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File: PP-2015/4  Doc: IC16/100444 

ITEM 1 
DRAFT PLANNING PROPOSAL LOT 101 825576 FARMBOROUGH ROAD, 
FARMBOROUGH HEIGHTS 

  

On 27 June 2016 Council resolved to prepare a draft Planning Proposal for Lot 101 DP 825516 
Farmborough Road, Farmborough Heights, which seeks to facilitate the subdivision of the land into 
approximately 30 large residential lots, together with the dedication of land with funding to Council to  
re-vegetate and protect in perpetuity the riparian corridor in the north-west of the site and other features 
of environmental significance on site.  This site was considered in the Farmborough Heights to  
Mt Kembla Concept Plan that was endorsed by Council (9 December 2013) and the Department of 
Planning (20 March 2014) to guide future development potential for this area.  The draft Planning 
Proposal was exhibited between 29 August and 27 September 2016.   

The purpose of this report is to provide feedback on the public exhibition and to finalise the Planning 
Proposal. It is recommended that the draft Planning Proposal be progressed to finalisation. 
 

RECOMMENDATION 

1 The draft Planning Proposal for Lot 101 DP 825516 Farmborough Road, Farmborough Heights be 
progressed by – 

a Finalising the Planning Proposal that seeks to amend: 

i the Land Zoning Map by rezoning 5.3 hectares of the site from RU2 Rural Landscape to 
E4 Environmental Living with a Minimum Lot Size of 2,000m² and Floor Space Ratio of 
0.3:1;  

ii rezoning 5.4 hectares from RU2 Rural Landscape to E4 Environmental Living with a 
Minimum Lot Size of 5,000m² and Floor Space Ratio of 0.3:1;  

iii rezoning the remainder of the site, including the northern riparian corridor (7.8 hectares), 
from RU2 Rural Landscape to E2 Environmental Conservation with a Minimum Lot Size of 
39.99ha; and  

iv updating the Natural Resource Sensitivity – Biodiversity Map. 

b The Planning Proposal also be finalised to rezone Lot 1 DP 720058 and Lot 1 DP 821495 (the 
paper road) located to the north of Lot 101 DP 825516 from RU2 Rural Landscape to  
E3 Environmental Management, consistent with the adjoining Lot 106 DP 825517. 

c The final Planning Proposal being referred to the NSW Department of Planning and 
Environment for the making of arrangements for drafting to give effect to the final proposal; and 

d Noting that the General Manager will thereafter proceed to exercise his delegation issued by 
the NSW Department of Planning and Environment under Section 69 in relation to the final 
proposal. 

2 Council support the proposed dedication (with funding) of the area proposed to be rezoned  
E2 Environmental Conservation (7.8 hectares) to re-vegetate and protect in perpetuity the identified 
environmental values of the site. 

3 The legal agreement for the transfer of E2 zoned land with funding to Council be finalised prior to 
development consent for subdivision.  

4 During the next review of DCP - Chapter B2 Residential Subdivision, additional clauses be added 
that encourage subdivision layouts to minimise isolated areas of ecological significance through the 
prioritisation of local and regional biodiversity corridors.  Where connectivity cannot be maintained 
or improved, consideration be given to creating ecological stepping stones for isolated areas. 
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REPORT AUTHORISATIONS 

Report of: Renee Campbell, Manager Environmental Strategy and Planning 
Authorised by: Andrew Carfield, Director Planning and Environment - Future City and Neighbourhoods  

ATTACHMENTS 

1  Site Locality Map and Current Zoning 
2  Constraints Maps 
3  Indicative Subdivision Plan 
4  Vegetation Management Plan 
5  Proposed Zoning, Minimum Lot Size, Floor Space Ratio and Natural Resource Sensitivity - 

Biodiversity Maps 
6  Summary of Submissions 
7  Isolated Environmental Lots 
  
 

BACKGROUND 

Location 

In September 2015 a Planning Proposal request was submitted by Plannex Environmental Planning on 
behalf of the landowner for Lot 101 DP 825516 Farmborough Road, Farmborough Heights which seeks 
to facilitate the subdivision of the land into approximately 30 large residential lots, together with the 
dedication of land with funding to Council to re-vegetate and protect in perpetuity the riparian corridor in 
the north-west of the site and other features of environmental significance on site.  The site comprises 
18.5 hectares and is currently zoned RU2 Rural Landscape.  It is bounded by land zoned  
R2 Low Density Residential in the east, E3 Environmental Management in the north, and RU2 Rural 
Landscape in the south and west (Attachment 1). 

Farmborough Heights to Mt Kembla Concept Plan 

This site was considered in the Farmborough Heights to Mt Kembla Concept Plan that was endorsed by 
Council (9 December 2013) and the NSW Department of Planning (20 March 2014).  The Concept Plan 
provides a strategic framework to guide future development potential for this area in the context of active 
conservation.  The key objectives of the Concept Plan were to provide certainty for the community by 
identifying land suitable for conservation and potential development within the study area.  Additionally, 
the Concept Plan provides the opportunity to implement a number of mechanisms that will conserve and 
manage the environmental attributes of the foothills of the Illawarra Escarpment. 

The focus of the development of the Concept Plan has been the long term management of the Illawarra 
Escarpment and the contribution that appropriately scaled and located residential development could 
make to conserving land of high ecological value, restoring degraded lands and providing an overall 
community benefit in terms of creating conservation opportunities.  The Plan recognises that ongoing 
management of areas of high ecological value will be required in order to maintain or improve 
biodiversity values of the Illawarra Escarpment, and stipulates that any development is linked to the 
protection and enhancement of key identified environmental attributes. 

The endorsed Concept Plan is importantly consistent with and complements the Illawarra Escarpment 
Strategic Management Plan (IESMP 2015) and the Illawarra Escarpment Land Use Review Strategy 
(IELURS 2007).  Succinctly, the Management Plan and Review Strategy consider that limited 
development may be possible having regard to the environmental sensitivity of the receiving 
environment provided there are mechanisms in place to drive rehabilitation and restoration of the land 
and its surrounds.  One of the principles of the IESMP is “recognition that the asset (the Escarpment) is 
in a degraded state and therefore continual improvement is required”.  The Concept Plan is also 
consistent with the objectives and targets of regional strategies including the Illawarra Biodiversity 
Strategy (2011) and the (then) Illawarra Regional Strategy 2006-31 (2007), with a focus on priority 
vegetation and important habitat corridors. 

In developing the Concept Plan it was necessary for the consultant (GHD) to provide a high level 
estimate of potential dwellings as input into traffic and utilities modelling to assess the likely impact that 
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potential development might have on existing infrastructure and amenity.  These estimates were used to 
develop a Concept Plan, with the GHD report clearly stating that these estimates did not constitute a 
guarantee of the estimated development potential nor a detailed subdivision plan.  Additionally, it was 
acknowledged in the report to Council (13 December 2013) that the Strategic Planning Study conducted 
to inform the development of the Concept Plan included a number of high level investigations, and hence 
identified that more detailed site specific studies may produce some variations to the findings and 
associated recommendations contained in the Concept Plan.  It was recommended that as new 
information and/or studies are completed in the future there may be the opportunity to revisit the Concept 
Plan recommendations, should amendments be justified.  The role of the Concept Plan is to guide 
development in the area with individual Planning Proposals invited for specific land holdings, and 
updated and more detailed studies encouraged in this regard. 

The endorsed Concept Plan identified potential to rezone this site at Farmborough Road  
Farmborough Heights to permit additional large lot residential development, subject to satisfying the 
accompanying Planning Principles and demonstration that an improved environmental outcome could be 
achieved for the land.  The Concept Plan recommended an E4 Environmental Living zoning for the 
developable area (roughly half the area to have a minimum lot size of 5,000m² and half a minimum lot 
size of 2,000m²), which would enable approximately 25 lots/dwellings.  An E2 Environmental 
Conservation zoning was recommended for the riparian corridor in the north-west of the site (containing 
approximately  
6.2 hectares of Moist Box Red Gum Foothills Forest) and the south east corner (in recognition of stands 
of Illawarra Lowlands Grassy Woodland endangered ecological community – approximately  
1.5 hectares). (Attachment 2).  The Concept Plan identified the opportunity for the long term 
management, protection and enhancement of the riparian corridor in order to re-establish an east west 
biodiversity corridor. 

Draft Planning Proposal request /development proposal 

The development strategy seeks large lot residential development opportunity on land identified in the 
Concept Plan with little ecological value (areas dominated by cleared land, grazed areas and exotic 
vegetation), and proposes to undertake ecological conservation and rehabilitation works associated with 
the riparian corridor in the north-west of the site and other areas identified as containing environmental 
values (see Attachment 2 – Constraints Map). 

The submitted draft Planning Proposal request is seeking a rezoning to the recommended E4 
Environmental Living and E2 Environmental Conservation zoning.  Consistent with the Concept Plan, a 
minimum lot size of 2,000m² is proposed adjacent existing residential development and 5,000m² lots are 
proposed for land in the west of the site, to provide a gradation of lot sizes toward the escarpment and to 
reflect potential geotechnical and bushfire constraints.  The submitted draft Planning Proposal request 
would result in approximately 30 residential lots (21 at 2,000m² and 9 at 5,000m²) depending on further 
investigations and finalisation of a subdivision plan at the development application phase, and the 
conservation of 7.8 hectares of the site as four public reserve lots with funding provided (Attachment 3).  
Dedication of the E2 zoned parcels to Council and the timing of funding will be subject to further 
negotiations between Council and the land owner, and conditioned through the development application 
process. 

The Office of Environment and Heritage (OEH) has identified that the subject site represents a 
strategically important linkage opportunity in the context of the foothills and escarpment, and strongly 
support a long term conservation outcome being achieved for the site through establishing the proposed 
conservation areas.  The OEH supports public ownership with allocated funding as the preferred 
mechanism for the long term protection of conservation values, as this would secure the ongoing 
vegetation and habitat management and funding in perpetuity.  A Vegetation Management Plan 
(February 2016) details the management and restoration efforts for the areas designated as 
conservation zones, with the intention of dedicating these areas (with funding) to Council for on-going 
management (Attachment 4).  The VMP identifies an amount of $370,000 to provide in perpetuity 
funding for on ground works (i.e. lump sum sitting in an interest bearing account).   

On 27 June 2016, Council considered a report on the draft Planning Proposal request and resolved: 
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1  A draft Planning Proposal be submitted to the NSW Department of Planning and Environment for 
 Lot 101 DP 825516 Farmborough Road, Farmborough Heights, seeking a Gateway determination 
 to: 

 a rezone 5.3 hectares of the site from RU2 Rural Landscape to E4 Environmental Living with a 
Minimum Lot Size of 2,000m² and Floor Space Ratio of 0.3:1; 

 b  rezone 5.4 hectares of the site from RU2 Rural Landscape to E4 Environmental Living zoning 
with a Minimum Lot Size of 5,000m² and Floor Space Ratio of 0.3:1; 

 c  rezone the remainder of the site, including the northern riparian corridor (7.8 hectares) from 
RU2 Rural Landscape to E2 Environmental Conservation with a Minimum Lot Size of 39.99ha; 
and 

 d update the Natural Resource Sensitivity–Biodiversity Maps (Attachment 5). 

2  The draft Planning Proposal also rezone Lot 1 DP 720058 and Lot 1 DP 821495 (the paper road) 
located to the north of Lot 101 DP 825516 from RU2 Rural Landscape to E3 Environmental 
Management, consistent with the adjoining Lot 106 DP 825517. 

3.  Council support the proposed dedication (with funding) of the area proposed to be rezoned  
E2 Environmental Conservation (7.8 hectares) to re-vegetate and protect in perpetuity the identified 
environmental values of the site. 

4  Following the Gateway determination, the draft Planning Proposal be exhibited for 28 days. 

5  The Department of Planning and Environment be requested to issue authority to the General 
Manager to exercise plan making delegations in accordance with Council’s resolution of  
26 November 2012. 

6 A report be prepared which explores possible planning policies that reduce the creation of isolated 
lots of environmentally significant land separated from larger areas of similar land. 

A favourable Gateway determination was subsequently received on 11 July 2016 and the draft Planning 
Proposal was exhibited between 29 August and 27 September 2016. 

PROPOSAL 

The purpose of the draft Planning Proposal request is to facilitate a development strategy for the subject 
lands to allow large lot residential development on part of the site, together with the dedication of the 
remainder of the land to Council with funding to re-vegetate and protect in perpetuity the identified 
environmental values of the site, including rehabilitation of an important east-west corridor.  This is in line 
with the Farmborough Heights to Mt Kembla Concept Plan and associated planning principles (2013), 
where any rezoning on a property must lead to an overall conservation improvement. 

The development strategy for this site has the potential to support, rehabilitate and improve the following 
important environmental functions of the riparian corridor: 

 providing a diversity of fauna and flora habitat resources; 

 providing connectivity between wildlife habitats; 

 providing bed and bank stability and reducing bank and channel erosion; 

 protecting water quality by trapping sediment, nutrients and other contaminants; and 

 conveying flood flows and controlling the direction of flood flows. 
 

A site specific restoration strategy will be developed by Council’s natural resources staff to provide 
guidance on a range of standard and other management actions to improve biodiversity values on site.  
Councils’ natural resources staff have conducted a number of site visits to confirm the vegetation 
communities and provide feedback on an appropriate plan for on-going conservation management.  
Standard management actions will include: 
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 weed control of noxious and environmental weed species; 

 revegetation to restore native vegetation cover over areas of cleared and disturbed pasture; 

 supplementary planting in areas of sparse native vegetation cover, to supplement natural 
regeneration and provide weed suppression; 

 implementation of fire management regime that is designed to provide improved ecological 
function; 

 sediment and erosion controls; 

 vertebrate pest management; and 

 maintenance of natural flow regimes in the riparian zone. 
 

Depending on the site conditions, further assessment may identify additional management actions to 
those highlighted above to contribute to the improvement of biodiversity values.  In addition to 
regeneration works, the natural resources staff also envisage the construction of defined walking tracks, 
to limit damage to bushland once the community begin using the reserves for bushwalking. 

CONSULTATION AND COMMUNICATION 

The draft Planning Proposal was exhibited between 29 August and 27 September 2016 following the 
Gateway determination.  The Gateway determination required that the following public authorities be 
consulted: 

 NSW Rural Fire Service 

 NSW Office of Environment and Heritage 

 Environment Protection Authority 

The public exhibition was advertised through Council’s website and in the Illawarra Mercury and 
Advertiser newspapers.  Copies of the suite of documents were available for viewing on Council’s 
website, in Wollongong and Unanderra libraries, and at Council’s Customer Service Centre in the 
Administration Building, Wollongong.  Adjoining property owners, public authorities, Neighbourhood 
Forum 5 and the Farmborough Heights Action Group were notified of the public exhibition by mail.  The 
exhibition was included as an agenda item at the 24 February 2016 and 21 September 2016 meetings of 
the Escarpment Planning Reference Group (EPRG).   

As a result of the public exhibition the website page received 210 views. A total of 26 submissions were 
received (through preliminary notification and public exhibition), as follows: 

 Office of Environment and Heritage (OEH) 

 NSW Rural Fire Service (RFS) 

 Roads and Maritime Services (RMS) 

 Sydney Water 

 Environment Protection Authority (EPA) 

 Jemena 

 Community (20) 

A summary of submissions is contained in Attachment 6.  The key issues raised in submissions are 
discussed below. 

Ecological value 

The Office of Environment and Heritage (OEH) has identified that the subject site represents a 
strategically important linkage opportunity in the context of the foothills and escarpment, and strongly 
support a long term conservation outcome being achieved for the site through establishing the proposed 
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conservation areas.  The OEH support public ownership with allocated funding as the preferred 
mechanism for the long term protection of conservation values.  The Department of Primary Industries – 
Water also support public ownership of riparian corridors to ensure appropriate long term management 
of the function and health of these areas. 

The focus of the Planning Proposal on riparian conservation to improve the ecological value of the 
watercourse is consistent with the Illawarra Biodiversity Strategy (2011), which highlights the 
degradation of native riparian vegetation and invasion of exotic weeds as major threats to biodiversity in 
the Illawarra, and identifies the importance of Council encouraging conservation and restoration efforts 
on private land in this regard.  The value of landscape connectivity is well recognised by various state, 
regional and local policies, including Australia’s Biodiversity Conservation Strategy (2009) and the 
Southern Rivers Catchment Action Plan (2013-23).  Maintaining connectivity and enhancing existing 
connectivity within corridors by regenerating or revegetating missing links is also one of the three 
recommended approaches to managing biodiversity in the face of climate change. 

The OEH recognises the potential for net conservation gains at this site as a result of the exhibited 
Planning Proposal. 

Servicing 

The Roads and Maritime Services (RMS) and Sydney Water raised no objections to the Planning 
Proposal.  Sydney Water did note that preliminary investigation indicates that the existing water supply 
system can only service development up to a ground level of 144m AHD, and recommend the final 
subdivision road and lot configuration ensure that water service connections are not above this level.  
The Sydney Water submission advised that the proponent can lodge a feasibility application to obtain 
further advice to assist in planning the subdivision layout, and to ascertain the wastewater catchment 
boundaries.  

As a result of the exhibition, twenty (20) submissions were received from the community.  A key concern 
expressed in the community submissions centred on the pressure additional development would place 
on local infrastructure (particularly roads).  Some 15 submissions sought a solution to existing problems 
along Farmborough Road before more development applications are approved.  The narrowness of 
Farmborough Road and Panorama Drive was raised, with cars reportedly parking illegally on particularly 
narrow stretches identified as a key safety concern in the area.  The Concept Plan identified sufficient 
capacity within the existing road network to accommodate the estimated traffic generation from the 
proposed development.  Further traffic input will be sought at the development application phase. 

Consistency with concept plan 

Concern was also raised in relation to the indicative subdivision plan depicting 30 lots, in contrast to the 
estimation of 25 lots provided in the Concept Plan (14 submissions).  In developing the Concept Plan it 
was necessary for the consultant (GHD) to provide a high level estimate of potential dwellings as input 
into traffic and utilities modelling to assess the likely impact that potential development might have on 
existing infrastructure and amenity.  These estimates were used to develop a Concept Plan, with the 
GHD report clearly stating that these estimates did not constitute a guarantee of the estimated 
development potential nor a detailed subdivision plan.  The subdivision plan provided as part of the 
Planning Proposal request is indicative only, based on high level investigations.  Further investigations 
and consultation with relevant public authorities will be required at the development application phase, 
which will then inform the finalisation of a subdivision plan.   

Whytes Gully Waste and Resource Centre  

The proximity of the proposed development to Whytes Gully Waste and Resource Centre was raised as 
a concern in 14 submissions, in the context of odour complaints emanating from Whytes Gully and 
surrounding waste processing facilities.  Submissions made reference to “EPA Environmental Guideline: 
Solid Waste Landfill, Second Edition, 2016”, requesting Council introduce an exclusion zone of 1000 
metres for residential development.   

The Farmborough Heights to Mt Kembla Concept Plan acknowledged the location of the Whytes Gully 
Waste and Resource Centre on the south west boundary of the Study Area, and the EIS Guidelines for 
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Landfilling (1996) recommendation that a distance of 250 metres should be observed between a 
residential zone and any proposed landfill.  The Concept Plan acknowledged potential for impact on 
properties in close proximity to the site, and recommended that properties within 250 metres of Whytes 
Gully not be eligible for any further development for the next ten years, to be reviewed depending on 
operations at Whytes Gully. 

New guidelines were introduced in 2016 by NSW EPA for solid waste landfills to provide guidance for the 
environmental management of landfills in NSW by specifying a series of ‘Minimum Standards’.  They 
involve a mix of design and construction techniques, effective site operations, monitoring and reporting 
protocols, and post-closure management.  The NSW Environment Protection Authority (EPA) will use 
these guidelines to assess applications for new or varied landfill licences under the Protection of the 
Environment Operations Act 1997 and to assess issues that arise during the operational and post-
closure periods of landfills.  The EPA clearly state that these guidelines do not contain express buffer 
distances or locational requirements, however do identify a number of recognised environmentally 
sensitive and inappropriate areas for landfilling, including (but not limited to) sites within 250 metres of an 
area of significant environmental or conservation value, residential zone or dwelling, school or hospital 
(referred to as “sensitive uses”).  The guidelines state that, where practicable, buffers of at least 1000 
metres should be provided to residential zones, schools and hospitals to protect the amenity of these 
land uses from odour, noise and other impacts in the case of large putrescible waste landfills (more than 
50,000 tonnes of putrescible waste per year).  Observance of such a buffer would be more likely to be 
achieved in the case of new operations being considered – in the case of Whytes Gully such a buffer is 
clearly not practicable, with approximately 400 existing properties in Farmborough Heights located within 
1,000 metres of Whytes Gully.   

The Whytes Gully Centre has operated at this site for 16 years, demonstrating compliance with the 
Environment Protection Licence (5862) issued by the EPA under the Protection of the Environment 
Operations Act 1997.  All landfills must meet the requirements of the Act and the regulations made under 
that Act. The landfill occupier must not pollute waters in breach of section 120, cause air pollution in 
breach of sections 124, 125 or 126, or emit offensive odour in breach of section 129 of the Act.    The 
Whytes Gully facility is in relatively close proximity to residential development, and Council does receive 
complaints about odour from the facility.  Council has instigated specific odour mitigation and 
management strategies to address these issues. 

The EPA was consulted as part of the exhibition and confirmed the Whytes Gully facility is regulated 
under an Environment Protection Licence (EPL 5862) and has been working with the Council to deliver 
substantial improvements in relation to odour control.  The EPA submission also stated that the Facility 
existed before the publication of the new Guideline and therefore the 1000 metre buffer zone for large 
landfills mentioned within the publication is not achievable in this instance.  The EPA submission 
acknowledged that, while a variety of measures have been implemented as part of the EPA licence to 
improve odour control, adverse odour impacts are unlikely to be completely avoided and there has been 
a history of community complaints in the vicinity of the Facility.  Consideration could be given to a 
notation being placed on 149 certificates for properties within 1000m of the Whytes Gully industrial area, 
should Council consider this necessary. 

Proposed Public Reserves 

Some 13 submissions expressed concern that the four areas identified for public reserves and 
conservation were fragmented and suggested that an improved environmental outcome may be possible 
by linking these four areas, to provide a continuous corridor for wildlife and vegetation.  The suggestion 
was also made that an easement buffer on the eastern boundary in the vicinity of the eastern gas 
pipeline may create the opportunity for walking tracks linking the conservation areas and usable spaces 
for the wider community to enjoy.  It was requested that the final subdivision plan provide for adequate 
access opportunities to the proposed conservation areas.  These comments relate to the Council 
resolution that possible planning policies should be explored to reduce the creation of isolated lots of 
environmentally significant land separated from larger areas of similar land (Attachment 7). 

It should be noted that a series of non-connected habitat parcels as depicted in the draft Planning 
Proposal can result in a stepping stone corridor effect which is widely recognised as assisting to reduce 



 Ordinary Meeting of Council 13 March 2017 12 

 

 

the effects of fragmentation, as animals use these areas to find shelter, food or to rest.  Advice from the 
Environment team confirms that a combination of riparian revegetation efforts in the large area in the 
north-west, and a series of stepping stone patches of habitat, will enhance the wildlife corridor on site 
and provide functional connectivity, contributing to animals moving more freely to find food, shelter and 
opportunities to breed.  Street tree planting as part of any future subdivision design will also enhance the 
stepping stone effect.  Further consultation will occur with the proponent in this regard in the finalisation 
of the subdivision design, noting the desire of the wider community for the creation of usable spaces to 
appreciate and gain access to the areas being set aside for conservation. 

Attachment 7 provides a report which explores existing planning policies and strategies that reduce the 
creation of isolated lots of environmentally significant land.  The report identifies the existing policies and 
strategies available to Council to enhance environmental outcomes from urban development which 
prioritise the importance of biodiversity corridors as well as less connected habitat parcels which create a 
stepping stone effect.  In addition to existing policies and strategies, it is proposed that clauses be added 
to the DCP to achieve this intent during the next review of Chapter B2 Residential Subdivision. 

Concern was expressed in 6 submissions that the amount of money to be set aside for establishing and 
maintaining the public reserve areas will not be sufficient with assurance sought that a legally binding 
arrangement be in place for the proposed dedication before approval is given to rezone.  A Vegetation 
Management Plan (VMP) was prepared (February 2016) which included calculations of indicative 
costings for the proposed dedication of vegetation areas using the BioBanking standard management 
actions and a modified version of the OEH BioBanking Trust Fund Deposit spreadsheet methodology, 
applying the in perpetuity funding model (as advised by OEH).  An amount of $370,000 has been 
identified to provide in perpetuity funding for the on ground works (i.e. a lump sum sitting in an interest 
bearing account).  This report is seeking a Council resolution that the legal agreement for the transfer of 
E2 zoned land with funding to Council be finalised prior to development consent for subdivision. 

Stormwater and Flooding 

Concern about flooding, drainage and stormwater was raised in 7 submissions, with accounts of an 
already overloaded drainage system.  Submissions were seeking assurance that the developer would be 
responsible for upgrading the system and ensuring any runoff created is retained on site.  The internal 
Council referral recommended that approval of the proposed layout and potential building envelopes be 
deferred until the DA stage when sufficient information will be requested to address any flooding and 
stormwater constraints in line with Council’s polices.  The proponent would be responsible for an 
upgrade of the pavement and stormwater within Farmborough Road adjacent the site. 

Bushfire Management 

The NSW Rural Fire Service (RFS) raised no objection to the Planning Proposal, subject to any future 
subdivision layout achieving a realistic building footprint and associated APZ wholly within each 
individual lot, and observance of sections 4.1.3 (1) Public Access and 4.1.3 (2) Property Access in 
Planning for Bush Fire Protection 2006 in the design of future roads and access handles for battle-axe 
blocks.   

Bushfire management was raised as a concern in 6 submissions, with the suggestion made to link the 
development to Panorama Drive as an alternative escape route.  The RFS will be further consulted at 
the development application phase to ensure compliance with “Planning for Bush Fire Protection 2006”, 
safety of access/egress in the event of a fire and that any future subdivision layout can achieve a 
realistic building footprint and associated APZ wholly within each individual lot.  The potential for an 
alternative access through Panorama Drive will be subject to further investigation. 

Visual Impact 

A visual impact assessment was requested in 8 submissions, with the need for an additional study 
addressing European heritage raised in 6 submissions. In developing the Concept Plan a Visual Impact 
and Landscape Character Assessment was undertaken to investigate landscape sensitivity and capacity 
to accommodate change.  This assessment identified areas with potential to be developed, sites that are 
marginal and would be subject to significant visual assessment controls, and those sites that cannot be 
developed.  The majority of this site (with the exception of the stand of EEC in the south east) was 
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identified with potential to be developed in this regard, noting that the Wollongong Development Control 
Plan 2009 requires the submission of a visual impact assessment report.   It is recommended that the 
potential visual impact of a subdivision on the upper ridges should be carefully considered at the 
development application stage through a visual impact analysis with respect to the principles and 
strategies outlined in the IESMP, given the heritage significance of the Illawarra Escarpment and the 
cultural significance of Mt Kembla.  Due to the site context, further Aboriginal and European heritage 
investigation may be required to inform the subdivision development application. 

Eastern Gas Pipeline 

Five submissions raised concern about the proximity of the proposed development to the Eastern Gas 
Pipeline, with an E2 zoned buffer suggested to avoid potential accidents by private land owners.  
Australian Standard AS 2885 requires a risk review of the pipeline operation in the event of the land 
around a pipeline being rezoned resulting in a change in land use and change in risk exposure to the 
pipeline.  Jemena has indicated they will undertake a review of the proposed development in accordance 
with requirements of AS 2885 and that these findings shall be included in any subsequent development 
application to ensure that the Pipeline risks are appropriately considered and managed in the planning 
and design of the development and subdivision.  Jemena will work with the developer to ensure that a 
Pipeline Safety Management Study is included as part of the submission of any development application, 
with appropriate buffers and building envelopes ascertained. 

Graduation of Lot Size towards Illawarra Escarpment 

Support for the proposal focused on the opportunity to purchase larger blocks and an appropriate scale 
of proposed development in relation to the surroundings.  The potential for environmental preservation of 
part of the site and to create enhanced public access to the escarpment for recreational activities was 
also raised as a positive outcome of the Planning Proposal.  The possibility of creating walking tracks, 
linking to the Mt Kembla ring track was raised in this context. 

Other Issues 

The table below summarises other issues raised during the public exhibition. 

Submission  Comment 

Concern about clearing of vegetation for 
siting of houses/roads and the 10/50 ruling 
in bushfire zones. 

2 community 
submissions 

E2 zoning and dedication to Council would 
avoid any unintended impacts from the 
10/50 Code, as the Code cannot be 
applied on Council land without 
landowner’s consent. 

Object to loss of beauty of the escarpment 2 community 
submissions 

Noted 

Concern that wildlife will be killed by 
domestic cats/dogs or forced to move 
further up the escarpment. 

1 community 
submission 

Noted 

Concern that our existing services will be 
impacted by development – breakages in 
existing line/decrease in water quality or 
pressure 

1 community 
submission 

Noted – to be assessed further at DA 
stage. 

Concern that the Proposal will not deliver 
the necessary environmental outcomes 
under Community Title subdivision. 

1 community 
submission 

In response to OEH feedback it was 
agreed that the proposed E2 lands be 
dedicated to Council with funding as the 
most appropriate mechanism to ensure in 
perpetuity conservation  

Concept Plan suggests zoning some land 
identified as Managed Open Space RE1 
for public recreation – object to inclusion of 
additional E4 lands in the north which 

2 community 
submissions 

Areas identified in the Concept Plan for 
potential RE1 zoning were areas without 
ecological constraints but considered 
potentially subject to bushfire constraints, 
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Submission  Comment 

Concept Plan shows as constrained by 
bushfire, significant vegetation, riparian 
corridors and unstable land.  

and hence would function as APZs.  Updated 
ecological assessment confirmed part of the 
site in the north was not constrained by 
significant vegetation (and therefore bushfire) 
hence removing the need for an APZ buffer.  
Updated geotechnical studies also confirmed 
potential for development.  These areas were 
subsequently mapped “potential developable 
area”, with a minimum lot size of 5,000m² - 
suitable building envelopes to be identified at 
the DA stage when further studies will be 
required. 

Request covenant specifying rural type 
fencing 

1 community 
submission 

Noted – WDCP 2009 fencing controls are 
designed to allow for (among other 
constructions) resident privacy. 

Fences in bush fire prone areas are to be 
metal or masonry construction. 

No compelling case made to show that the 
proposed rezoning will contribute to 
protect the escarpment or benefit the 
community. 

4 community 
submissions 

The indicative subdivision plan is consistent 
with the recommendations of the Concept 
Plan.  The focus on the development of the 
Concept Plan is the long term management 
of the Illawarra Escarpment and the 
contribution that appropriately scaled and 
located residential development could 
make to conserving land of high ecological 
value, restoring degraded lands and 
providing an overall community benefit in 
terms of creating conservation 
opportunities.  The OEH has recognised 
the potential for net conservation gains at 
this site as a result of the exhibited 
Planning Proposal.   

Concern about appropriate access to the 
site and safe intersection sight distances. 

2 community 
submissions 

Safe access and egress will be addressed 
when finalising a subdivision plan at the 
development application phase. 

Geotechnically constrained areas 2 community 
submissions 

The geotechnical report submitted is 
considered sufficient to demonstrate that 
the rezoning is feasible form a geotechnical 
perspective.  Further geotechnical advice 
will be required to support the engineering 
designs for any subdivision which follows a 
successful rezoning 

Seeking reassurance that the water board 
road won’t become an access road for the 
subdivision 

1 community 
submission 

Noted – not shown on indicative 
subdivision plan. 

Concern about acoustic impacts of the 
Maldon Dombarton Rail Line 

1 community 
submission 

Chapter B1 of Wollongong Development 
Control Plan 2009 “Residential 
Development” considers controls for 
residential development near rail corridors 
at the development application phase. 

Planning proposal does not include 
supporting documentation from relevant 
servicing authorities in relation to water, 
sewer, electricity and gas supply.  Need 

1 community 
submission 

Input from relevant authorities sought 
during preliminary notification, and included 
in report to Council.  Authorities notified of 
public exhibition for additional feedback.  
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Submission  Comment 

for buffer for power easement  Potential easements will be taken into 
consideration in the finalisation of the 
subdivision plan. 

Object to inclusion of paper road in 
Planning Proposal – seek to retain current 
RU2 zone to protect rights with respect to 
long term use of the land 

Land owner Noted – the Planning Proposal would result 

in an isolated 10 metre wide paper road 

zoned RU2 – it is recommended that the 

paper road be rezoned to E3 to be 

consistent with the adjoining Lot 106 DP 

825517. 

Support proposal – property values will 
increase, good opportunity to purchase 
larger blocks, not overdevelopment 

1 community 
submission 

Noted 

Support enhanced public access to 
escarpment for recreational activities – 
suggest public trails linking public land to 
local streets and Mt Kembla Ring Track. 

1 community 
submission 

Noted 

 

PLANNING AND POLICY IMPACT 

This report contributes to the delivery of Wollongong 2022 objective “The natural environment is 
protected and enhanced” under the Community Goal “We value and protect our environment”.  It 
specifically delivers on the following:  

Community Strategic Plan Delivery Program 2012-2017 Annual Plan 2016-17 

Strategy 5 Year Action Annual Deliverables 

1.6.1 Our urban environment minimizes impacts on habitat 
and biodiversity and areas of high conservation value 
are protected 

1.6.1.1 Review planning controls for 
environmentally sensitive locations 

Continue to assess Planning Proposals against environmental 
strategies, including the Illawarra Biodiversity Strategy and the 
Illawarra Escarpment Strategic Management Plan. 

 

The Farmborough Heights to Mt Kembla Strategic Planning Study and resultant Concept Plan were 
developed in the context of relevant legislation such as the Environmental Planning and Assessment Act 
1979, the Threatened Species Conservation Act 1995, the Environment Protection and Biodiversity 
Conservation Act 1999, and the Noxious Weeds Act 1993.  Importantly the Strategic Planning Study 
builds on existing Council policy and studies adopted by Council to guide development in the vicinity of 
the escarpment, to reflect constraints of the land and community sentiment, by providing updated 
information.  These include the Illawarra Escarpment Strategic Management Plan (2015), Illawarra 
Escarpment Land Use Review Strategy (2007), Wollongong DCP 2009 and the Illawarra Biodiversity 
Strategy (2012).  The Planning Proposal is consistent with the objectives and goals of the Illawarra 
Shoalhaven Regional Plan (2015). 

CONCLUSION 

The dedication to Council with funding of ecologically constrained land in association with large lot 
residential development will provide a suitable development outcome for this site whilst significantly 
enhancing the biodiversity values of an important riparian and habitat corridor in the north west and 
protecting the stands of EEC in the south east of the site.  The Office of Environment and Heritage has 
acknowledged the potential for net conservation gains at this site and supports Council ownership via 
dedication with funding to ensure the long term conservation and protection of the biodiversity values on 
the site.  It is recommended that Council resolve to finalise the Planning Proposal. 
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