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Figure 1: Aerial Photograph showing site and locality
Source: Nearmap

1 INTRODUCTION

1.1  Overview

Beveridge Wiliams has been engaged by Mirvac Residential (NSW) Developments Pty Ltd (Mirvac) to
prepare a Development Application (DA) for the installation and use of a temporary sales office at 2
Bullecourt Avenue Milperra (Lot 2in DP1291984).

The site has until recently been used as the Milperra Campus of Western Sydney University (WSU). The
existing campus is spread out, consisting of a range of buildings used for learning, student housing and
office administration. In addition, the Campus also possesses ancillary parking, footpaths, open space and
vegetation.

Over the past 24 months, students and staff have gradually transitioned to the WSU Liverpool CBD Campus
with remaining faculties having moved to the recently completed Bankstown CBD campus developed as
a key component of WSU's Western Growth Strategy, an ambitious program that is reshaping the
University’s campus network with hi-tech state of the art campuses and city centre placemaking.

The future redevelopment of the Milperra campus will build organisational capacity for the University, and
develop funding streams for its teaching, learning and research to serve the needs of the western Sydney
community.

To facilitate a redevelopment of the site, Mirvac and WSU have entfered info an agreement to redevelop
the site for residential, business, recreation and conservation uses. As a result, the existing Milperra campus
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(excepft for the childcare centre) was fully vacated on 31 December 2023. The childcare centre will remain
operational during the 2024 calendar year and refurbished and re-opened thereafter.

The site is currently being rezoned under Planning Proposal PP-2021-5837 to enable the proposed master
planned community designed to provide optimum amenity for the existing and future residents within the
neighbourhood. The Planning Proposal is anticipated to be gazetted by April 2024.

This Statement of Environmental Effects (SEE) details the necessary information for the proposed installation
and use of the tfemporary sales office to be assessed by the consent authority, including a description of
the site, its surrounds, and in accordance with Section 4.15 of the Environmental Planning and Assessment
Act 1979 (The Act), an assessment of the proposal against the relevant matters for consideration and
planning controls. It has been prepared in accordance with Section 24 of the Environmental Planning &
Assessment Regulation 2021 (EP&A Reg) for the purposes of:

e demonstrating that the environmental impacts of the development have been considered;
and
e outlining steps to be undertaken to minimise impacts on the local amenity and environment.

The enclosed documentation identifies the extent of works proposed to be undertaken in order to facilitate
this development. The DA is accompanied by architectural plans which detail the extent of the sales office
including sizes and dimensions, and associated reports and plans.

1.2 Background

The Milperra College of Advanced Education occupied the site between 1975 and 1983 followed by the
Macarthur Institute of Higher Education in 1989. In 1989 the Hawkesbury Agricultural College and the
Nepean College of Advanced Education were amalgamated to form the University of Western Sydney.
The WSU Milperra Campus is one of 11 WSU campus sites throughout western Sydney. In recent years all
campuses have changed their name fo Western Sydney University (WSU). The campus previously
supported students, staff, and faculty by providing learning facilities, student accommodation, staff offices,
childcare cenftre, recreational amenities, and car parking. In 2016 the campus supported approximately
8,166 students, 195 academic staff and 128 professional staff.

The site was recently rezoned to allow for reinvestment into the University's objects and functions under the
Western Sydney University Act 1997. The Milperra Campus has relocated to the Bankstown CBD where
increased access to public transport and other services are available. Approximately 3.7ha of land in the
southeast portion of the site has recently been subdivided and transferred to the adjoining Mount St Joseph
Catholic College to allow for expansion opportunities. This parcel of land being Lot 102 DP 874035 does not
form part of the masterplan to redevelop the campus.

Mirvac and the WSU have entered info an agreement to redevelop the land for residential purposes.
Mirvac are industry leaders in providing residential developments that focus on high quality open space
and community centric facilities which not only creates an all-inclusive neighbourhood but will integrate
seamlessly with the existing residential community.
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Figure 2: Indicative Master Plan
Source: Mirvac

The demolition of the maijority of structures on site has been approved via a separate DA DA-1512/2023
(PAN-381273), which was approved by Canterbury Bankstown Council on 31 May 2024. These works are

currently occuring on site.

1.3 Supporting documentation
The following documents accompany, and should be read in conjunction with, this SEE:

Appendix A - Deposited Plan 1291984
Appendix B — Detailed Survey Plan by Beveridge Williams, dated 07.08.2020, Ver B

Appendix C — Architectural Plans by Mirvac Design, dated 26.11.2024, Ver C
Appendix D - Service and Carpark Plan by Beveridge Williams, Ref: 2301879-305 dated 3.12.2024

Ver G

Temporary Sales Office - SEE W
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2  SITE & DEVELOPMENT CONTEXT

2.1 Locality

The site is in Milperra which is a suburb located 24km southwest of the Sydney Cenftral Business District and
isin the local government area (LGA) of Canterbury Bankstown. Milperra is bordered by the Georges River
and features several parks and reserves including Bankstown Golf Course. The local area consists of a mix
of residential, commercial, educational, recreation and industrial land uses.
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Figure 3: Locality Map
Source: Google Maps

2.2 Site Description
The site is identified as Lot 1in DP101147 and Lot 2 in DP1291984 with a street address of 2 & 2A Bullecourt

Avenue Milperra.

The site has an area of 19.62 ha and is bounded by Bullecourt Avenue to the north, Horsley Road 1o the
east, M5 Motorway to the south and Ashford Avenue to the west. Adjoining the northwestern corner of the
site is a council owned hockey/soccer field and the Mount St Joseph's Catholic School occupies a large
area adjoining the eastern boundaries with frontage to Horsely Road. The northeastern corner of the site
contains a large area of protected remnant Cumberland Plain Woodland (excluded from the
development areaq). The site falls from the northeastern corner down to the southwestern corner.

The Milperra Campus currently has a total of 43 buildings ranging from single storey administration buildings
and structures to three storey student housing buildings. Most buildings are consfructed from bricks with

aluminium windows and metal roofs. All existing buildings are proposed to be demolished via DA-
1513/2023, which has been approved.
The site was formally Lot 103 in DP 874035 and originally contained buildings 17, 18 and 19. A two lot

subdivision of Lot 103 under DA 350-2020 created Lot 104 DP1268911 and Lot 2 DP 1291984. Mount St
Joseph'’s Catholic School has since purchased Lot 104 (approximately 3.7Ha) to be part of the school.
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The northern side of Bullecourt Avenue is occupied by light industrial buildings and warehouses, the
southern side is mostly lined with frees and an acoustic fence providing a buffer to the M5 Motorway. The
western side of Ashford Avenue is residential development with some commercial opposite the hockey
fields, while the eastern side of Horsley Road is mostly industrial units. The northwestern corner adjoins the
council owned hockey fields.
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Figure 4: University Campus and Adjoining Sites
Source: Nearmap (24/10/2023)

2.3 History of the Site

The development site has subject to numerous applications recenftly, including;

Development Consent 1512/2023 was issued on 31 May 2024 which permitted the demolition of
buildings, roads and ancillary structures on the site, to facilitate future residential development.
Demolition works are currently occurring on site.

Planning Proposal 2021-5837 was gazetted on 14 June 2024 and approved the Western Sydney
University Milperra Site to be rezoned to facilitate residential development.

A Development Application (DA-1118/2024) has been lodged and is currently under assessment.
This DA seeks consent for an 18-lof subdivision, with two residue lots proposed and 16 lots fronting
Ashford Avenue. This is noted as Stage 1.

A Development Application (DA-1119/2024) has been lodged and is currently under consideration.
This DA seeks consent for the construction of 16 dwelling houses on the Stage 1 residential lofs.

A Development Application has been lodged (DA-1301/2024) and is currently under consideration.
This DA seeks consent for a 12 lot subdivision, with a residue lot proposed and 11 lots fronting Ashford
Avenue. This is noted as Stage 2.
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2.4 Relationship with other Development Applications

This development application is located within the northern portion of the site, adjacent to Bullecourt
Avenue and the main vehicular entry off Bullecourt Avenue. The sales office is located within the future
Stage 5 area. The temporary sales office will cease operation by this time. Therefore, due to the temporary
and isolated nature of the Temporary Sales Office, it can be assessed in isolation as the Stage 1 and 2 DAs
are located on the Ashford Avenue frontage and will have no bearing or impact upon this Development
Application

The temporary sales office is located within the P1 car park which has been approved for demolition under
DA-1512-2023. It is noted that P1 is listed as part of zone 4 under the development consent. The section of
car park in which this development is proposed over, will not be demolished as part of DA-1512-2023 fill
such a time as the sales office use ceases. It is noted that the development consent will still be complied
with, with a portion of the carpark retained as hardstand to allow for the sales office and associated
parking., to make economic use of existing assets on site and to minimise environmental impact.

3 THE PROPOSAL

This DA seeks consent for the installation and operation of a temporary sales office, which will be located
in the northern portion of the site, within the existing car park accessed via the enfryway from Bullecourt
Avenue.

—~ / % %
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Figure 5: Proposed Site Plan
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Sales Office
The sales office will consist of a portable building which will be used as a sales office, it will have stairs and
a ramp constructed to allow access to the building. Further, there will be a detached amenities block.

It is noted that this temporary Sales Office is being reused from a previous site and when no longer needed
for this site, will be relocated in future.

Operating Details

The office will be used as a sales office to market and sell the house and land sales associated with the
redevelopment of the former Western Sydney University site. A total of two employees will be present on
site during operating hours, there will be limited circumstances where additional staff members will be
required to work, however this will be intermittent. The operating hours will be 9:00am to 4:00pm, seven
days a week, closed on public holidays.

Car Park Alterations
The carpark will be amended to remove the median strips, add a driveway from the main accessway off
Bullecourt and add a hoarding to segregate this area from the remainder of the site.

The existing linework in the carpark will be maintained through the temporary sales office use and ensure
circulation within the existing car park can function with the accessway to the remainder of the university
removed. 18 car parking spaces are available based on the existing portion of carpark being retained, the
location of the sales office/amenities block will have a fence separating the sales office from the remaining
development site.

Timeframe for Operation
The temporary sales office will operate for a maximum period of three years (from commencing operation),
or until a new sales office is constructed and operational, whichever is the lesser.

It is noted that the Temporary Sales Office is located in the future Stage 5. For clarity, Stage 5 is currently
anficipated to commence construction in July 2026. This does not conflict with the intended removal of
the sales office. For abundant caution, when the future Stage 5 DA is lodged/approved, no objection will
be raised to the imposition of the following Condition;

“Prior fo Works commencing for the Stage 5 civils, the temporary sales office and associated
infrastructure must be removed”

Utilities

The temporary sales office will require services to operate. Existing services on site such as water, electricity
and NBN will be temporarily extended to this sales office and will be removed upon cessation of the office.
A portable toilet block will also be brought to site which will require pump out on an as needs basis.
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4  STATUTORY CONSIDERATIONS

4.1 Legislative Framework and Permissibility

Proposed developments are assessed in accordance with various legislative requirements which includes
Acts, regulations state polices and local environmental plans. The following legislation and policies apply
to the proposed development.

4.2 Environmental Planning and Assessment Act 1979

The proposed development requires consent under Part 4 of the EP&A Act. The EP&A Act is the governing
legislation for development assessment in New South Wales. It governs matters such as planning
administration, planning instruments, development assessments, building certification, developer
contributions and appeals. It outlines the development process and details different types of development
applications.

The EP&A Act requires consideration of a proposal in relation to its impacts on the environment. Section
4.15 of the EP&A Act outlines matters for consideration that are to be addressed. This includes consideration
of the relevant environmental planning instruments, development confrol plans, any planning agreements,
regulations as well as the likely impacts of the development, suitability of the site, submissions, and the
public interest. These have been summarised in the table below, along with consideration in relatfion to the
proposed development.

Table 1: Section 4.15(1) Matters for Consideration

Section 4.15 (1) matter Consideration

(a) The provisions of:

i. any environmental planning instfrument, and Relevant environmental planning instruments (EPIs),
include the SEPP Biodiversity and Conservation 2021,
SEPP Resilience and Hazards 2021 and the Canterbury
Bankstown LEP 2023.

ii. any draft environmental planning instrument that | No draft planning insfruments are applicable to the site.
is or has been placed on public exhibition and
details of which have been notified to the consent
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authority (unless the Director General has notified
the consent authority that the making of the draft
instrument has been deferred indefinitely or has not
been approved), and

iii. any development confrol plan, and

The Canterbury Bankstown Development Control Plan
2023 (CBDCP) has been considered in detail in Section
4.4.2, below.

iiia. any planning agreement that has been
entered into under section 7.4, or any draft planning
agreement that a developer has offered to enter
into under section 7.4, and

An executed VPA applies to the site, which details
certain public works to be delivered as part of the
residential development. As this application is only for a
temporary sales office, it has no relationship with the
VPA.

iv. the regulations (fo the extent that they prescribe
matters for the purposes of this paragraph),

The regulations have been considered in relation to
their respective Acts, as relevant to the proposal.

(b) the likely impacts of that development, including
environmental impacts on both the natural and
built environments, and social and economic
impacts in the locality,

Potential impacts arising from the development have
been considered in detail in Section 4.5, below.

(c) the suitability of the site for the development,

The site is considered fo be suitable for this
development, being the use of the existing car park for
a temporary sales office.

(d) any submissions made in accordance with this Act
or the regulations,

To be considered by the consent authority following
exhibition of the DA.

(e) the public interest.

The proposal is in the public interest as the proposal will
have no undue impacts on adjoining properties and it is
a supplementary use to the residential subdivision that
will occur on site.

4.3 Provisions of Environmental Planning Instruments (EPIs)

The following EPIs are applicable to the site and have been considered in the preparation of this

development application.

4.3.1

Chapter 4 Remediation of Land

State Environmental Planning Policy (Resilience and Hazards) 2021

This chapter provides a statewide framework for the remediation of contaminated land throughout the
state. The remediation of land is promoted where required to reduce risk to human health.

Clause 4.6(1)(a) of the SEPP requires the consent authority to consider whether the land is contaminated
before they consent to the carrying out of any development on land. If the land is contaminated the
consent authority is o be satisfied that the site is fit for the infended purpose in its contaminated state, or if
it can become fit for its infended purpose after remediation.

As the proposal is for a temporary sales office which is located over an existing bitumen carpark, there is
no need to consider contamination as part of this use given there will be minimal soil disturbance and the
land use proposed being temporary and non residential in nature. Contamination issues (if any) on site will
be dealt with during the subsequent subdivision works that occur on site, to be assessed under future
Development Applications.
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4.3.2 State Environmental Planning Policy (Biodiversity and Conservation) 2021

The State Environmental Planning Policy (Biodiversity and Conservation) 2021 (BC SEPP) consolidates many
former State Environmental Planning Policies (SEPPs) and Regional Environmental Plans (REPs) related to
the environment. The chapter relevant to this development is Chapter 6;

Chapter 6 — Water Catchments

The subject site is located within the catchment draining to the Georges River system and as such the
provisions of the deemed SEPP apply. The broad aim of the deemed SEPP is to ensure the impact of urban
development on the Georges River is minimised by considering catchment management, water quality
and quantity, and protection and management of environmentally sensitive areas, flora and fauna and
wetland habitats.

This DA seeks approval for a temporary sales office which will be located over an existing bitumen car park.
As the amount of impervious area is not increasing, the impacts of stormwater runoff does not require
further consideration.

43.3 Canterbury Bankstown Local Environmental Plan 2023 (CBLEP)

Under the provisions of the CBLEP, the site is zoned R1 General Residential.
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Figure 9: Land Zoning Figure 10: Minimum Lot Size
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Figure 13: Heritage Items Figure 14: Land Reservation Acquisition
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Figure 16: Biodiversity Values
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Figure 17: Acid Sulfate Soils

The following clauses of the CBLEP are relevant to the proposed temporary sales office.

Clause 2.3 Zone objectives and Land Use Table requires that a land use be permissible under a zone to be
carried out on the site. It is noted that the site is zoned R1 General Residential. The proposal is ancillary to
the subdivision and residential accommodation (dwelling houses, attached housing, etc) that is
proposed/will be constructed on site.

Clause 4.4 Height of Building permits buildings to have a maximum height of 11m(noting the portion of the
site subject to the application is listed as 11m HOB), all structures proposed through this development have
a height of below 11m and is compliant.

Clause 5.10 Heritage conservation is required to be considered due to the proximity of nearby heritage
listed items.
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It is noted that Ashford Avenue and Bullecourt Avenue are listed as heritage items, however, the proposal
is located on the Bullecourt Avenue frontage of the site over an existing car park. As there are no
permanent works proposed and minimal site alteration is required, there will be minimal impact to the
heritage items.

Clause 6.1 Acid sulphate soils applies as the site is identified as being Class 5 Acid Sulphate Soils. Class 5
refers to works within 500m of adjacent Class 1, 2, 3 or 4 land that is below 5m Australian Height Datum
(AHD) and by which the water table is likely to be lowered below Tm AHD on adjacent Class 1, 2, 3 or 4
land.

Minor earthworks are proposed through this development, however, this is unlikely to lower the water table
on adjacent Class 1-4 land.

Clause 6.4 Biodiversity is required to be considered as the site is currently mapped as “Biodiversity” on the
relevant map in the LEP. However, the proposal is located over an existing car park and no free removal is
required to facilitate this development.

Clause 6.9 Essential Services requires that development consent must not be granted unless the consent
authority has considered whether adequate arrangements for servicing have been made. The temporary
sales office will utilise the existing services on site that are connected to the University. There is sufficient
capacity to service this small use for a temporary period.

4.4 Canterbury Bankstown Development Control Plan 2023

Canterbury Bankstown Development Control Plan 2023 (CBDCP) provides detailed guidelines for
development on land in the Canterbury Bankstown Local Government Area. The following Parts of the
CBDCP are relevant to the proposed development:

4.4.1 Chapter 3.2 Parking

The aims of the chapter are to ensure that suitable parking spaces and numbers are provided for their
respective development, to ensure parking layouts prioritise efficient layout and safety.

The proposal is located within an existing car park, which will undergo minor renovations works to ensure
the carpark is suitable for the temporary sales office use. These changes still ensure that the proposal is able
to meet Australian Standards in relation to parking requirements.

The DCP has no parking rate for a Temporary Sales Office, given the operational details of the office having
2 staff and a potential of 2 to 4 clients being present at anytime, a parking rate of 6 spaces is considered
appropriate. Further, there is an excess of car parking provided within the existing car park which can be
used for overflow parking if required, such as on weekends, therefore if more staff/clients visit the site, they
can be readily accommodated.

4.4.2 Chapter 11.13 Western Sydney University Milperra Former Campus Site

It is noted that the DCP does not contain any controls for a temporary sales office, therefore a merit
assessment is required.

The proposal will utilise the existing car park located on site, which will be demolished as part of a future
Development Application when required. The structure for the sales office itself is portable and temporary
in nature, which will also be removed when required for the subdivision of the site or a future sales office is
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constructed (subject to a future DA). The proposal is located opposite to the industrial land uses and will
have minimal impact to these uses.

An approximate setback of 48m has been provided to Bullecourt Avenue, with side and rear setbacks
exceeding 100m. These setbacks are deemed appropriate for a use of the proposed intensity and nature.
It is noted that this setback area is already extensively landscaped and established, which screens it from
the public domain and provides a seamless transition intfo the site.

4.5 Consideration of the Voluntary Planning Agreement

A Voluntary Planning Agreement has been executed between Canterbury-Bankstown Council, Mirvac
Residential (NSW) Developments Pty Ltd and Western Sydney University. This document states all the
development confributions, works in kind and land dedication that is required in associatfion with the
development of the broader WSU site.

The VPA has been reviewed and no commitments are required to be met under this development
application as no residential dwellings or lots are proposed under this development application.

4.6 The Likely Impact of the Development

The area the subject of the development, only relates to a minor portion of the northern portion of the site,
for a part of the Bullecourt Avenue frontage, as detailed in the architectural plans. The following matters
are the likely impacts of the development:

4.6.1 Context and Setting

The proposed sales office is in association with the construction of residential accommodation which is
sought under separate approvals to assist in the marketing and sales of the future house and land
packages.

4.6.2 Access and Traffic

The site is surrounded by a network of local streets and is bounded by roads to all four boundaries.
Bullecourt Avenue is located to the sites northern boundary, Horsely Avenue is adjacent to the sites eastern
boundary, the M5 Motorway is adjacent to the southern boundary and Ashford Avenue is located on the
sites western boundary.

For the purpose of this development, access to the proposed sales office will be via Horsley Avenue utilizing
the existing accessway, noting that access to the remainder of the site will be blocked due to fencing, with
this portion of the site isolated.

4.6.3 Utilities

All utilities will be provided to the sale offices to enable it to function. The augmentation of utilities will be
tfemporary in nature and easily removed when the office use ceases. Please refer to the temporary
servicing arrangement plan for full details of the servicing arrangements.

4.6.4 Heritage

Council’s mapping shows no known items of heritage significance on the site; however, the adjoining street
network is identified as an item of local heritage significance. The item is the Milperra Soldier Seftlement
(former) which relates to the street alignment of the former Milperra Soldiers Seftlement. As previously
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mentioned, as no works are proposed within Bullecourt Avenue no further assessment of the heritage item
is required.

4.6.5 Visual Amenity

The sales office will have minimal impact upon the visual amenity of the local area noting it is opposite
industrial zoned land, the southern boundary adjacent to the sales office has extensive existing
landscaping which screens the sales office from view from the adjoining school.

4.6.6 Biodiversity

The site has a remnant patch of Cumberland Plain Woodland in the northeastern corner of the site. No
work is required to that portion of the site under this Development Application, with all works confined to
the existing car park accessed off Bullecourt Avenue. Further, no works are located over portions of the
site that are mapped on the Biodiversity Values Map. Therefore, there will be no impact or clearing works
to the Biodiversity Significant Land under this application and it will be retained.

4.7 The Suitability of the Site for the Development

The site is considered to be suitable for the temporary sales office given the current zoning of the site, no
natural impediments or limitations arise that would hinder the development and the use can be reasonably
serviced.

4.8 Any Submissions Made in Accordance with this Act or the Regulations

Public participation is addressed under Schedule 1 of the Act for advertised development and other
nofifiable development. The consent authority must ensure a development application s
advertised/notified in accordance with this clause and any relevant development planning instrument
and/or development control plan. Given the nature of the proposal it is considered that notification will be
required in this instance. If any submissions are received, they will be addressed by Council, alternatively
they can be provided to the applicant for a response.

4.9 The Public Interest

The temporary sales office is in the public’s interest as it is consistent within the current planning controls,
responds positively to the site, minimises environmental impact and will not detract from or diminish
neighbouring properties.
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5 CONCLUSION

This SEE has been prepared to support a DA for a temporary sales office at the former Bankstown WSU
Milperra campus site. WSU and Mirvac have entered info an agreement to deliver a high quality,
affordable residential community in accordance with the current planning controls. The proposed sales
office is permissible in the zone.

The SEE concludes that the proposed sales office is consistent with the relevant panning controls and will
be constructed in a way that reduces the environmental impacts. The sales office will have a positive
impact upon the immediately locality and is within the publics interest. Further, the sales office is temporary
in nature and does not prejudice the future development of the land.

It is recommended that the temporary sales office is supported by Council by way of a favourable
determination.

Your sincerely
o

-

Isaac Camilleri
Senior Town Planner
BEVERIDGE WILLIAMS
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