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TITLE Planning Proposal Request - Caledonia: Bensley, Mercedes and 
Oxford Roads, Ingleburn 

 

Division 

City Development 
 

Reporting Officer 

Manager Environmental Planning 
 

 

Attachments 

1. Location Plan (contained within this report) 
2. East Edge Scenic Protection Lands (contained within this report) 
3. Assessment of Planning Proposal Request (contained within this report) 
4. Draft Planning Proposal (contained within this report) 
5. Planning Proposal Request (distributed under separate cover - due to size of 

document) 
6. Secondary Dwelling and Dual Occupancy Development overview (contained within this 

report) 
7. Council increased open space provision map (contained within this report) 

Purpose 

To seek Council's support for the draft Planning Proposal to be forwarded to the Department 
of Planning and Environment for a Gateway Determination. 
 

Report 

Property Owners/Description 
 
Mrs Ljilja Prpic - Lot 41 DP 1021880 (No.26 Mercedes Road) 
Mr Edward Stipe Prpic and Ms Anna Popovic - Lots 55-68 (inclusive) Sec A2 DP 2189 
(No.28 Mercedes Road) 
Cannetto Pty Ltd - Lot 25 DP 617465 (No.9 Daimler Place) 
Mrs Miriela Bencic - Lot 2 DP 550894 (No.308 Bensley Road) 
Mrs Robyne McInnes - Lot 1 DP 597774 (No.306 Bensley Road) 
Mrs Maria Krejak and Mr Peter Krejak - Lot 2 DPP 597774 (No.304 Bensley Road) 
Mrs Daisy and Mr Libeko Soldatic - Lot 3 DP 597774 (No.302 Bensley Road) 
Mrs Daisy and Mr Libeko Soldatic - Lot 47 DP595243 (No.300 Bensley Road) 
Mr J.A and Mrs A.S Dimarco and Mrs G.A Versace - Lot 4 DP 261609 (No.233 Oxford Road) 
Mr J.A and Mrs A.S Dimarco and Mrs G.A Versace - Lot 1 DP 261609 (No.233 Oxford 
Road). 
 
Applicant: Michael Brown Planning Strategies (on behalf of Billbergia Group). 
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Application Number: 59/2016/E-LEPA. 
 
The Planning Proposal Request 
 
The Planning Proposal Request (PPR) (contained in attachment 5), known as the Caledonia 
Planning Proposal promotes the rezoning of a parcel of approximately 17.65 hectares of land 
containing nine principal allotments at Ingleburn, generally bounded by Mercedes, Bensley 
and Oxford Roads (refer to attachment 1) for a mix of large lot residential (R5), low density 
residential purposes (R2), public recreation (RE1) and infrastructure (SP2) purposes. 
 
Also forming part of the PPR is a Preliminary Concept Plan which portrays a general road 
layout, allotments ranging in size from 500sqm to 2000sqm, open space/park provision and 
landscape/interface treatments. 
 
A relevant Zoning Amendment Map and Minimum Lot Size Map accompany the PPR. It is 
also noted that the existing Height of Buildings Map which establishes a maximum building 
height of nine metres is to be retained, as to is the Land Reservation Acquisition Map (for the 
proposed Georges River Parkway). 
 
A yield of approximately 170 dwellings/500 persons is proposed (down from the originally 
requested 249 dwellings/700 persons). 
 
The revised Concept Plan has evolved in response to informal feedback provided during a 
previous Councillor Briefing sessions held on 28 November 2015 and 23 February, and more 
formally by Council's Planning Policy Position considered at the Planning and Environment 
Committee Meeting of 14 June 2016 and confirmed at the Council Meeting on 21 June 2016. 
 
The PPR is also supported by a series of specialist consultant reports addressing: 
 

 ecological impacts and management 

 bushfire hazard management 

 cultural heritage 

 odour 

 stormwater management 

 service infrastructure (including preliminary costing) 

 traffic management 
 
The site (refer to attachment 1), includes nine principal parcels of land in the ownership of 
eight parties, as listed at the beginning of this report. 
 
The PPR is fully supported in every respect by four ownership parties. The other four parties 
have expressed support for the rezoning for largely low density residential purposes but have 
not supported previous versions of the preliminary concept plan, particularly in respect of the 
final road layout and range and distribution of lot sizes. While this is noted, legal advice 
sought from Council's solicitor has confirmed that the current level of owners consent is 
sufficient to advance the draft planning proposal. 
 
Local/Regional Context 
 
The site forms part of the northern extremity of a landscape unit known as the East Edge 
Scenic Protection Lands (the Edgelands). The Edgelands form an area of transition between 
the eastern boundary of the Campbelltown Urban Area and the extensive regional open 
space network associated with the Georges River. 
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The reservation for the proposed Georges River Parkway (Road) forms a clear edge to the 
generally heavily vegetated ecologically diverse Georges River regional open space network. 
As such, the zone of transition is considered to be limited to between the existing Ingleburn 
urban edge and the proposed Georges River Parkway (refer to attachment 2). 
 
The Edgelands: General 
 
This area of transition, known as the Edgelands, has been the subject of numerous 
development requests for more intensive subdivision over recent decades. 
 
Until recently the land was zoned Environmental Protection 7(b) with a two hectare minimum 
area of subdivision. With the recent enactment of Campbelltown Local Environmental Plan 
2015 (CLEP 2015) the land is now zoned Environmental Living (E4) with a two hectares 
minimum area of subdivision. Additionally, Clause 4.2D (CLEP 2015) introduced a “lot 
averaging provision” which permits the creation of one hectare allotments, subject to 
compliance with a range of environmental and hazard management, service infrastructure 
and amenity requirements. 
 
The Edgelands: Recent Interest and Actions 
 
The public exhibition of draft CLEP 2014 in June-August 2014 generated significant interest 
in respect of further subdivision opportunities in the Edgelands. This interest was considered 
in the Extraordinary Report to Council on 28 April 2015. 
 
Generally, submissions in respect of land to the east of the proposed Georges River 
Parkway (Road) were dismissed, while those to the west were identified for further 
investigation in a holistic, precinct based manner. 
 
A constraints and opportunities/suitability mapping exercise and preliminary service 
infrastructure investigations were undertaken in late 2015, with the conclusions presented to 
a Councillor Briefing on 28 November 2015. It was established that the environmental 
qualities and service infrastructure availability vary on a sub-catchment/precinct basis and 
that site specific planning solutions could potentially evolve. 
 
With regard specifically to the Mercedes, Bensley and Oxford Road precinct it was 
established that there is potential to explore more compact residential outcomes than those 
currently allowed by the one hectare lot averaging provision, if pursued in a sensitive manner 
which seeks to protect environmental amenity and leverage off local character. 
 
At a project specific (Caledonia) Councillor Briefing held 23 February 2016, concern was 
expressed by Councillors with the proposed dwelling yield (and density) and in particular the 
number of small lots proposed, together with the proposals relationship to existing residential 
development. In this context comment was also made that the proposal did not represent the 
environmentally sensitive housing transition envisaged in the Campbelltown Local Planning 
Strategy (CLPS). 
 
Most recently Council resolved in response to Item 2.3 Priority Investigation Area 
Campbelltown (Local Environmental Plan 2015) of the Planning and Environment Committee 
Meeting held 4 June 2016 (and Council Meeting held 21 June 2016) to adopt the following 
policy position: 
 

Any future developments should reflect a transition from the existing residential density 
(generally 500 sqm) to large lot residential development of 1,000sq m to 2,000sqm 
allotments. Retention/management of remnant woodland and reinstatement of an 
informal verge character of perimeter roads should be pursued where practical. 
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Assessment of the Planning Proposal Request 
 
A comprehensive review of the Planning Proposal Request forms attachment 3. 
 
The important conclusions of such review are detailed below, largely in a planning hierarchy 
context: 
 
State and Regional Planning 
 
Section 117 directions (Ministerial Directions) apply largely on a state wide basis and seek to 
ensure Local Environmental Plans (and their inception tool in the form of Planning Proposals) 
are consistent with State and Regional Planning. In a like manner State Environmental 
Planning Policies (SEPPs) and deemed SEPPs also seek to ensure state and regional 
specific planning outcomes. 
 
It is noted in Section 4.1.3 and 4.1.4 of attachment 4 that the PPR is considered to either 
adequately address the desired outcomes or justify an inconsistency; whilst, some additional 
investigation is foreshadowed in some instances. 
 
Importantly, it is considered that the PPR has significant strategic and site specific merit to 
inform a relevant Planning Proposal for referral to the Department of Planning and 
Environment for a Gateway Determination. 
 
In terms of additional work and strategy development the following areas are highlighted in 
attachment 4: 
 

 the local heritage item known as the stone cottage and bushland setting situated at 
No. 28 Mercedes Road 

 koala investigations in accordance with SEPP No. 44 

 optimisation of alternative movement means in the form of pedestrian/cycleways 

 refined bushfire hazard management 

 preliminary contamination investigation, as a minimum 

 the application of SREP No. 2 Planning Principles. 
 
The Section 117 Directions, SEPPs and deemed SEPPs of major interest include: 
 
Section 117 Direction: 
 
2.1 Environmental Protection Zones 
2.3 Heritage Conservation 
3.1 Residential Zones 
3.4 Integrated Land use and Transport 
4.4 Planning for Bushfire Protection 
6.2 Reserving Land for Public Purposes 
7.1 Implementation of a Plan for Growing Sydney and; 
 
State Environmental Planning Policies 
 
SEPP 55 - Remediation of Land 
SEPP 44 - Koala Habitat Protection 
SEPP 19 - Bushland in Urban Areas and; 
 
Deemed SEPPs 
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Greater Metropolitan Regional Environmental Plan No.2 - Georges River Catchment (SREP 
No. 2). 
 
Metropolitan Planning 
 
The metropolitan planning framework for greater Sydney is largely detailed in the 
metropolitan strategy known as a Plan for Growing Sydney (the plan). The PPR shows 
consistency with the plan, in terms of its key deliverables/directions (Refer to Section 4.1.1 of 
attachment 3). 
 
Subregional Planning 
 
The draft South West Sub Regional Strategy represents the current publicly available guide 
to sub regional planning and development. The PPR is not inconsistent with the general 
thrust of the draft strategy in providing for residential growth in a structured manner that 
leverages off existing infrastructure. (Refer to Section 4.1.2 attachment 3). 
 
It is noted that the draft district plan has not proceeded to public exhibition at this stage. 
 
Local planning 
 
Council’s Local Strategic Land Use Planning Framework comprises principally Campbelltown 
Local Environmental Plan 2015 (CLEP 2015), the Campbelltown Local Planning Strategy 
(CLPS) and the Campbelltown Residential Development Strategy (CRDS). 
 
Importantly the subject framework is generally consistent with the overarching Local 
Strategic Plan Campbelltown’s Community Strategic Plan 2013-2023 (CCSP). (Refer to 
Section 4.2. attachment 3). 
 
The PPR is generally consistent with the relevant local strategy framework as informed by 
more detailed investigations and the policy position established by Council at its meeting on 
21 June 2016. 
 
A strategy to minimise dual occupancy and secondary dwelling development on the 
perimeter precinct roads is included at attachment 6. 
 
Infrastructure Impacts 
 
The development outcome proposed by the PPR will impact upon local service infrastructure 
provision. The immediate road and drainage networks will need to be upgraded at the cost of 
the ultimate developer, as will all on-site infrastructure. 
 
Relevant off-site impacts, particularly social infrastructure impacts, will need to be addressed 
typically by way of payment of a relevant development contribution or the entering into a 
Voluntary Planning Agreement. 
 
The PPR is not however, considered to satisfactorily address relevant open space provision 
for the projected new community. It is noted that the proposed open space includes land 
reserved for the future Georges River Parkway, stormwater management and expanded 
perimeter road footpath reservation; together with retention of some of the remnant 
vegetation. Some of the subject land fails to meet the guiding principles for future open 
space documented in the draft Campbelltown Open Space Plan, for a precinct of the subject 
nature. It does however, fulfil some limited needs and a character setting function. 
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However, should the stormwater management system proposed for the site be fully 
controlled in a subterranean system, as proposed, then the proposed open space would 
need to be increased to include provision of a Neighbourhood Play Space and related lands 
amounting by a minimum of 2,600sqm of unconstrained additional land. This proposed 
increase in open space has been included in the draft planning proposal prepared by Council 
to support the rezoning. (Refer to attachments 4 and 7). 
 
The PPR includes details to fund regeneration of remaining vegetation on site, interpretative 
signage and controlled access of nearby bushland at Ingleburn Reserve as part of a 
Voluntary Planning Agreement and detailed below. 
 
Voluntary Planning Agreement Principles (VPA) 
 
The PPR is accompanied by a letter of support detailing some broad Voluntary Planning 
Agreement Principles including: 
 

 establishment of a fund for the maintenance of the vegetated proposed open space 
area in perpetuity 

 provision of funding to construct walking trails, bush regeneration or similar 
enhancements through the Georges River Nature Reserve. 

 
(Refer to appendix 11 in attachment 3). 
 
Additionally, an offsetting strategy will need to be brokered as part of a VPA to compensate 
for the proposed removal of medium quality vegetation on the site. 
 
Pre-Gateway Review (Rezoning Review) 
 
A request for a Pre-Gateway Review was submitted to the Department of Planning and 
Environment on 24 February 2016 in response to Council's delay (beyond the statutory 
timeframe) in making a decision in respect of the Planning Proposal Request. 
 
The Pre-Gateway Review is currently the subject of an Assessment Report which is yet to be 
considered by the Sydney West Joint Regional Planning Panel. 
 
Confirmation of level of owner support 
 
All owners support the rezoning of the subject land for low density residential and related 
purposes. 
 
A final road pattern has not been endorsed by all owners. This is a matter that can be 
resolved at the Development Control Plan stage and does not prejudice Council or the 
owners in proceeding with a draft Planning Proposal. 
 
The distribution of proposed lot sizes and land uses is consistent with Council's recently 
established policy position. 
 
The under-provision of open space has been addressed by Council in the draft Planning 
Proposal despite the Proponent's non acceptance to-date. 
 
Conclusion 
 
The PPR for the rezoning of land generally bounded by Mercedes, Bensley and Oxford 
Roads and known as the Caledonia Planning Proposal, is considered to have sufficient 
strategic and site specific merit to inform a relevant draft planning proposal for submission to 
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the Department for Planning and Environment for a Gateway Determination. (Refer to the 
draft planning proposal which forms attachment 4). 
 
It is noted however, the undertaking of further and more detailed additional investigations 
and strategy development are highlighted as being required as the draft planning proposal is 
advanced through and (subject to its determination) beyond the Gateway process. 
 
Notwithstanding the above, the draft planning proposal as presented, is considered to 
provide a balanced planning outcome for the subject precinct in consideration of both its 
residential and environmental boundaries, and would establish a planning framework which 
has regard to its immediate transitionary context whilst facilitating a diversity of housing 
opportunities. 
 
It is further noted that the draft planning proposal subject of this report, provides for an extra 
2,600sqm of 'unconstrained' open space land beyond that suggested in the proponent's 
PPR, which is currently the subject of a Pre-Gateway (Rezoning Review). 
 
Finally, the draft planning proposal is considered to be not inconsistent with the principles 
detailed in the adopted Council Policy Position (Council Meeting 21 June 2016). 
 

Officer's Recommendation 

1. That Council support the Planning Proposal Request (application number 59/2016/E-
LEPA) to rezone land in the following schedule: 

 

 Lot 41 DP 1021880 (No. 26 Mercedes Road) 

 Lots 55-68 (inclusive) Sec A2 DP 2189 (No. 28 Mercedes Road) 

 Lot 25 DP 617465 (No. 9 Daimler Place) 

 Lot 2 DP 550894 (No. 308 Bensley Road) 

 Lot 1 DP 597774 (No. 306 Bensley Road) 

 Lot 2 DP 597774 (No. 304 Bensley Road) 

 Lot 3 DP 597774 (No. 302 Bensley Road) 

 Lot 47 DP 595243 (No. 300 Bensley Road) 

 Lot 4 DP 261609 (No. 233 Oxford Road) 

 Lot 1 DP 261609 (No. 233 Oxford Road). 
 

from its existing E4 Environmental Living Zone - two hectare/one hectare lot average to 
R5 large Lot Residential, R2 Low Density Residential and RE1 Public Recreation, in 
accordance with the draft Planning Proposal detailed in recommendation 2 below. 

 
2. That Council forward the draft Planning Proposal (refer to attachment 4) to the 

Department of Planning and Environment for a Gateway Determination. 
 
3. That Council use its delegation pursuant to Section 23 of the Environmental Planning and 

Assessment Act 1979 to advance the draft Planning Proposal. 
 
4. That subject to the Gateway Determination containing standard conditions, Council place 

the draft Planning Proposal on public exhibition for 28 days. 
 
5. That at the conclusion of the public exhibition a report be submitted to Council detailing 

the outcomes of the public exhibition and a strategy for finalising the draft Planning 
Proposal Amendment. 
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6. That the outline Voluntary Planning Agreement Principles be guiding principles for a 
future Voluntary Planning Agreement. 

 
7. That Council advise the applicant and all directly affected property owners of its decision; 

highlighting the foreshadowed additional investigations and strategy development 
required as the draft Planning Proposal is advanced. 

 
8. That Council note that the Planning Proposal Request is the subject of a Pre-Gateway 

(Rezoning) Review. 
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ATTACHMENT 1 
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ATTACHMENT 7 

 


