibition).

WE PROPOSE: To increase the minimum lot size in low density areas from 300sqm to 400sqm, 
so new lots are larger and reflect the low density character of the area.

Results 
57% Strongly agree
24% Agree
5% Undecided 
6% Disagree 
7% Strongly disagree

Analysis
This had the highest strongly 
agree answer of all residential 
related questions, which shows 
a priority for protecting the low 
density suburban areas. The 
Principal LEP Planning Proposal 
is to prioritise controls which 
protect the suburbs. 
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Q7: WE HAVE SEEN: Low Density Residential areas have poor access to retail.
WE PROPOSE
suburban areas.

Results 
45% Strongly agree
38% Agree
8% Undecided 
6% Disagree 
3% Strongly disagree

Analysis
Majority of respondents have 
strongly agreed or agreed. This 
shows interest in provision of 

and this proposal is to be 
continued within the Principal 
LEP Planning Proposal.  

Q8: How important do you believe redevelopment potential should be in residential 
areas? (e.g. knock down a single dwelling and build additional dwellings on a single site)

Results 
20% Very important 
20% Important 
27% Neutral  
17% Unimportant  
16% Very unimportant 

Analysis
This question had the most 
variation across all answers, 
with important and unimportant 
sides being very similar, and 
neutral being the most common. 
This indicates mixed views in the 
community about how land 
should be developed. The 
Principal LEP Planning Proposal 
is to allow single sites to be 
redeveloped in an appropriate 
manner suited to the area. 
Further design testing will occur 
to determine controls.  
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Q9: How important is redevelopment of Commercial areas to you? (e.g. revitalised Town 
and Local Centre Shops)

Results 
48% Very important 
34% Important 
13% Neutral  
4% Unimportant  
1% Very unimportant 

Analysis
There was generally strong 
opinion to the redevelopment of 

. This would 
require reconsideration of the 
proposed reduced height 
controls for this to occur, in 
order to allow redevelopment of 
commercial areas. 

Q10: How important is redevelopment of Industrial areas to you?

Results 
21% Very important 
30% Important 
32% Neutral  
9% Unimportant  
8% Very unimportant 

Analysis
Whilst majority of respondents 
were neutral or above, this 
response is to be expected, as 
redevelopment of industrial 
areas may not be seen as a 
community priority but should 
still be pursued as part of the 
Principal LEP Planning 
Proposal. 
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Q11: How important is protecting waterways, trees and vegetation to you?

Results 
73% Very important 
15% Important 
9% Neutral  
2% Unimportant  
1% Very unimportant 

Analysis
This question had the highest 
very i
from all questions. This shows 
the communities priority for 
protection of the natural 
environment. The Principal 
LEP Planning Proposal is to 
ensure the new LEP protects 
the natural environment and 
encourages green space 
within developments.

Q12: How important is managing Urban Heat to you?

Results 
61% Very important 
21% Important 
14% Neutral  
3% Unimportant  
2% Very unimportant 

Analysis
This had a high response 
showing support for the 
management of urban heat. 
The Principal LEP Planning 
Proposal is to implement 
ways to ensure urban heat is 
managed and future 
development incorporates 
green space. 
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4. Written Submissions  
 
A total of 132 written submissions were received during the exhibition period. These came through 
the following channels: 

- 94 submissions via s  in the LEP Review Survey 
- 17 via the LEP Review Exhibition Website  
- 14 via direct submissions to Council  
- 7 State Government and other agency comments  

 
Attachment A categorises and responds to each submission, with a summary provided below.  
 

a) Natural Environment Matters (trees, open space & sustainability) 
 
Submission Summary  
A strong message received during this exhibition period was the importance of trees and green 
space across the LGA. This was also seen in the strongest survey question response being in 
relation to protection of the natural environment. These submissions requested the following: 

- Increased tree canopy 
- Retention of trees 
- Redevelopment containing mature vegetation 
- Bush regeneration  
- More recreation areas/parks 
- Urban heat management  
- Improved sustainability e.g. water tanks and solar panels 

 
Response to Submissions 

- The new environmental mapping is being investigated, as well as the introduction of an 
urban heat clause. The design of residential development is being reviewed with the intent 
to improve landscaping outcomes.  

- Whilst the LEP does contain areas for recreation land, other Council documentation also 
manages the protection of natural areas, parks and trees. For example, Council s 
Development Control Plans contain landscaping controls for new development, the Tree 
Management Policy establishes the process for tree removal, and masterplans across the 
LGA are planning for improved parks, access to open space and tree canopy cover in the 
LGA (e.g. Brickmakers Creek, Lighthorse Park, and City Centre Public Domain 
masterplan). 

- Council is currently reviewing the Tree Management Policy, which will support expanding 
tree canopy cover across the LGA.  

- Council has undertaken several initiatives to plant trees within the LGA and will continue to 
expand the overall canopy cover as part of annual tree planting. Recently Council installed 
more than 335 trees in ground and planter boxes throughout the City Centre as part of 
various State Government grant programs and will be installing an additional 232 trees 
within the peripheral areas of the City Centre to increase overall canopy cover. 
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b) Transport Matters (Road widths & car parking issues) 
 

Submissions Summary  
The impact of new development on parking, streets and traffic was a key matter raised during the 
exhibition. Numerous comments below requested the following:  

- Wider streets in residential areas 
- Provision of car parking spaces with new developments  
- Increased car parking spaces for new residential developments 
- More consideration of the impacts of increased density on local traffic 

 
Response to Submissions 

- As part of the Liverpool LEP Review, it is proposed that residential densities within 
suburban areas are reduced in comparison to what the LLEP 2008 currently allows for, 
which is in consideration on the impacts of traffic on suburban areas. This includes 
proposing:  

o certain high density residential zones to become medium density residential; 
o certain medium density residential zones to become low density residential zones; 
o lowering the maximum heights of buildings down to a maximum of 12m in certain 

high density areas; and 
o larger lot sizes (reducing small lot subdivision) in low density areas.  

- The design of medium density housing is being reviewed in early 2023, which will also 
consider the design and extent of car parking for this type of development.  

- Council has endorsed a Liverpool Bike Plan 2018-2023 to improve active transport network 
within the LGA and continuously advocates for improves public transport networks within 
the Liverpool LGA.  

- The following upgrades are occurring to ensure roads can cater for increased growth: 
Governor Macquarie Drive, Edmondson Avenue, and the completion of Middleton Drive 
under the M7.  Council has also been working with TfNSW to upgrade some major roads 
including Fifteenth Avenue and Hoxton Park Road connection, Heathcote Road (between 
Infantry Parade and The Avenue), the M5 Motorway westbound improvement works 
(between Heathcote Road and Hume Highway), and the M7 Motorway upgrade.  

- Council manages roads, parking and traffic through other documents in addition to the LEP. 
For example, car parking requirements and street widths are addressed in Development 
Control Plans, and Councils Parking Strategy provides actions for improving car parking 
within the City Centre. Whilst there are no broad plans to widen existing local roads, Council 
has endorsed Guidelines for Assessment of Parking Spaces along Narrow Streets in order 
to assess and provide additional parking spaces along some narrow streets. Local 
residents are able to apply to Council to fund the construction of on-street parking along 
their street frontage, subject to the design being approved by Council. 
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c) High Density Residential  Opposition to 12m height reduction  
 
Submissions Summary  
Various submissions requested the height of buildings are not reduced, and the development of 
apartment buildings are encouraged. The reasons provided include: 

- Concerns over the delivery of affordable and diverse housing forms to cater for a range of 
people within the community 

- The importance of delivering units near public transport stops (train stations, T-Way, major 
bus corridors etc.)  

- I  
- Provision of accessible dwellings (installation of lifts)  
- Ability for apartments to deliver deep soil landscaping due to its vertical design 

 
Response to Submissions 

- When the LLEP 2008 came into effect, it proposed high density residential areas within the 
suburbs. Since this time, Amendment 52 was finalised, which rezoned the City Centre to 
B4 Mixed Use, a
created a high capacity for housing growth in the form of apartments within the Liverpool 
City Centre, removing the need for high density development within suburban areas.  

- Previous engagement with the community during exhibitions, at forums, and via other 
interactions e.g. representations at Council meetings, Planning Panels etc, Council has 
heard the development of tall apartment buildings in suburban areas are not supported by 
the community. As part of Councils 100 Day Plan, and through subsequent Councillor 
workshops, it was decided to reduce the height of buildings to a maximum of 12m in 
suburban areas (with certain exceptions). 

- The new LEP intends to ensure there is diverse and affordable housing forms across the 
City Centre and also in suburban areas (of an appropriate scale). The location of R4 High 
Density Residential Land under the new LEP is to be focused around major transport 
corridors (roads, T-Way, train stations) as well as around retail hubs with services and 
infrastructure (Town Centres such as Moorebank, Casula, Edmondson Park, Miller, Green 
Valley). This is to ensure there is housing diversity to provide for more affordable types of 
dwellings in areas outside of the City Centre. However, they are generally not required to a 
scale of greater than 12m in suburban areas (Moorebank, Casula, Green Valley etc.) as 
their development is for the purposes of providing diversity. 

- Comments were made regarding the need for heights of greater than 12m to ensure all new 
housing is accessible (e.g., lifts) to the community (elderly, disabled families etc). The 
Building Code of Australia only requires residential buildings over 25m to have a lift for 
emergency purposes. Despite this, all Class 2 (e.g. certain town house and apartment) 
development is still required to be deemed to meet accessibility requirements under the 
BCA, which may require the need for a lift and/or ramps.  

- In relation to comments regarding design and ability for deep soil landscaping, Residential 
Flat buildings will still be a permissible use within the R4 High Density Residential zone and 
can still be delivered in certain areas outside of the City Centre. It is recognised that this 
housing form can be designed to add value to the streetscape in terms of deep soil 
landscaping. These submissions will be considered under the comprehensive DCP review 
which will follow and complement the new LEP.  
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d) High Density Residential  Requests for reduced high density 
 
Submissions Summary  
Numerous submissions were in support of the proposed changes to limit the development of tall 
apartment buildings within suburban areas, and certain submissions opposing this type of 
development generally. The submissions raised the following: 

- Opposition to the height of high density development within the Liverpool City Centre, (e.g. 
new developments along the Hume Highway)  

- Opposition to apartments being developed within the suburbs, with the 12m height 
reduction still being too high 

- A preference for the suburban character of Liverpool to be retained with less apartments 
and more houses 

- Agreement with location of apartments within the City Centre and along corridors 
- Requirement to improvements to services, infrastructure, and the public domain to cater for 

new development 
 
Response to Submissions 

- As noted in the section above, the new LEP intends to ensure there is diverse and 
affordable housing forms across the City Centre and also in suburban areas, of an 
appropriate scale. Whilst the delivery of high density residential land in suburban areas is 
no longer deemed to be required for delivering housing targets (due to City Centre rezoning 
for Am. 52 in 2018), it is still important to deliver housing diversity broadly within the LGA.  

- The areas around Town Centres have been selected to contain future R4 High Density 
Residential land, as they are the areas outside of the City Centre with the highest quality 
retail, public transport services, services and infrastructure such as recreation areas, 
community centres and libraries etc. These areas are highly suitable for diverse forms of 
housing, other than single dwelling housing, to ensure the future population has access to 
these services.  

- In relation to development in the City Centre, the height of apartment buildings have been 
recently implemented under Am. 52. This extent of development is catering for the delivery 
of a large extent of housing targets within the Liverpool LGA. This development means that 
the suburban areas of the LGA can be protected from overdevelopment. It also meets the 
vision of Liv
population to support the City Centre economy and future development.  

- The new LEP has a focus on protecting the character of suburban areas, which was a 
theme presented in these submissions. In addition to the reduction in height to a maximum 
of 12m in certain high density areas, it includes the rezoning from high to medium density 
residential, and from medium to low density residential, as well as increased minimum lot 
size requirements in low density areas. This will mean the new LEP has lower densities in 
residential areas in comparison to the LLEP 2008, whilst still allowing redevelopment for 
diverse housing forms, of an appropriate scale for the suburb. 

- As previously noted in Counci  
development, such as the Development Control Plan, the City Centre Public Domain 
Masterplan, masterplans for parks etc. 
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e) Medium Density Housing  Support/opposition, lot size and design  
 

Submissions Summary  
Numerous submissions had a focus on the development and design of medium density type 
housing forms, such as town houses, dual occupancies and secondary dwellings. Submissions 
included the following matters: 

- The need for and importance of more medium density housing within the Liverpool LGA, 
for housing diversity, to suit a variety of needs, including downsizing 

- Medium density housing should be attractive and easy to develop, with less restrictive 
controls, including ability to develop as Complying Development, and incentives under the 
LEP to develop single sites 

- Certain submissions raised concerns with Complying Development, with concerns that 
private certification is changing the shape of suburbs 

- Support for granny flats (secondary dwellings) as well as duplexes (dual occupancies) 
being developed for housing diversity 

- Concerns over the impacts of emerging medium density housing forms, including:  
o overcrowding of lots 
o new lots being too small 
o not enough room for car parking onsite 
o opposition to knocking a single house down and redevelop two or more dwellings 
o overshadowing 
o amenity and privacy concerns 

- Comments were also made regarding the emerging large two storey single dwellings which 
are changing traditional suburbs 

 
Response to Submissions 

- This matter is a significant issue raised in the LEP Scoping Report, as the design and 
delivery of medium density housing is to be addressed within a new LEP. 

- The Liverpool Local Housing Strategy has a focus on providing for housing diversity, 
through the development of quality medium density housing, and as part of the LEP Review, 
an in-depth review of medium density development is occurring. This includes an analysis 
of lot sizes and widths within the R3 Medium Density and R2 Low Density Residential 
zones, to determine how to apply SEPP (Exempt and Complying Development Codes) 
2008 (i.e. Complying Development for multi dwellings, manor houses and dual 
occupancies).  

- Design testing for Councils controls for multi dwelling housing will occur, with consideration 
of the matters raised by the community as part of this exhibition.  

- It is noted certain R3 Medium Density Residential areas under the LLEP 2008 are proposed 
to be R2 Low Density Residential, to reflect the existing low density nature of these areas.  
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f) Commercial Land  City Centre, Town Centres, and other retail  
 
Submissions Summary  
A number of submissions were made in relation to the development of commercial land, both within 
the City Centre and in suburban areas.  

- Submissions in relation to the City Centre were in support of providing employment 
opportunities to attract a future population, as well as a request to review opportunity sites 
for future mixed use development 

- Site specific comments were received in relation to a number of centres, and the proposed 
height reduction 

- Other comments mentioned existing planning proposals for the proposed Holsworthy and 
Middleton Grange centres 

- Request for advertising to become a permissible use within commercial zones 
 
Response to Submissions   
In early 2023, a review of the City Centre controls will be undertaken as part of the LEP Review. 
The proposed height of building reduction for commercial land will be reconsidered in the Post 
Exhibition Council Report, and feasibility testing will be required if a height reduction is proposed.  
Sites relating to planning proposals (Holsworthy/Middleton Grange) are being separately 
addressed through their own planning proposal process, with targeted engagement within their 
communities. Land Use Tables specifying permissible uses under the new LEP will be prepared 
and will enable advertising within the B2 Local Centre zone, and reviewed in other zones.  
 

g) Miscellaneous  
 
Submission Summary 
A number of submissions included miscellaneous comments received through the exhibition 
period. Some indicated support for the LEP Review, whilst other comments criticised the review. 
A number of submissions stated the need to deliver infrastructure (schools, hospitals, roads, 
sewerage, parks etc) to support development.  
 
Response to Submissions   
Infrastructure delivery is a priority for Liverpool City Council. Council will continue advocating for 
quality infrastructure to support development. The Liverpool Hospital Precinct is being 
redeveloped, and plans are being considered for a private hospital in Liverpool. Council has a 
number of masterplans for parklands and open space, as well as for upgraded roads and 
community facilities.   
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5. Site Specific Submissions & Rezoning Requests 

Attachment B (confidential) provides additional analysis of Site Specific Requests, where further 
justification on the recommendation is required for clarity. They are summarised below.

Submission Summary Officer Comment
Liverpool 
A Owner of Liverpool 

requested extension of the R4 High Density 
Residential Zone, to include all of the lots in 
Maryvale Avenue Liverpool. 

Retain the existing R3 Medium Density zone 
along Maryvale Avenue, as there is 
redevelopment potential within the current 
zone, delivery of medium density housing is 
important for housing diversity, and the 
introduction of the R4 zone will result in 
interface issues with adjoining lots.

B Various requests for the proposed 12m 
heights reduction in R4 High Density 
Residential areas west of the T-Way in 
Liverpool to not occur, given existing and 
future redevelopment of this area.   

Recommended not to proceed with 12m 
height of building reduction in the R4 High 
Density Area west of the T-Way, as noted in 
the Scoping Report, and retain existing 
permissible heights. 

C is exploring a re-
development opportunity at 

Liverpool, for a mixed-use 
commercial building, which will deliver jobs 
within the City Centre, achieve Design 
Excellence and contributes to City Centre 
activation. The current controls under the 
LLEP 2008 are restrictive for a commercial 
mixed use building, and do not maximise 
the planning benefits the site can deliver.
Request to amend controls to provide for 
increased development potential.

No change to height and FSR required, as this 
site has the maximum allowable development 
standards (10:1 FSR and unlimited height of 
building) under the LLEP 2008. A review of 
City Centre controls, such as the commercial 
floorspace requirements is being conducted 
as part of the LEP Review.

Phone call with submitter occurred for 
clarification on submission, and they do not 
have preferred controls for the site as of yet. 

D n behalf of 
requesting increased development 
standards at 
Increased height of approx. 25% (+16.1m) 
and 41.6% (+32m) for each building, and 
increase in FSR by 25%. A planning 
agreement has been offered to 

within the extent of the 
site, with footpaths, tree planting and a 
public car park, and provide passive 
recreation opportunities through the 
embellishment of   

No change to the LEP is recommended. Slight 
variations to development standards can 
occur through the Development Application 
process, alternatively a separate planning 
proposal can be lodged if the changes require 
an amendment to the LEP.

E Submission by It is recommended that a separate planning 
proposal is prepared so targeted community 
engagement and assessment can occur given 
the scale of this project and the strategic 
significance of such a proposal.
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Submission Summary Officer Comment
Warwick Farm 
F Request for densification around Warwick 

Farm Station. The submission requested 
-

building heights on the western side of the 
station (not the racing precinct). It noted 
that certain new development in the City 
Centre is 100m tall over 1km from Liverpool 
Train Station, however a building 200m 
from Warwick Farm Station is limited to 
35m. 

No change recommended. Retain the existing 
height of building and floor space ratio. It is 
noted the site is located within the Liverpool 
Place Strategy Collaboration Area, as the 

erpool City Centre -
to contain high density residential land.

Significant residential capacity for 
development exists already within the CBD.

G Request to review the R4 High Density 
Residential zone to the north of the Hume 
Highway in Warwick Farm, to align it with 
the R3 Medium or R2 Low Density 
Residential zones in the area, or 
alternatively heights be limited to 2 - 3
storeys. This is to prevent development
damaging the character of the area with 
high rise buildings. NSW Land & Housing 
Co. should redevelop as townhouse/villa 
housing, as there are few shops and 
services in Warwick Farm. Raised an 
interface issue between R3/R4 land. 

No changes are recommended to planning 
controls in Hargrave Park prior to additional 
precinct planning being undertaken to 
determine the future development in this area
in collaboration with NSW Land and Housing 
Co.

H Request for certain land in Hargrave Park, 
to be rezoned from R3 Medium to R4 High 
Density Residential. The land is within 
150m of Warwick Farm railway station, at 
least 30% is owned by NSW Land &
Housing Co. The LEP Review provides an 
ideal opportunity to look at the bigger 
picture and align planning decisions that 
support an increase in social affordable 
housing for the greater community good.

No changes are recommended to planning 
controls in Hargrave Park, prior to additional 
precinct planning being undertaken to 
determine the future development in this area.  

Cartwright 
I Submission supporting the retention of 

existing planning controls in Cartwright, 
and requesting increased density along 
Hoxton Park Road, as it is a future transit 
link to the airport. Requested 18-21m 
height of buildings, as certain 
developments have surpassed the existing 
15metre height limit.

Retain the existing height of buildings in 
Cartwright along Hoxton Park Road. The 
ability for additional floorspace can still be 
achieved through the SEPP (Housing) 2021.  

Casula
J Submission prepared by on behalf of 

detailing the significance and 
success of the Casula Town Centre. The 
proposed reduced height of the Town 
Centre to 12m, will impact upon the future 
potential for Casula Mall to continue to 
meet the retail and local employment needs 
of the local community. Recommend 
retention of existing LLEP 2008 controls, 

It is recommended that reconsideration of the 
height reduction for commercial land is 
considered prior to the development of a new 
LEP.

It is recommended continue with the proposed 
12m heights for high density residential land
surrounding the Town Centre.
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Submission Summary Officer Comment
exemption of Town Centres from height 
reductions (same as exemptions to 
planning proposal sites), and retention of 
R4 High Density Residential and existing 
heights around the Town Centre. 

K Support the limiting of height of buildings 
within the R4 zone in Casula, however 
request to rezone away from R4 High 
Density Residential. Reasons provided 
include there are better places to put these 
buildings, suburban privacy with 
overlooking, and development occurring in 
cul-de-sacs.

It is recommended continue with the proposed 
12m heights for high density residential land, 
and reduction of R4 High Density Residential 
land in Casula where interface issues arise.    

L prepared the submission on 
behalf of

 regarding at
The

site can readily support a mixed-use 
precinct with greater density than the 
current controls, delivering diverse 
housing, employment and a bespoke retail 
experience, without impacting the amenity 
and character of surrounding low-density 
housing. Ingham House site is ideally 
suited to development to offset the reduced 
density if the proposed downzoning of land 
surrounding Casula Mall.

A separate planning proposal is to be 
submitted to Council, with details of the 
proposed changes to development standards 
(height, FSR etc) and relevant supporting 
documents. Any significant planning proposal 
will be publicly exhibited for community 
feedback prior to being presented to Council.

Carnes Hill 
M Request for increased height limits and 

density in the immediate vicinity of the 
Carnes Hill B2 Local Centre zone (Carnes 
Hill Shopping Centre), for residential 
development. Carnes Hill is a commercial 
hub, and improved infrastructure will 
support its capacity to increase density.

Due to recent development, there is limited 
opportunity to increase height limits in Carnes 
Hill. No increase to heights of buildings around 
Carnes Hill Town Centre is recommended.

Green Valley 
N Remove R4 High Density Residential and 

change to the R3 Medium Density in Green 
Valley. It would be more beneficial if the R4 
zoned land around Whitford Rd was made 
R3 to support the redevelopment of land, 
and R4 zoning for Falcon Cct is not suitable 
for the low density nature of the area.

Green Valley is a Town Centre and is 
supported by associated infrastructure 
including the T-Way. It is recommended to 
retain the R4 High Density zone along 
Whitford Rd and Bulbul Ave, limited to a height 
of 12m, and investigate the area south of the 
Town Centre for R4 High Density Residential 
zoning. 

Edmondson Park 
O Supports rezoning from R3 to R4 to pockets 

of land in Edmondson Park for the creation 
of Village Centres The 
eastern part provides opportunities for an 
increased development yield given its 
surrounded by public open space on 3 
sides. Focus some of its possibilities 

Note support for proposed amendments and 
proceed with the application of the R4 High 
Density Residential Land and additional 
permitted uses for these sites. 
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Submission Summary Officer Comment
around educational, community, medical 
land uses at the lower levels, with 
residential/seniors housing above taking 
advantage of the surrounding open space.

Moorebank 
P Support of the Moore Point development, 

and requests that industrial land to the 
south of Liverpool is similarly proposed to 
become residential land, via urban renewal 
such as Barangaroo and Camelia 
developments. Submission queries why 
industrial land is retained near the City 
Centre, when instead urban renewal should 
be occurring, as there is other industrial 
land to service the population, and this land 
could be redeveloped for housing.    

No change is required, as Industrial Land in 
Moorebank should be retained, and not 
transition to residential uses. The Moore Point 
planning proposal is progressing separately to 
the LEP review given the scale and complexity 
of this precinct.

Q are supportive of the proposed 
relaxation of the height/FSR controls for 
industrial zoned land, allowing flexibility for 
multi storey warehouses, which is an 
efficient land use. Request rezoning of 

sites 
along Moorebank Avenue for mixed use 
rather than the current large format 
warehouse and distributions use. 

Support is noted for flexible industrial 
development standards, this will be 
investigated further as part of the LEP Review. 
No change is recommended to land use 
zones, as Industrial Land in Moorebank 
should be retained, and not transition to 
residential or mixed use type uses.  

Cecil Park 
R Industrial Land at 

The primary focus of 
changes is to add retail and takeaway food 
and drink premises to the site to serve 
people working and/or visiting the site or 
using the major roads. This will reinforce 
the vitality and appeal of the precinct, 
ensuring the community has access to 
services in a convenient location. 

It is noted a take away food and drink 
premises component is being progressed 
through a separate planning proposal 

Any envisioned 
changes to the site are to be addressed by the 
existing planning proposal under assessment. 

Holsworthy 
S Owners of 

requested rezoning from R3 Medium 
Density Residential to R4 High Density 
Residential. 

Retain existing R3 Medium Density 
Residential Zone, as there is sufficient 
medium density development potential on 
these sites, and along Heathcote Road, which 
is in line with the future character of the area.   

T Submission regarding the 
site, supporting recommendations 

for no change to the development 
standards as it is subject to a separate 
planning proposal.

Notes support for the Scoping Report. The 
planning proposal for 

will continue through its separate 
process, and correction of map errors can 
occur during this process. No change 
required. 

Prestons 
U Submission regarding 

Requesting the maximum height of 
buildings control of 15m be retained with no 
other changes to planning controls applying 

It is recommended that reconsideration of the 
height reduction for commercial land is 
considered prior to the development of a 
planning proposal for the LEP Review.
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Submission Summary Officer Comment
to the centre. The proposed reduction will 
prevent feasible redevelopment of the site.

Hoxton Park 
V Submission regarding 

, -
This submission requests 

that the current maximum height of 
buildings control of 21m be retained as part 
of the LEP review, with no other changes to 
planning controls applying to the centre. It 
was also requested that this be reclassified 
as either a local centre or town centre, not 
as a stand-alone centre.

No changes to the existing height of building 
standard are being proposed as part of this 
LEP Review, as the site is leading into the City 
Centre and the height can be retained. The 
classification under Centres & Corridors 
Strategy as a standalone centre is due to the 
sites lack of pedestrian connectivity and social 
infrastructure in proximity to the site.

Wattle Grove 
W Submission regarding mostly vacant B1 

Neighbourhood Centre site at 
The 

submission does not support a rezoning to 
B6 Enterprise Corridor, and requests the 
site retains its existing development 
standards (18m height and 1:1 FSR) in 
order to deliver a mixed-use development. 

Recommended to retain the site as a business 
zone in the LEP Review, and apply 
development standards in accordance with 
other centres in the LEP Review. It is 
recommended that the reduction to heights for 
commercial areas is reconsidered prior to the 
preparation of the LEP Review Planning 
Proposal. 

Bringelly 
W Submission regarding 

requesting the site be 
rezoned from RU4 Primary Production 
Small Lots to employment generating 
uses. The concept plan envisions a full-
line Service Station including food and 
drink premises, and 19 light industrial 
units, and 120 full-time employees. 

No change proposed. Rezoning to industrial 
uses is not recommended, as the site is 
located within the non-initial precinct of Dwyer 
Road.  

Other 
X Submission from 

recommending numerous changes, 
including rezoning around Casula, 
retention of commercial and business 
zoned heights, and wholistic review of 
residential land instead of 12m height 
reduction. 

Support for retention of City Centre controls is 
noted. Reduction in building heights in the 
suburbs has community support, as confirmed 
through this exhibition. A number of 
exceptions to 12m building heights have been 
made in certain areas. Land for new centres is 
available, for example the new Middleton 
Grange and Holsworthy Centres, as well as 
land in Wattle Grove not yet developed. It is 
recommended that development standard 
changes are reconsidered carefully for 
commercial centres.

Y Submission from 
regarding land in Ashcroft, Liverpool 

and Green Valley. Support no changes to 
Miller and Warwick Farm until collaboration 
can occur. Request flexible land use zone 
in the R3 Medium Density Residential 
zone, to encourage a range of development 
to occur. 

Comments regarding Dual Occupancies in 
Low Density Areas will be taken into 
consideration. The planning proposal will 
investigate retaining the R4 High Density 
Residential land with reduced development 
standards from 18m height, (e.g. 9m) in line 
with future development vision of Land & 
Housing. Dwelling diversity in land use tables 
will be considered as part of the LEP Review.
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6. Forums and Committees
 

District Forums 
The Liverpool LEP Review was presented at the following Councils District Forums during 
the exhibition period:

Eastern District 23 August 22 & 25 October 22 
2168 District 7 September 22
New and Established District 20 September 22
Rural District 13 October 22

The main aspects of the LEP Review and links to the LEP Review Survey was shared. There 
was general support for the proposed amendments during the District Forums, particularly in 
relation to the proposed height reduction in residential areas. Matters raised included requests 
for improved design of medium density housing, where town houses are not overdeveloped 
on single sites, the relationship between the LEP and SEPP (Exempt and Complying 
Development Codes) 2008 and other legislation, the need for increased landscaping and 
accessible dwellings for all people in the community.  

  

Figure 2: Hybrid Presentation at Eastern District Forum August 2022

Aboriginal Consultative Committee
A presentation of the LEP Review was made at the Extrordinary Aboriginal Committee Meeting 
on 20 October 2022. The following matters were riased:

- Significant areas, parks and views to be protected, including:
o Georges River 
o Collingwood Place 
o Old Liverpool showground 
o Lurnea Radio Towers 
o Elizabeth Road Water Tower (noted that height reduction in Ashcroft will not 

disturb views)
- Support the proposed reduction to building heights in the suburbs, and large heights 

should not be supported elsewhere, e.g. Papermill heights are too high 
- More green space is required in all developemtns 
- Support for the reintroduction of neighbourhood shops 
- Need for more Affordable and Social Housing 
- Need to address parking concerns 
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Aboriginal Consultative Committee (Continued)
A number of significnat sites and views were discussed at the workshop. A number of these 
areas currently have an RE1 Public Recreation zone applied under the LLEP 2008. The site 
at 245 Wonga Road Prestons, currently containing private radio towers (see below) was noted  
as significant. It is recommended engagement with landowners occurs prior to the planning 
proposal, to understand the future intent for the site. 

Figure 3: 245 Wonga Road, Prestons 
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7. Medium Density Housing Survey 

Background
At the Phase 2 LEP Review Councillor Workshop held on 30 May 2022, it was suggested that 
data be collected on medium density housing design preferences. A survey comprising 21 
questions was prepared for people living in medium density developments, specifically multi 
dwelling housing (3 or more dwellings). The intent of the survey is to understand occupant 
preferences, with a particular focus on dwelling design and car parking. To inform the 
questions in the survey, background research was undertaken using the HillPDA Medium 
Density Review 2021, as well as external resources.  

Approximately 800 letters were mailed out to medium density properties across the Liverpool 
LGA. Recipients of the letters were asked to complete an online survey, with the opportunity 
to go in the running to win a $250 voucher. The survey was publicly accessible between 19 
September 2022 to 1 November 2022. During this period a total of 53 submissions were 
received.  

Introductory Questions 

Q1. What is your address? 
(Requested to ensure respondents resided in medium density housing and to provide context for 
the data where useful).

Q2. How many people live in the dwelling?

Analysis
Most people surveyed (30.2%) are living 
in a 4 person household. This is closely 
followed however by 3 person (28.3%) 
and 2 person (26.4%) households.

The majority of new medium housing 
development should be designed with 
consideration to a 2-4 person household.  

Q3. Which of the below options best describes your dwelling composition?

s
alf (58.5%) of respondents were
 with a child/children. The second 
mmon response was couple only 
. This is consistent with the 
 of Q2 which found most 
olds are comprised of 2 - 4 people. 

ajority of new medium housing 
ment should be designed with 
ration to couples and couples with 

children.

11.3%

26.4%

28.3%

30.2%

3.8%1

2

3

4

5+

9.4%

3.8%

58.5%

20.8%

1.9%
1.9%

3.8%

Living alone

Single caregiver with
child/children

Couple with
child/children

Couple only

Multi-generational home

Group of individuals not
related to each other

Other
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Q4. How many bedrooms does your dwelling have?
Analysis
The large majority (75.5%) of dwellings 
contain 3 bedrooms. No respondents 
selected one bedroom or five+ bedrooms. 

Dwelling Design 

Q5. How well does the number of bedrooms meet the needs of the household?

Analysis 
A large majority (81.1%) of people 
surveyed are satisfied with the number of 
bedrooms provided.  Seven respondents 
(13.2%) said more bedrooms are needed 
and one (1.9%) said much more is 
needed. 

This suggests that the number of 
bedrooms provided is generally 
responsive to the dominant family size 
and composition living in medium density. 
New medium density housing should 
continue to reflect this. 

Q6. How well does the amount of internal space (living, dining, kitchen areas, bathroom 
etc but not bedrooms) meet the needs of the household?

Analysis 
Over half (52.8%) of the respondents said 
there is adequate internal space. 
However, 45.3% respondents either said 
more (34%) or much more (11.3%) space 
was needed.

New medium density housing therefore 
should not seek to reduce internal space. 

13.2%

75.5%

11.3%
1

2

3

4

5+

3.8%

81.1%

13.2%

1.9%Less
needed

Adequate
provided

More
needed

Many more
needed

1.9%

52.8%34.0%

11.3%

Much less
needed

Less needed

Adequate
provided

More needed

Much more
needed
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Q7. How well does the amount of storage space meet the needs of the household?

Analysis 
Over half (50.9%) of the people surveyed 
need more storage space and 11.3% 
need much more space. 30.2% said the 
amount of storage space provided is 
adequate. 

New medium density housing should 
therefore not seek to reduce storage 
space and this should be a key focus for 
improvement.  

Q8. How well does the size of private open space (e.g. private garden located at the side 
or rear of the dwelling) meet the needs of the household?

Analysis 
Of the people surveyed, most (47.2%) are 
satisfied with the size of their private open 
space (POS) area. However, 47.1% 
respondents said either more (35.8%) or 
much more (11.3%) POS space is 
needed. 

New medium density housing should 
therefore not seek to reduce POS area. 

Q9. Does the number of storeys (levels) of your dwelling meet the needs of the 
household?

Analysis 
A large majority (88.7%) of respondents 
were satisfied with number of levels, and 
7.5% preferred their dwelling have less 
levels.  A search of the addresses entered 
by respondents revealed that most people 
surveyed are living in two storey 
developments. 

This indicates there is potentially some 
preference for single storey development, 
however not to the same extent as two 
storey development. New medium density 
housing stock should reflect this split. 

1.9%

5.7%

30.2%

50.9%

11.3%
Much less
needed

Less storage
needed

Adequate
provided

More needed

Much more
needed

5.7%

47.2%35.8%

11.3%

Much less
needed

Less needed

Adequate
provided

More needed

Much needed

7.5%

88.7%

3.8%

Less needed

Adequate
provided

More needed
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Q10. Does your dwelling receive quality natural sunlight?

Analysis 
Over half (52.8%) surveyed said the 
amount of natural sunlight their dwelling 
receives is adequate. Second to this, 
24.5% of respondents said they receive 
poor (15.1%) or very poor sunlight (9.4%) 
and 22.7% said sunlight is good (18.9%) 
or excellent (3.8%).

A reduction in solar access would not be 
supported for new medium density 
dwelling type buildings.

Q11. How well does the dwelling provide visual privacy from neighbouring dwellings?

Analysis 
The majority (35.8%) of respondents 
believe visual privacy is adequate. 
Overall, 35.9% people said it is poor 
(9.4%) or very poor (15.1%) and 28.3% 
saying it is good (18.9%) or excellent 
(9.4%).

Given the mixed responses, further 
consideration is required on preferences 
for medium density housing.

Q12. How well does the dwelling provide acoustic (noise) privacy from neighbouring 
dwellings?

nalysis 
Most of the people surveyed noted 

coustic privacy to be poor (37.7%). The 
econd most common response was 
dequate (26.4%).  

Medium density housing should not seek 
o reduce acoustic mitigation measures / 
esign solutions and this should be a 

ocus for improvement.  
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Sunlight is
poor
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Q13. How important is it to you that your dwelling faces the street?

Analysis 
When asked about the importance of a 
street facing property, the most common 
esponse was neutral (28.3%), followed 

by not important (26.4%) and somewhat 
mportant (24.5%). 

This suggests that street facing dwellings 
may not be a key consideration for 
majority of medium density occupants. 
Where a site is constrained and good 
design outcomes may still be achieved, 
medium density housing should reflect 
this consideration.

Car Parking 

Q14 Which of the following best describes your car parking arrangement?

Analysis 
The majority of respondents (73.6%) are 
living in dwellings with an attached 
garage. The second most common 
arrangement was basement parking 
(20.8%).  

Q15 Which of the following would be your preferred parking arrangement?

Analysis 
The most preferred parking arrangement 
s an attached garage (75.5%), followed 
by basement parking (13.2%). 

Together with Q14, this suggests that the 
provision of developments with an 
attached garage is relatively balanced 
with the demand for this arrangement. 

26.4%

24.5%
28.3%

9.4%

11.3%
Not important

Somewhat
important

Neutral

Quite important

Very important

20.8%

73.6%

3.8% 1.9%
Basement
carpark

Garage attached
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Off-street car
parking space/s

No parking
provided

Other
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Q16. How well does the amount of car parking spaces meet the needs of the household?

nalysis
Most respondents (52.9%) expressed an 

verall need for more parking. 43.4% of 
eople surveyed said the provided car 
arking is satisfactory and 3.8% preferred 

ess parking be provided. 

arking spaces in new medium density 
ousing should therefore not be reduced 
nd where possible increased. 

Q17. How well does the amount of visitor car parking spaces meet the needs of the 
household?

Analysis 
A notable majority (73.6%) indicated the 
need for more visitor parking. 22.6% were 
satisfied with the provision of visitor 
parking and 3.8% would prefer less. 

Visitor parking requirements should 
herefore not be reduced, and this should 

be a key area for improvement.  

Q18. Would you support car parking being centralised in a nearby location to your 
home, if it meant you were able to have more space for other uses at your home?

Analysis 
Of the people surveyed, many did not 
favour this scenario of centralised car 
parking, with 41.5% either unsupportive 
(26.4%) or very unsupportive (15.1%) and 
34% neutral. 

This suggests there is lesser preference 
for this alternative solution. However, the 
extent of people noting neutral may 
indicate a lack of knowledge in this area, 
to make an informed decision and at least 
20% of residents are open to centralised 
parking which is a future opportunity.

1.9% 1.9%

43.4%
47.2%

5.7%
Much less
needed

Less car
needed

Adequate
provided

More needed

Lots more
needed

3.8%

22.6%
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Less needed
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More needed

15.1%
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Concluding Questions 
Q19. Would you prefer your dwelling to be located on a Strata titled lot or a Torrens 
titled lot?

ver half (60.4%) of respondents 
referred a dwelling located on a Torrens 
tle lot, 22.6% had no preference and 
7.0% preferred Strata title.

ot sizes regarding Torrens and Strata 
ubdivision of medium density housing 
ill be reviewed. 

Q20. What aspects of your dwelling do you like the most?

Analysis 
A wide range of responses were received,
including design, affordability and 
structural integrity. 

The most common theme was external 
factors to the house, includes proximity / 
location of the dwelling near key services, 
good neighbours and / or neighbourhood. 

The second most common theme was 
size of the dwelling, including the size of 
internal spaces e.g. living areas and 
bedrooms. The third most common 
response was privacy, which is assumed 
to mean visual privacy. 

Q21. What aspects of your dwelling would you like to change?

Analysis 
The most commonly cited issue was the 
parking situation, including need for more 
resident parking, visitor parking or an 
alternative parking arrangement. 

Second to parking was more internal 
space, such as the size of the kitchen, 
bathroom and lack of study. 

The third and fourth most common 
themes were more private open space 
area and storage space. 

17.0%
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8. Stakeholder Engagement 

Table 1: Summary of Government/Agency Stakeholder Engagement 
State Government 
Department of Planning 
& Envionment 

General
a comprehensive LEP amendment, however comprehensive 
LEP amendments are only supported in the case of Council 
amalgamations or de-amalgamations. 
Housing nsity 
around town centres and transport corridors, and promote high 
quality medium density near centres are considered generally 
consistent with the strategies and actions of the District and 

Centres: An overall reduction in floorspace across multiple 
centres is not considered to be in alignment with the Regional 
and District plans, or the LSPS. It is considered that the proposed 
amendments may result in undue restriction on future investment 
and growth. It is recommended that the planning proposal be 
submitted with a robust feasibility assessment of the proposed 
control changes to affected centres.
Industrial and Employment Lands: It is recommended that the 
planning proposal provide further justification for the proposed 
control amendments, including consideration of appropriate 
zoning for industrial lands given the future employment 
opportunities in the Liverpool Collaboration Area and the 
Innovation Precinct.
Sustainability and Resilience: further discussion with the 
Department is required in relation to environmentally sensitive 
mapping. DPE Water Group provided suggestions for new LEP 
clauses. 
Transport and Infrastructure: The proposal meets the 
objectives and actions of the Region and District plans as the 
proposal seeks to deliver increased density in areas that are well 
serviced, thereby and optimising existing infrastructure. 
Development is also identified for areas that are close to existing 
centres, which helps to achieve 30-minute cities.
Further consultation: consultation and support from the 
following is required from Greater Cities Commission, Transport 
for NSW, DPE Environment and Heritage, DPE Housing, Local 
Aboriginal Land Council and Relevant utility providers.

Environment and
Heritage Group (DPE)

Submission received. Numerous comments including that the 
proposed LEP clauses for Terrestrial Biodiversity and Riparian 
Land will have limited success in protecting biodiversity and 
waterway health, and further protections such as application of 
Conservation zones is required. It is noted the LLEP 2008 
currently contains an Environmentally Significant Land layer, 
which the Scoping Report intended to update, and various 
Councils in NSW contain similar clauses as was proposed. It is
recommended further discussion occur with the Department 
regarding their recommendations. Further studies may include a 
review of Conservation zones under the LEP to support the 
planning proposal. 

Endeavour Energy Submission received. Supported proposed changes to rezoning 
Endeavour Energy sites to SP2 Infrastrucutre, with update to 
property details noted for one site. 
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Sydney Water Submission received. Request for liason regarding population 
forcasts within the LGA to assist with future servicing and 
upgrades, and support for rezoning a Sydney Water asset to SP2 
Infrastrucutre, as requested.  

Land & Housing NSW Submission received. Refer to Attachment B.
Department of 
Education 

Submission received. Refer to Attachment B.

Transport for NSW Recommends that local centres have the capacity to evolve and 
provide fine grain urban form, diverse land use, high walkability 
and to meet future demand for services and amenities by local 
communities which supports the 15-minute neighbourhood and 
30-minute city concept. Further consultation within TfNSW will 
occur in relation to specific sites within the LEP. 

Greater Cities 
Commission 

No submission received at the time of exhibition close. Further 
consultation will occur prior to planning proposal. 

 

9. Conclusion 

Next Steps
The results of the Liverpool LEP Review Early Exhibition will be reported to Council, and 
submitters will be notified. Following this, additional investigation and development of the 
Liverpool LEP Planning Proposal will occur. The Planning Proposal will be submiitted to the 
Liverpool Local Planning Panel and Council, then to the Department of Planning for a Gateway 
determination. 

Future Engagement 
Additional engagement will occur after a Gateway determination has been received, allowing 
the Planning Proposal to undergo community engagement.  
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Attachment C: Exhibition Promotional material  
 

Flyer with Yearly Rates Notice     Flyer at Customer Service & Libraries 

   
 

Customer Service and Macquarie Mall Digital Carousel  
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Facebook and Instagram Posts - 19th September 2022 
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Facebook, Instagram and LinkedIn Posts – 4 October 2022 

 

 Website Banner – throughout the exhibition period 

 
 

Facebook and LinkedIn Posts - Advertising Industry Workshop - 21st September 2022 
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Mayor Video – Posted to Facebook, Instagram and LinkedIn on 17 October 2022 

 

Liverpool Life September 2022 Edition 
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Facebook Post (boosted) – 31 October 2022 

 

Interactive Council Website – during entire exhibition period  
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Workshop Summary 
Medium Density Housing Workshop by Liverpool City Council 

Casula Powerhouse Arts Centre on 26 October 2022 
 

  
 
Participants  
 
Facilitator: Scott Newton, Gauge Consulting  
 
Liverpool City Council
 Mayor Ned Mannoun  
 Councillor Peter Harle 
 Councillor Fiona Macnaught 
 Councillor Karess Rhodes 
 Councillor Richard Ammoun 
 

 David Smith, Director Planning & Compliance  
 Luke Oste (LO), Coordinator Strategic Planning  
 Nancy-Leigh Norris (NN), Executive Planner  
 Tim Hayes, Healthy Planner  
 Brianna van Zyl, Strategic Planner  
 Lilyan Abosh, Strategic Planner  

 
Workshop Participants  
Approximately 20 workshop participants, across architecture, landscape architecture, 
planning, development industry and government backgrounds.  
 
Welcome and Introduction  
 
Mayor Mannoun: Acknowledgement of Country and welcome participants to the workshop.  
 
NN: Introduced the Question of the Day: “How might we all encourage development of great 
quality medium-density housing typologies in the Liverpool LGA?”  
 

 
 
NN & LO: Brief context of the Workshop in relation to the Liverpool context, including the Local 
Strategic Planning Statement, Local Housing Study and Strategy, Local Environmental Plan 
Review, the extent of R3 Medium Density Zoned land across the LGA, and the HillPDA study 
on Medium Density Housing within the Liverpool LGA.         
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Activity 1 - Defining the Challenge & Outcome 
 
Task: Write down ‘good outcomes’ and ‘greatest challenges’ for design and delivery of 
medium density housing on post-it notes (individually and then discuss in partners). In groups 
of four discuss the priority outcomes and challenges. Followed by discussion across the room.  
 
Summary of Good Outcomes for Medium Density Housing 
 
 Establishing a positive identity of Liverpool, with community pride in built form, the 

streetscape, and their choice to live in LGA as a place where they want to be. 
 Creation of places which deliver all types of housing for all life stages, as local connections 

are created when there are diverse designs which accommodate the whole of the 
community. 

 A cohesive neighbourhood where most residents are pleased with the mix and ensure 
medium density is accepted. 

 Diversity of product to meet diversity of demand, including lots of terrace homes to suit the 
older, younger, people with/without kids, people with pets, disabled, single parent families 
etc. 

 Accessibility in new housing enables us to care for those less able, such as ground floor 
options and use of ramps. 

 Great streets and streetscapes with trees, people, and environmental comfort. 
 Ground floor garages can use modern design and technology to create great visual 

outcomes for the street. 
 Consistency in application of controls and assessment process for Development 

Applications. 
 Prescriptive controls can be difficult to change, and flexible controls are needed so each 

development can suit the site. 
 Complying Development Certificates are easier and faster than Development Applications. 
 Greater flexibility in design (e.g. relax the 80sqm and carport requirement, articulation of 

wall length and rear single storey requirement). 
 Provision for different forms such as 3-bedroom dual occupancies. 
 Cost efficient development with Floor Space Ratio incentives for density, which reflects the 

highest and best use of land. 
 Sustainable outcomes such as low carbon materials. 
 
Summary of Greatest Challenges for Medium Density Housing 
 
 Lot widths of development sites in Liverpool means that amalgamation is usually needed. 
 Basements are limiting and there is little incentive to build due to being a Class 2 

development and expensive/complex. There are also safety and accessibility concerns 
relating to basements. It was noted that new modern design products and finishes allow 
ground floor garages to still look good from the street.  

 Slow approval times for Development Applications with Council. 
 The R2 Low Density Residential zone and minimum lot sizes are stopping diversity, as 

there is competition with big houses over the development of medium density. There are 
social expectations with the size of what a house should be.  

 Single dwellings are already valuable, so the commercial viability of development within 
the R3 Medium Density Residential zone is reduced by the existing single dwellings in the 
zone being expensive. 

 Challenges with Class 2 development, as home owners warranty makes development too 
hard (e.g. Manor Homes). 

 Car dependency & lack of public transport investment.  
 Failure of local facilities to expand when older neighbourhoods transform to medium 

density. 
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Activity 2 - Proposing Solutions 
 
Task: Group discussions to propose design solutions for medium density housing, to answer 
the question of - “How might we overcome our challenges to deliver our outcomes?”. Followed 
by sharing ideas in a broader discussion with the room.  
 
Community Education on Value of Medium Density 
 
 It is important to educate and/or re-educate the community on what can be a good 

outcome, and the value of medium density housing types, so they are more empathetic to 
the delivery of medium density housing. The community should be informed about what 
they have to gain from this type of development.  

 Belief that ‘dodgy developers’ create bad publicity, and concern that being next to a town 
house devalues their property. Reframing perspectives that this type of housing is not just 
for ‘other people’, but is suitable for most in the community, and that a big house and 
backyard is not always ideal for everyone.  

 Embrace the cycle of medium density housing, allowing for your house to change as you 
move through different periods of life. Include design features which benefit the 
community:  

o Improving accessibility (lifts, ability to retrospectively add in lifts for longevity of 
the house and ageing in pace) 

o Adaptable dwellings for elderly, downsizers, less mobile 
o Cater for work from home, need to have a formal study room  

 Show the community example projects, precincts, design testing or open houses, to take 
the community on a journey. Examples for inspiration - Edmondson Park, Anglicare etc.  

 
Medium Density Streetscape  
 
 The current streetscape is low density residential despite the R3 Medium Density 

Residential zone. There is a need to cater for future character and establish what a 
medium density streetscape should look like.  

 Height: 
o There should be a higher height limit  
o ~11m is an appropriate height in an R3 Medium Density zone 
o 3 storey built forms are deemed appropriate  
o Instead of the LEP specifying a height limit, impose a storey limit (i.e. 2 or 3 storeys)   

 Bulk, Scale & Setbacks: 
o Current assessment is too harsh 
o Reassess setbacks in line with the future character 
o Less setback required to achieve better outcome (i.e. front/side setbacks)  

 Façade: 
o Not a bad outcome to have the same façade along the development, it is also cost 

effective, as additional articulation and material adds to cost. 
o Fashion on facades changes every 6 months, so a control on a certain façade is 

restrictive. 
o Street facing development is preferred by the market. 

 
Aligning Liverpool LEP & DCP with the Codes SEPP 
 
 The current Complying Development Certificate (CDC) controls are more reflective of 

current market, and DCP controls should be aligned with the SEPP.  
 Solar Access:  

o People should expect less amenity in a medium density zone, and solar access 
shouldn’t be a consideration for townhouses.  

o The SEPP measures solar access to Private Open Space, rather than 2 hours per 
dwelling. This should be implemented in the DCP.   
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Activity 2 - Proposing Solutions (Continued) 
 
Car Parking  
 
 Parking rates in Council DCP are too high. People don’t use their basement, as its easier 

just to park on the street. No one uses their garage for their car, and it often gets turned 
into a child playroom or storage.  

 Reduce car parking, or provide flexibility in controls, such as specifying a maximum instead 
of a minimum, or introduce trade offs (e.g. provide 2 car spaces or alternatively 1 car space 
and increase POS). 

 Use of laneways to encourage rear loaded development (instead of basements): 
o See developments in Middleton Grange, Austral, Edmondson Park etc.  
o Safer outcome as cars away from pedestrian activity and enough casual 

surveillance to not present a CPTED concern 
o Front facades are better with laneways 
o Note: Council should have responsibility of maintaining rear lane  

 Electric charging facilities is the future. 
 Decentralised parking is not practical for certain dwelling compositions (e.g. family with 

kids), and is likely to be met with community backlash as it seeks to shift ways of life.  
 
Flexibility in Controls  
 
 “FLEXIBILITY, FLEXIBILITY, FELXIBILITY”. 
 DCP could be more objective based rather than control base, to suit different sites.  
 However also need certainty in what will be approved by Council. 
 Flexibility in ranges of controls, such as: 

o 2 car spaces or 1 car space, or other alternative solutions to parking  
o Scale of landscaping to provide more or less in different areas  
o Scale for a range of allotment size  
o Dwelling size - the 80sqm DCP control is too small, as it is a two bed unit and not 

creating diversity. A 95 or 100sqm control, or a scale of ranges could work better.  
 Floor Space Ratio: 

o Needs to be reassessed, as it is too restrictive and puts pressure on design 
outcomes.  

o Less focus on floorspace will improve flexibility in the DA pathway, and allows for 
greater ability to focus on amenity. 

o Remove FSR and rely on strict envelopes (height, setbacks, POS, parking etc) to 
control bulk and scale but still shift away from floor space numbers. However, this 
puts pressure on design outcomes, becomes a merit exercise and therefore can 
lead to lengthier assessment times. Developers may revert to the same numbers 
as pervious approvals to make the assessment faster.  

o Changes to FSR should be design tested to determine appropriate numbers.  
 
Feasibility  
 
 Requiring a 1,000sqm minimum lot size would be an issue, and would stop medium density 

housing delivery. Merging two 600sqm sites to create a 1200sqm site would need more 
than 8 town houses to make it feasible.  

 Negotiation with neighbours is costly, and difficult. Once they see a developer coming they 
double their expectations.  

 Subdivision Torrens Title can be more cost effective. 
 Make sure DCP controls allow for full FSR to be achieved.  
 Society wanted bigger homes – with new Work From Home challenges, everyone needs 

home offices etc, and want larger footprints.  
 Manor Homes aren’t being delivered due to them being a Class 2 building. Needs reform 

to National Construction Code for this type of housing to be feasibly delivered.  
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Activity 3 - Incentives & Innovation 
 
Task: Review the example of a potential medium density development incentive by HillPDA 
(increased heights and FSR for amalgamation of multiple sites), and as a table decide as a 
table how satisfied you are along the L-Scale (Love, Like, Live with, Lament, Loathe). Propose 
up to three additional incentives.   
 
Comments on HillPDA Medium Density Incentive 

Love Like Live With Lament Loathe 

     

 
 Lot Sizes: The proposed lot sizes needed to meet the example incentive are too large. 

Consolidation will not occur to meet the required size as it is too expensive. The incentive 
will not deliver dwellings, but will continue to encourage single site development as it is 
easier and land costs are cheaper. Preference is for redevelopment of single sites. 
 

 Frontages: Agree that street orientation is good, and gun barrel design is not a preferred 
outcome. The frontages listed in the incentives are too large, and not required if there is a 
percentage required for street orientation. The long frontages can be difficult to make 
active, and some streets aren’t long enough to meet the incentive requirement (e.g. 90m).  
 

 Centre: An incentive would need to be more specific regarding definition of centre and 
where the incentive applies. The example of 200m or 400m distance from a centre should 
be increased.  
 

 Other: Requiring a basement changes the building class. Need to accommodate more 
height to accommodate lift overruns. Needs to be accompanied by quicker approval times. 
Needs to be tested with designs.   

 
Alternative Incentives for Medium Density Housing  
 
 Provide a higher height limit.  
 If consolidating two blocks and providing more diversity, provide three storeys instead of 

current height limit. 
 Provide service/parking on ground floor, two floors on top and an apartment on ground 

floor for elderly. 
 Faster assessment turnarounds for diverse housing types.  
 Promoting development of types other than Class 2 buildings.  
 Increased Floor Space Ratio if providing shop/mixed uses. 
 Reduce amount of Private Open Space because it is a medium density area and it is to be 

expected to have less than a single dwelling.  
 Appropriate controls to facilitate the redevelopment of an existing site, rather than 

additional incentives.   
 Higher FSR for larger sites. 
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Next Steps  

 
The consultation work from this workshop will help to inform the details of the LEP review 
going forward. This will be combined with the feedback provided by the community and state 
agencies.  
 
In early 2023 Council will be undertaking further design testing of Medium Density Housing as 
part of the Liverpool LEP Review.  
 
A Principal Planning Proposal for a new Liverpool LEP will be prepared and an exhibition will 
occur post-Gateway. To sign up for updates on the LEP Review process, please visit the 
following link – Liverpool’s Local Environmental Plan Review | Liverpool City Council 
(nsw.gov.au)  
 
If you have questions regarding the Liverpool LEP Review, please contact Nancy-Leigh Norris, 
Executive Planner on 8711 7794, or email the team at lepreview@liverpool.nsw.gov.au.  
 
 

Thank you for your contribution to Liverpool City Council’s 
Medium Density Housing Workshop. 
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