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EXECUTIVE SUMMARY 
 
The proposed development includes the construction of 16 multi-dwelling units, incorporating 6 
three bedroom units and 10 four bedroom units, private laneway, landscaping, and strata 
subdivision. The proposal is located within Neighbourhood 1 (NH1) of the Googong Township and 
is directly adjacent to the existing Neighbourhood Centre, which includes shop top housing and a 
range of commercial uses.   
 
The application was notified to adjoining owners for a period of 14 days from the 21/01/2020 until 
the 05/02/2020. One submission was received during the notification period.  
 
Principal issues relating to the development included proposed variations to controls within the 
Googong Development Control Plan. The variations related to fencing height, front and side 
setbacks, private open space, and solar access requirements. Despite the proposed variations the 
development is not anticipated to have a substantial negative impact on the streetscape and 
amenity of surrounding land uses.  

 
The application is recommended for approval subject to the imposition of the recommended 
conditions of consent.   
 
BACKGROUND 

The subject site is a vacant super lot located within NH1 (Neighbourhood 1) of Googong Township.  

DESCRIPTION OF THE SITE AND LOCALITY 

The subject site is legally described as Lot 1421 DP 1240193 and is commonly known as 174 
Gorman Drive, Googong. The site is located on the southern side of Gorman Drive and has an 
area of 2839m2. The site is currently vacant. 

Vehicular access will be provided to the site via a proposed one-way laneway from Zealie Bend 
traversing through to Underhill Street. The locality contains a range of different development types. 
The site is directly adjacent the Googong Neighbourhood Centre, which consists of a number of 
commercial and retail premises, and is also located adjacent other multi-dwelling housing 
development (small-lot housing) and single detached residential dwellings. The built form within the 
vicinity of the subject site reflects the open nature of the R1 residential zoning.  
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Figure 1: Subject Site and Locality 

 
 

PROPERTY BURDENS AND CONSTRAINTS  

There are no easements or burdens on the land which could affect, or be affected by, the proposed 
development. 
 
DESCRIPTION OF THE PROPOSED DEVELOPMENT  

The application seeks Council approval for the construction of 16 multi-dwelling units, private 
laneway, car parking, landscaping and strata subdivision to create 16 lots and common area.  
 
The specific elements of the proposal are: 

 The construction of two buildings consisting of  sixteen units, including: 

o 6 three bedroom units 

o 10 four bedroom units 

o 2 units capable of being adaptable 

 Private laneway 

 32 resident parking spaces and 4 visitor parking spaces 

 Landscaping, and 

 Two waste enclosures 

Neighbourhood Centre 
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Figure 2: Site Plan (Prepared by DNA Architects) 
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Figure 3: Architectural Montage (Prepared by DNA Architects) 
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Figure 4: Landscape Plan (Prepared by DNA Architects) 
 

 

 
Figure 5: Northern Streetscape Elevation (Prepared by DNA Architects) 

 
Figure 6: South Elevation (Prepared by DNA Architects) 

 
 

CONSENT AUTHORITY 

In accordance with the Environmental Planning and Assessment Act 1979 (EP&A Act) the 
proposal is considered to be local development and Council is the Consent Authority. 

SECTION 4.10 DESIGNATED DEVELOPMENT – EP&A Act, 1979 

The proposal is not designated development. 

SECTION 4.47 INTEGRATED DEVELOPMENT – EP&A Act, 1979 

The proposal is not integrated development. 
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REFERRALS 

INTERNAL REFERRALS 

Engineering Comments 

Council’s Development Engineer has commented on the proposal as follows: 
 
Water 
In subdivision plans the site was originally designed as small lot housing, however it was 
subsequently sold as a superlot with separate services being disconnected and single ties 
provided.  Developer disclosure plans indicate that 25mm potable and recycled water services 
have been provided at the north-eastern corner of the lot. Service locations are not clear on site. 
 
The plans propose separate 20mm potable and recycled water services for each dwelling off the 
Gorman Drive verge main. However, as the applicant has confirmed that the site will be strata 
subdivided, the existing main water connection should be utilised for the lot, with each dwelling 
sub-metered and the cost of common area usage shared among the residents. It is likely that at 
least the potable service will need upgrading, with the required size to be determined by a qualified 
hydraulic consultant at CC stage. Any water service connections or upgrades are to be constructed 
by Council at the applicant’s expense. 
If separate water services are preferential, these are to be installed by Council at the applicant’s 
cost. An additional service would be required for common areas. 
(DA.10.128). 
 
Sewer 
The lot is provided with a 150mm sewer tie at the southern corner of the lot. 
 
The development includes approx. 416 fixture units, calculated using Table 6.1, AS3500.2 Sanitary 
Plumbing and Drainage. In accordance with Table 3.3.1, the proposed 150mm tie will suffice. 
 
Storm Water 
WAE plans indicate that a 375mm stormwater tie exists, connecting to a kerb inlet sump on Zealie 
Bend, confirmed on site. The new site access has been proposed at this location and civil plans 
suggest that a replacement stormwater pit is to be constructed further South along Zealie Bend, 
with a 300mm tie installed for the site. While the site is not overly steep, this would mean the 
stormwater connection would run uphill. Additionally, the proposed location could clash with the 
services for the neighbouring lot. The sump should instead be relocated to the other side of the 
driveway, toward the intersection. The road crossing under Zealie Bend to the sump next to 208 
Gorman Drive will also need to be re-directed from the proposed pit. A Section 68 Approval will 
need to be obtained from Council prior to undertaking stormwater works (DA.06.03, DA.06.12). 
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As the intended use for this lot was multi-dwelling housing, it is assumed that OSD requirements 
have been addressed at subdivision stage. In saying this, additional on-site storage of a 20kL 
detention tank has been proposed, located under the driveway. WSUD should be considered in 
accordance with Council’s D7 specification and a water quality device should be installed to limit 
sedimentation/litter entering the waterways (DA.10.127). 
 
Access and Parking 
A driveway with minimum width of 6m provides access to the rear of each dwelling, with entry from 
Zealie Bend and exit to Underhill Street. Proposed accesses are approx. 4.5m wide at the 
boundaries, tapering out to the kerb. The SEE indicates that this will be a one-way arrangement; 
the site should be line-marked/sign-posted accordingly (DA.11.56).  
 
A VKC exists on Zealie Bend, however to provide space for parking and a waste enclosure, and as 
the existing is very close to the side boundary, it has been proposed to relocate the VKC further 
North. This would be acceptable however does require the relocation of a stormwater sump and 
road crossing (DA.10.74), (DA.10.97).   
 
The proposed site exit requires removal of a street tree. Approval from Council’s tree officer is 
required prior to removal (DA.05.17). 
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Proposed site entry location & sump to be relocated 

  
 

 
Proposed site exit 
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Two car spaces per dwelling and four on-site visitors’ spaces have been provided in accordance 
with the Googong DCP. The applicant has indicated than an additional four visitors spaces will be 
provided, with the SEE stating that “this application proposes four (additional) visitor car parking 
spaces in the form of ‘indented parking’ located directly adjacent to the development to the 
northeast, along Gorman Drive”. This parking arrangement already exists as public parking and 
while it can technically be utilised by visitors to the site, it would not be reserved for them. 
 
The smaller units have single garages with 2.6m door openings and an outdoor parallel parking 
space reserved. The 4 bedroom dwellings have double garages with 5m door openings.  In 
accordance with AS2890, the 6m driveway meets the minimum aisle width requirement of 5.8m. 
Garage widths of 3m and 5.4m, while tight, do provide 0.3m internal clearances as required.  
Parallel spaces are 6.3m x 2.4m, meeting AS2890 requirements for obstructed spaces, and 
allowing 300mm side clearance for functional access to spaces adjacent to the fence.  
 
Units 1 and 14 are suitable for adaptable living and parking should comply with AS4299 Adaptable 
Housing. To allow for one accessible parking space and one regular parking space, garage widths 
have been increased to 6.5m as required. Note that this has resulted in reduced setbacks, to be 
assessed by Council’s planners. 
 
The application proposes bin collection from within the site, with acceptable turning paths provided. 
However, Council waste services will not enter laneways and it would ultimately lie with body 
corporate to arrange for private bin collection if this was their preference. On advice from Council’s 
waste officers, waste areas have been designed to enable collection by contractors. While 
Googong streets are narrow and traffic will be impeded by parked waste vehicles, this is the case 
with most developments in the area. 
 
Roads 
Basing off 7VPD per dwelling in accordance with RTA’s Guide to Traffic Generating Developments, 
it is estimated that the development would generate an additional 112VPD. It is expected that the 
surrounding road network can cope with such demand and that the intended use of the site was 
factored into the road design at subdivision stage. The proposed driveway locations are away from 
intersections providing reasonable sight distance for entry and exit. 
 
A traffic report has been submitted with the application, detailing expected traffic generation and 
confirming effects would be negligible on the road network given the capacity of the surrounding 
streets. 
 
CONSIDERATION OF THREATENED SPECIES  
 
Council is required under Section 4.15 of the Environmental Planning and Assessment Act 1979 to 
make an assessment of whether the proposed development will have a significant impact on any 
threatened species, populations, or ecological communities, or their habitats. Such threatened 
species in NSW may be protected under the NSW Biodiversity Conservation Act 2016 or under the 
Commonwealth Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act). The 
proposed development does not require the removal of any significant native vegetation, as it is 
located on a vacant cleared lot created as a part of the Googong Township Subdivision.  
 
SECTION 4.14 CONSULTATION AND DEVELOPMENT CONSENT – CERTAIN BUSHFIRE 
PRONE LAND – EP&A ACT, 1979 
 
The subject site is not bushfire prone land. As a result, further consideration of this clause is not 
required.  
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SECTION 4.15 CONSIDERATIONS – EP&A Act, 1979 

In determining a development application, the consent authority is to take into consideration the 
following matters of consideration contained within section 4.15 of the Environmental Planning and 
Assessment Act 1979 as relevant to the development application:  

4.15(1)(a) the provisions of:  
 
(i) any environmental planning instrument 

STATE ENVIRONMENTAL PLANNING POLICY NO. 55 - REMEDIATION OF LAND  
The site is located within Neighbourhood 1A of the new town of Googong. A preliminary 
investigation of the Googong urban release area was carried out by Coffey Geosciences Pty Ltd. It 
identified 12 areas of environmental concern (AEC) which are included in Appendix 8 of Googong 
Development Control Plan.  

 
A Site Audit Statement (Report No.12058 SAR 191) prepared by Environmental Strategies Pty Ltd 
dated 18 October 2013 issued for Neighbourhood 1A, Googong Township development states that 
the site is suitable for:  

a)  Residential with accessible soil, including garden (minimal home-grown produce 
contributing less than 10% fruit and vegetable intake), excluding poultry, 

b)  Day care centre, preschool, primary school, 
c)  Residential with minimum opportunity for soil access, including units, 
d)  Secondary school, 
e)  Park, recreational open space, playing field, and 
f)  Commercial/industrial. 

 
The site is not an AEC concern and there is no reason to suspect that this land is contaminated. 
Additionally the site is suitable for the proposed residential development as per the Site Audit 
Statement above. It is considered that the relevant provisions of SEPP 55 have been satisfied. 
 
STATE ENVIRONMENTAL PLANNING POLICY (BUILDING SUSTAINABILITY INDEX: BASIX ) 
2004   
 
A BASIX & ABSA Certificate was submitted that include measures that will achieve the required 
energy and water efficiency targets required. The information provided within the submitted 
certificate and the plans are consistent, therefore, compliance with this SEPP has been achieved. 
The BASIX & ABSA Certificate will form a part of the approval documents and will be conditioned 
to be complied with from construction through to completion.   
 
STATE ENVIRONMENTAL PLANNING POLICY (INFRASTRUCTURE) 2007   
 
The provisions of this Policy have been considered in the assessment of the application. The site is 
not located in or adjacent to road corridor nor does it have a frontage to a classified road. The site 
is not located within or immediately adjacent to an easement for electricity purposes. 
 
QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (QLEP) 2012  

An assessment of the proposal against the general aims of QLEP 2012 is included below: 

Cl. 
1.2(2) 

Aims Complies  

(a) To facilitate the orderly and economic use and development of 
land in Queanbeyan based on ecological sustainability principles. 

Yes 

(b) To provide for a diversity of housing throughout Queanbeyan. Yes 

(c) To provide for a hierarchy of retail, commercial and industrial land 
uses that encourage economic and business development 
catering for the retail, commercial and service needs of the 

Yes 
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community. 

(d) To recognise and protect Queanbeyan’s natural, cultural and built 
heritage including environmentally sensitive areas such as 
Queanbeyan’s native grasslands, the Queanbeyan River and 
Jerrabomberra Creek. 

Yes 

(e) To protect the scenic quality, views and vistas from main roads 
and other vantage points within Queanbeyan of the escarpment 
and Mount Jerrabomberra. 

Yes 

(f) To maintain the unique identity and country character of 
Queanbeyan. 

Yes 

(g) To facilitate the orderly growth of the urban release area in 
Googong in a staged manner that promotes a high level of 
residential amenity and the timely provision of physical and social 
infrastructure through appropriate phasing of the development of 
land. 

Yes 

 
Comments: The proposed development is consistent with the aims and objectives of the 
Queanbeyan Local Environmental Plan 2012. The development will contribute to providing a range 
of housing types within the Queanbeyan Local Government Area and provides for further density 
within close proximity to the Googong Neighbourhood Centre. The development will not have 
adverse impacts on any views and vistas and will not detrimentally impact on any heritage qualities 
of the Queanbeyan LGA.  
 
Suspension of Covenants, Agreements and Instruments 

Under Clause 1.9A, no covenants, agreements and instruments restricting the development have 
been identified. 
 
Permissibility 

The subject site is Zoned R1 General Residential under the Queanbeyan Local Environmental 
Plan 2012.  
  
Development for the purposes of ‘multi-dwelling housing’ such as is proposed is permissible 
within the R1 General Residential Zone with consent and is defined under QLEP 2012 as follows: 
 
“Multi-dwelling housing means 3 or more dwellings (whether attached or detached) on one lot of 
land, each with access at ground level, but does not include a residential flat building. 
Note. 
  
Multi dwelling housing is a type of residential accommodation—see the definition of that term in 
this Dictionary”. 
  
Zone Objectives 

An assessment of the proposal against the objectives of the R1 General Residential zone is 
included below: 
  

Objectives  Complies  

To provide for the housing needs of the community. Yes 

To provide for a variety of housing types and densities. Yes 

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

Yes 

To ensure that buildings with non-residential uses have a bulk and scale 
that is compatible with the zone’s predominantly residential character. 

Yes 

To promote walkable neighbourhoods and a sense of community. Yes 

To ensure that where possible, development maintains existing 
bushland. 

Yes 
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To encourage medium to high density housing located in close proximity 
to the town and village centres. 

Yes 

 
Comments: The proposed development is consistent with the objectives of the R1 Zone. It will 
provide a range of housing diversity to the Queanbeyan-Palerang Local Government Area.  
 
Demolition  

Under Clause 2.7 of the QLEP 2012, the proposal does not involve demolition of an existing 
structure. 
 

Part 4: Principal development standards 

An assessment of the proposal against the relevant provisions contained within Part 4 of the QLEP 
2012 is provided below.  
 
Minimum subdivision lot size  

Cl. Standard Controls Proposed Complies  

4.1 Minimum subdivision lot size 130m² 229m² (min.) Yes 

Comments: The proposed development includes strata subdivision to create 16 lots and common 
property. Each lot complies with the minimum lot size of 130m2 pursuant to clause 4.1D ‘variation 
to minimum lot size’ of the QLEP 2012. The lot sizes range from 229m2 to 270m2.  
 
Height of building 

Cl. Standard Controls Proposed Complies  

4.3 Height of building 12m 11m Yes 

Comments: The proposed development is within the designated height limit of the QLEP 2012.  
 
Part 5: Miscellaneous Provisions 

The relevant provisions contained within Part 5 of the QLEP 2012 are addressed below as part of 
this assessment:  
 
5.10 Heritage conservation  

The proposed development will have a minimal impact in relation to heritage. The site is not 
heritage listed, is not adjacent to a heritage item and is not located within a Heritage Conservation 
Area. 
 
5.11 Bush fire hazard reduction 

The application does not involve any bush fire hazard reduction works as the subject site is not 
bushfire prone land.  
 
Part 7: Local Provisions 

The relevant provisions contained within Part 7 of the QLEP 2012 are addressed below as part of 
this assessment:  
 
7.1  Earthworks 

Clause 7.1 of the QLEP 2012 establishes a number of matters requiring consideration for 
development involving earthworks.  Earthworks associated with the development are proposed and 
form part of this application. The proposed earthworks will not have a detrimental impact on 
drainage patterns and soil stability or the existing and likely amenity of adjoining properties. The 
development application will be condition to mitigate the potential impact of soil erosion and the like 
during construction. 
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6.2  Flood planning 

Clause 7.2 of the QLEP 2012 makes provision for developments within the flood planning area. 
The site is not identified as “flood planning area” on the Flood Planning Map, and is not at or 
below the flood planning level. 

7.3  Terrestrial biodiversity 

Clause 7.3 of the QLEP 2012 makes for provision for developments that impact on terrestrial 
biodiversity. This clause is not considered relevant to the proposed development as the site is not 
identified as “Biodiversity” on the Terrestrial Biodiversity Map. 
 
(3) Before determining a development application for development on land to which this clause 

applies, the consent authority must consider: 
(a) whether the development is likely to have: 

(i) any adverse impact on the condition, ecological value and significance of the fauna 
and flora on the land, and 

(ii) any adverse impact on the importance of the vegetation on the land to the habitat 
and survival of native fauna, and 

(iii) any potential to fragment, disturb or diminish the biodiversity structure, function and 
composition of the land, and 

(iv) any adverse impact on the habitat elements providing connectivity on the land, and 
(b) any appropriate measures proposed to avoid, minimise or mitigate the impacts of the 

development. 

7.4  Riparian land and watercourses 

Clause 7.4 of the QLEP 2012 makes provision for developments within riparian land and 
watercourses. This clause is not considered relevant to the proposed development as the site is 
not identified as “Watercourse” on the Riparian Land and Watercourses Map”. 

7.5  Scenic protection 

Clause 7.5 of the QLEP 2012 makes provisions for developments impacting on scenic protection 
land. This clause is not relevant to the proposed development as the site is not identified as 
“Scenic Protection Area” on the Scenic Protection Map. Subclause (3) of this clause is required to 
be assessed before the application is determined. 
 
(3) Development consent must not be granted to any development on land to which this clause 

applies unless the consent authority is satisfied that:  
 

(a) measures will be taken, including in relation to the location and design of the 
proposed development, to minimise the visual impact of the development on the 
natural and visual environment of the land, and 

(b) the development will incorporate conservation and rehabilitation measures to 
preserve the scenic qualities of the land. 

7.6  Airspace operations  

This clause states that if a development application is received and the consent authority is 
satisfied that the proposed development will penetrate the Limitation or Operations Surface, the 
consent authority must not grant development consent unless it has consulted with the relevant 
Commonwealth body about the application. 

The proposed development penetrates the 720.00AHD level on the Obstacle Limitations Surface 
Map for the Canberra Airport. This is because the existing ground level of the majority of land 
within Googong Township is above 720.00AHD. The Commonwealth Department of Infrastructure 
and Regional Development (DIRD) has issued Controlled Activity approvals for the construction of 
dwellings in Neighbourhood 1 of the Googong Township. The approvals are subject to structures 
not exceeding a maximum height of 822m AHD or 20m AGL inclusive of vents, chimneys, aerial, 
antennas (of whatever type) lightning rods etc. Separate approval must be sought for any crane 
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operations or other structures within this Googong site which will exceed the height of 822 metres 
AHD or 20 metres AGL.  

The proposed development will not exceed the height of 822 metres AHD or 20m actual ground 
level. No further approvals or consultation is required for this proposal. Separate crane approval 
has been provided with the application.  

7.7 Development in areas subject to aircraft noise 

Clause 7.7 of the QLEP 2012 makes provisions for developments subject to aircraft noise. This 
clause is not considered relevant to the proposed development as the site is not located near the 
Canberra Airport or within an ANEF contour of 20 or greater.   

7.8 Active street frontage 

This clause is not considered relevant to the proposed development as the site is not identified as 
“Active street frontage” on the Active Street Frontages Map”.  

7.9 Essential services 

Clause 7.9 of the QLEP 2012 requires satisfactory arrangements to be made for water supply, 
stormwater drainage, solid domestic waste, sewage, and the treatment and disposal of effluent. 
Along with the supply of electricity and suitable vehicle access.  

Development consent must not be granted to development unless the consent authority is satisfied 
that any of the following services that are essential for the development are available or that 
adequate arrangements have been made to make them available when required: 

(a)  the supply of water, 

(b)  the supply of electricity, 

(c)  the disposal and management of sewage, 

(d)  stormwater drainage or on-site conservation, 

(e)  suitable vehicular access. 
 
Council’s Development Engineer has assessed the proposed development and confirmed that the 
site does have suitable vehicle access and adequate services are available. 

7.10 Development near Cooma Road Quarry 

This clause is not considered relevant to the proposed development as the site is not identified as 
“Buffer Area” on the Quarry Buffer Area Map”.  

7.11 Development near HMAS Harman 

This clause is not considered relevant to the proposed development as the site is not located 
within 2 kilometres of HMAS Harman or within Zone IN1 General Industrial or Zone IN2 Light 
Industrial. 
 
4.15(1)(a)(ii) any draft environmental planning instruments  

There are no applicable draft planning instruments that are or have been placed on public 
exhibition, to consider as part of this assessment.   

4.15(1)(a)(iii) any development control plan 
 

 QUEANBEYAN DCP 2012 COMMENTS  

Section Controls Compliance / 
Conditions 

PART 1 – ABOUT THIS DEVELOPMENT CONTROL PLAN 
1.8 Public Notification Of A Development Application 

The development application was required to be notified to adjoining 
Yes 
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owners. The application was notified from 27/11/2019 to 11/12/2019. 
One submission was received during the notification period. 
Comments addressing the contents of the submission are provided 
within Section 4.15 (1) (D) of this report.  
 

PART 2 – ALL ZONES 
2.2 Car Parking 

A total of 36 (32 unit, 4 visitor) car parking spaces have been 
provided in accordance with the requirements of the Googong 
Development Control Plan. Refer to the assessment against Part 7 
for further information.  

 
Due to the location of the car parking spaces along the rear setback, 
which face adjoining single residential dwellings and the location of 
the waste enclosure to the south east directly adjacent the boundary. 
A condition of consent will be imposed requiring the developer to 
upgrade the fencing on the south eastern boundary to be constructed 
of a material which will reduce noise impacts on adjoining properties.   
 
The application has been referred to Councils Development Engineer 
who has found the parking arrangements including access and 
manoeuvring areas to be satisfactory in this instance. 

Yes 

2.3 Environmental Management 
 
Energy Efficiency  
A BASIX & ABSA certificate has been submitted and the relevant 
commitments shown on the submitted plans. The proposed 
development will not result in any significant environmental impacts 
and is not located within the vicinity of arterial roads, entertainment 
venues or the like. 
 
Waste 
Two waste enclosures have been provided adjoining the Zealie Bend 
and Underhill Street entrances. The waste enclosures include 2m 
wide openings and are located within 6m of the road. The waste 
enclosures are large enough to support adequate bins for the 
development.  

Yes 

2.4 Contaminated Land Management 
The proposal is considered generally satisfactory with respect to 
State Environmental Planning Policy 55 – Remediation of Land 
(SEPP 55) and therefore also with respect to DCP clause 2.4.  The 
land is not known to have been used for potentially contaminating 
activities (Refer to assessment against SEPP 55 for further 
information).  

Yes 

2.5 Flood Management 
The subject site is not within a flood prone area. 

N/A 

2.6 Landscaping 
A landscaping plan was required to be submitted with the application. 
The landscape plan was prepared by a Category 1 Consultant as 
listed on Council’s Landscape Consultant Register. The landscape 
plan incorporates a mixture of hard and soft landscaping and small to 
medium size trees with a mix of shrubs. The proposed landscaping is 
not anticipated to have any negative impacts on passive surveillance 
and safety and is considered appropriate for the development.   

Yes 

2.7 Erosion and Sediment Control 
Standard conditions relating to site management will be imposed 
should development consent be granted. 

Yes 

2.8 Guidelines for Bushfire Prone Areas 
The site is not identified as bushfire prone land. 

N/A 

2.9 Safe Design 
The proposed development generally satisfies the relevant provisions 
of this clause. Entry and exit points to the site are clear and legible. 

Yes 
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The design of each unit allows for adequate passive and natural 
surveillance to walkways and the private laneway through the 
proposed windows and from the street.   

2.11 Airspace Operations and Airport Noise 
The proposed development complies with the requirements 
prescribed for the site in Clause 7.5 Airspace Operations and 7.6 
Development in areas subject to Airport Noise. of the QLEP 2012 – 
see previous discussion in this assessment. 

Yes 

2.12 Preservation of Trees and Vegetation 
The proposed development does not require the removal of any 
existing vegetation. 

N/A 

 

GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

 

Part 7 – Small Lots, Studio Dwellings, Dual Occupancies, Multi Dwelling Housing and 
Residential Flat Buildings 

 

7.2 Streetscape 

 

Objectives of clause 7.2: 

1) To promote new development that is of a scale and architectural quality 
which contributes to the existing and future desired built form and character 
of the various areas of the new township of Googong as envisaged in the 
Master Plan.  

2) To ensure that new development is sensitive to the landscape setting and 
environmental conditions of the locality.  

 

Controls 

 

a) Development shall be generally in accordance with the neighbourhood 
Structure Plan. 

 

The proposed development does not create any inconsistency with the 

neighbourhood structure plan. The lot was intended to contain small lot or multi-

dwelling housing.  

 

b) A mixture of compatible materials have incorporated into the design to 
create attractive and cohesive streetscapes. 

 

The proposed development incorporates a range of materials that are compatible 

with the streetscape. Please refer to the materials schedule provided below:  

 

 

Yes 



6.1 DA.2019.1284 - Construction of Sixteen Multi-Dwelling Units, Private Laneway & Strata Subdivision to Create Sixteen 
Lots and Common Property - 174 Gorman Drive, Googong 

Attachment 1 - DA.2019.1284 - Section 4.15 Assessment Report - 174 Gorman Drive Googong (Continued) 

18 

GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

 
 

 
Front façade – proposed materials 

   

c) Building setbacks, walls on boundary and garage door widths to comply 
with requirements of Table 1. 

 

Refer to assessment against Table 1.  

 

d) On corner sites the façade treatment should address both street 
frontages in order to promote a strong and legible character while 
maintaining sight lines. 

 

The subject lot has corner frontages to Zealie Bend and Underhill Street. The 

development incorporates a number of materials into each elevation, with 

additional landscaping providing adequate breakup. The development is not 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

anticipated to have a negative impact on the streetscape as a result of its design. 

 

 
 

 
 

e) Fencing should be designed to provide a clear distinction between 
private and public space and to encourage casual surveillance of the 
street. 

f) Fencing should be consistent with the established style and pattern of 
fences in the locality.  

g)  Elements such as fences, walls, hedges, level changes and landscaping 
or a Façade treatment to address both streets combination of these 
elements are to define the front boundary. 

h) Where front fences/walls are used they are to be a maximum height of 
1.2m to the primary street frontage. 

i) Front fencing is to be predominately open in design, such as picket 
fences, hedges or palisade style fencing. 

j) Maximum height of fences to secondary street frontage is 1.8m. A fence 
on a secondary street frontage that is 1.8m must not extend more than 
50% of the lot depth. Fences to secondary street frontage that extend 
beyond the 50% lot depth are considered to be front fencing and have a 
maximum height of 1.2m. 

k) Side fences between residential lots are to start at least 1m behind the 
primary building frontage of the dwelling. 

 

The front fencing is proposed to be 1.5 metres in height due to the provision of 

principal private open space within the front setback. The variation will allow for 

adequate privacy to be retained by residents. The variation to fencing has been 

previously approved for a majority of small lot housing development within the 

Googong Township due to allowing PPOS to be included within the front setback.  
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

 

An image of the front fencing design is provided below:  

 

 
 

 

The southern elevation of the proposed development will require a condition and 
red amendment to the architectural set of plans including the provision of 
Balustrades to 1.8m (top 300mm with open elements) in height to protect the 
privacy of adjoining single dwellings to the south of the subject site. This will be 
required for both the first and second levels, but not the first as it only contains 
garages.  

 

 

7.3 Streetscape – Public and Private Laneways 

 

Objectives: 

 

1) To ensure that laneways are constructed in a manner which promotes 
activation and safety through regular use and both active and passive 
surveillance.  

2) To provide development that is of a scale and architectural quality that 
contributes to the laneways’ streetscape.  

3) To provide a visually acceptable streetscape through landscaping, 
articulation and setbacks along the laneways and through limiting laneway 
length.  

4) To ensure the laneway’s use as a service corridor is not compromised by 
a design which encourages inappropriate, unsafe parking, encourages the 
erection of obstructions or otherwise prevents the passage of service and 
resident vehicles.  

5) To provide vehicular access to the rear or side of lots where front access 
is restricted or not possible, particularly narrow lots where front garaging is 
not permitted.  

6) To reduce garage dominance in residential streets.  

7) To maximise on –street parking spaces and landscaping in residential 
streets.  

8) To facilitate the use of attached and narrow lot housing.  

9) A continuous run of studio dwellings or small lots along the lane is to be 
avoided, as it changes the character, purpose and function of the lane. 

 

Yes 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

 

Overlay created using Intramaps and the architectural plans prepared and 
submitted by DNA Architects. The above image shows the layout of the proposed 
development in context with the surrounding development in the locality. The 
subject site was always intended to contain a one way laneway with rear loaded 
garages. The design will not have any unintended consequences on amenity and 
streetscape and is generally consistent with the objective listed above.   

 

Controls: 

 

a) Laneways shall be limited in length as provided in Section 5.0 of this 
DCP and constructed with decorative elements in the pavement to break 
up the laneway surfaces.  

b) Laneways in adjacent housing blocks shall not be continuous over 
access streets to prevent the appearance of long, gun barrel laneways 
unless appropriate measures such as using staggered laneways are 
taken to eliminate the gun barrel effect.  

 

The proposed laneway incorporates a mix of materials with variation in pavers 

(refer to image below from the submitted landscape plan).   

 

 
 

 

c) No more than 1 in 4 dwellings (excluding street corner lots with studio 
dwelling at the lane entry) are to be studio dwellings. 

 

No studio dwellings are proposed. 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

d) Straight layouts across the blocks are preferred for safety and legibility, 
but the detailed alignment can employ subtle bends to add visual 
interest and avoid long distance monotonous views, subject to meeting 
the minimum construction requirements for turning paths. 

 

The proposed laneway and layout of the development is generally straight 

allowing for clear sightlines. The landscaping and materials will create adequate 

visual breakup.  

 

e) Rear fences to laneways shall be constructed so that they are a 
minimum 50% transparent material to improve surveillance of the 
laneway. 

 

The laneway contains the rear garages of each dwelling. The fencing to adjoining 

dwellings is pre constructed Colorbond fencing which should be retained. This is 

with the exception of the south western boundary, which will require an upgrade to 

a more acoustically sound material to protect the amenity of adjoining single 

dwellings.   

 

f) Articulation of building forms and fencing shall be interspersed with 
drought resistant soft landscaping to improve visual amenity. An area 
shall be provided on each laneway frontage to plant at least one medium 
sized tree. Landscaping treatments with pavers, gravel or similar 
hardstand materials is not acceptable. 

 

The development incorporates soft landscaping around the proposed front 

fencing. The chosen landscaping is appropriate for the site.  

 

g) Laneways shall be provided with street lighting. 

 

A condition of consent will ensure laneway lighting is provided.  

 

h) The minimum garage doorway widths for manoeuvrability are 2.4, (single 
and 4.8m (double). 

 

All garage doors proposed comply with these requirements. 5m for double 

garages and 2.5m for single garages has been provided.  

 

i) The configuration of the laneway, associated subdivision and likely 
arrangement of garages arising from that subdivision should create 
ordered, safe and tidy laneways by designing out ambiguous spaces 
and unintended uses such as casual parking, the storage of trailers, bin 
stacking etc. 

 

The development is consistent with this control.  

 

j) Passive surveillance along the laneway from the upper storey rooms is 
encouraged. 

 

The design of each dwelling will ensure adequate passive surveillance to the 

laneway. The design balances passive surveillance whilst also respecting the 

privacy of the dwellings located on the southern boundary of the site.  

 

k) Ground floor habitable rooms on laneways are to be avoided unless they 
are located on external corners (laneway with a street) and face the 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

street to take advantage of the residential street for an address. 

 

The proposal does not include any habitable rooms on the laneway.  

 

 

7.4 Building Form and Design 

 

Objectives:  

1) To ensure that the bulk, scale and height of proposed development 
provides good neighbour amenity and maintains an appropriate 
residential character. 

2)  To ensure that adequate sunlight access and ventilation for living 
areas and private open spaces of new and neighbouring dwellings is 
provided for.  

3) Provide quality architecture through richness in detail and 
architectural interest and complementary to the particular Precinct 
within Googong.  

4) Support the development of the town and neighbourhood centres of 
Googong as a separate rural town settlement.  

5) Provide legibility of building function.  

6) Maintain pedestrian scale in the articulation of details on lower 
levels.  

7) Ensure that balconies are integrated into the overall architectural 
form and detail of residential buildings and contribute to the safety 
and liveliness of the street by allowing for casual overlooking and 
address.  

8) Establish a high quality residential environment where all dwellings 
within residential buildings have a good level of amenity.  

9) Encourage the development of mixed residential/commercial 
developments in the town and neighbourhood centres within easy 
walking distance to public transport.  

10) Ensure that design of mixed use developments maintains residential 
amenities and preserves compatibility between uses.  

11) Encourage façade articulation of individual buildings to enhance the 
streetscape, such as highlighting front entries to give the building a 
sense of address. 

 

The proposed development incorporates a number of materials and provides 

variation in setbacks to create adequate articulation. The development does 

include a more bulky façade than traditionally built in surrounding development in 

Googong. However, it is located adjacent to the neighbourhood centre and other 

small lot housing development and will not dominate the streetscape or be 

incompatible with adjacent buildings. The architectural style is considered 

appropriate on the subject site given its context.   

 

 

Yes 

 

 

 

7.5 Height and Floor Space 

 

Objectives:  

 

1) To promote a mix of housing and to control the scale of 
development to promote a low to higher density residential 
environment.  

 

 

Yes 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

Please refer to assessment under QLEP 2012 (Clauses 4.3 and 4.4). 

 

 

7.6 Privacy and View Sharing 

 

Objectives:  

1) To provide visual and acoustic privacy in residential dwellings and 
associated private open spaces.  

2) To maximise opportunities for view sharing. 

The front façade of the proposed development incorporates an articulated form 
which creates some level of privacy to adjoining POS through blocking sightlines. 
Despite this, some overlooking is anticipated, however, the provision of additional 
private open space on upper level balconies provides an additional area for 
residents which will not have any overlooking from adjoining units.   

 

However, the balconies and terraces on the first and second floor do present 
overlooking opportunities to adjoining single dwellings adjacent the site and their 
associated private open space. The consent will include a condition that the upper 
level terraces and balconies incorporate a 1.8 metre high balustrade with the top 
300mm able to have open elements to allow for adequate privacy, whilst still 
retaining some level of amenity to occupants.   

 

 

Yes - Condition 

7.7 Safety and Security  

 

Objectives:  

 

1) Maximise personal and property security for residents and visitors 
by ensuring siting and design of built form and open space are 
planned to facilitate casual surveillance to decrease the opportunity 
for crime.  

2) Ensuring the community will utilise the streets, open space and 
other areas of the public realm with a perception of community 
safety.  

 

The proposed development is not inconsistent with the above controls.  

 

Yes 

 

7.9 Pedestrian Access and Building Entries 

 

Objectives:  

 

1) To promote developments which are well connected to the street 
and contribute to the accessibility of the public domain.  

2) To ensure that all users of developments, including people with 
strollers, wheelchairs and bicycles, are able to reach and enter shop, 
office, apartment, other use areas, and communal areas via 
minimum grade ramps, paths, access ways or lifts.  

 

The proposed development is consistent with the objectives of this section.  

 

Yes 

 

7.10 Principal Private Open Space and Landscape Design 

 

 

Yes - Variation 



6.1 DA.2019.1284 - Construction of Sixteen Multi-Dwelling Units, Private Laneway & Strata Subdivision to Create Sixteen 
Lots and Common Property - 174 Gorman Drive, Googong 

Attachment 1 - DA.2019.1284 - Section 4.15 Assessment Report - 174 Gorman Drive Googong (Continued) 

25 

GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

Objectives:  

1) Landscape design shall optimise useability, privacy, equitable 
access and respect for neighbour’s amenity as well as providing 
areas for deep soil planting.  

2) Provide sufficient open space for the reasonable recreation needs of 
residents.  

3) Allow northerly aspect into the principal private open space of new 
residential buildings.  

4) Provide for landscaping that is low maintenance in the long term 
without long term reliance on watering systems.  

5) Private open space shall provide a pleasant outlook 

 

PPOS is located forward of the building line and is able to obtain adequate solar 

access as a result of its positioning. The design of PPOS is generally acceptable 

and under the landscape plan adequate materials and planting has been provided. 

However, most proposed units contain PPOS under the minimum size 

requirement of 24m2 and the development proposed a variation to this 

development control.  

 

The PPOS schedule is provided below:  

 
 

Certain units provide in excess of the minimum size requirement under the GDCP. 
However, a majority of units are under ranging from 16m2 to 23.1m2, which is 
only .9 of m2 under the requirement. The variation to the PPOS size requirements 
is supported for the following reasons. The development provides secondary 
private open space through balconies at the rear and the reduction in POS allows 
for articulation and the front of the development. Council has allowed the 
supplementation of POS at the rear and front in previous small lot housing 
development.  

 

 

7.11 Carparking and Garages 

 

Objectives:  

1) To ensure adequate provision of secure and accessible onsite 
parking for residents and visitors.  

2) To integrate adequate car parking and servicing access without 
compromising street character, landscape or pedestrian amenity and 

 

Yes 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

safety.  

3) Provide safe and functional parking areas.  

4) To integrate the location and design of car parking with the design of 
the site and the building.  

5) Ensure the dwelling façades are dominant, with the garage a 
recessive element in the streetscape.  

 

Car parking has been provided in accordance with the required rate under the 

Googong Development Control Plan. Please refer to the assessment against 

Section 2.2 of the QDCP 2012 which details how many car parking spaces and 

visitor car parking spaces have been provided for the development.  

 

Vehicle manoeuvring has been assessed as adequate by Council’s Development 

Engineering Team. Garage door widths for both single and double garages 

complies with the requirements of this DCP. Additionally, garage door widths for 

units 1 and 16 meet the requirements for adaptable dwellings. The laneway 

design and parking design meets the requirements of the above controls.  

 

 

7.12 Site Facilities 

 

Objectives:  

 

1) To have adequate provision made for site facilities including: 
garbage areas, mail boxes, service meters etc.  

2) To have site facilities that are functional, accessible and easy to 
maintain.  

3) To have site facilities thoughtfully and sensitively integrated into 
development so as not to be obtrusive, noisy or unsightly.  

 

Mailboxes are provided on the front fence for each dwelling. Adequate waste 

enclosures have been provided. Complies.  

 

Yes 

 

7.13 Studio Dwellings and Small Lots 

 

 

Objectives:  

1) Studio dwellings provide passive surveillance and monitor laneway 
activities.  

2) Studio dwellings and small lots of 130-170m2 are to be rear loaded.  

3) Studio dwellings and small lots do not detrimentally impact the 
amenity of adjoining residential land (overshadowing, privacy or 
visual).  

4) Studio dwellings are developed in a complementary architectural 
style to the principal dwelling.  

5) Design quality of corner lots should be considered in terms of 
streetscape, setback, solar access and parking.  

 

No studio dwellings are proposed.  

 

Yes 

 

7.14 Thermal Performance 

 

Yes - Condition 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

 

Objectives:  

 

1) To reduce the necessity for mechanical heating and cooling.  

2) To reduce reliance on fossil fuels.  

3) To minimise greenhouse gas emissions.  

4) To promote renewable energy initiatives.  

5) Buildings shall be designed to take advantage of energy saving 
technology such as solar panels.  

 

A BASIX and ABSA Certificate have been submitted in support of the 

development and will form a part of the approval documentation.  

 

 

7.15 Solar Access 

 

Objectives:  

 

1) Allow adequate daylight into habitable room windows.  

2) Minimize the degree of over shadowing of neighbouring properties.  

3) Encourage energy efficient principles and practices.  

 

The proposed development provides solar access that achieves a minimum 2 

hours of solar access to living room windows and living areas between 9.00am 

and 3.00pm during mid-winter, which is considered a variation.  However, two 

units will receive 3 hours.  This means that only 12.5% of dwellings meet the 

minimum 3 hour requirement.  A significant contributing factor to the solar access 

issues relates to the lot layout created at subdivision stage which doesn’t allow for 

the dwellings to be orientated directly north.  

 

Applicants Justification - Shadow diagrams of the proposed development on the 

site have been prepared and are submitted with the development application in 

accordance with Council’s submission requirements. 

 

In terms of solar access, the proposal provides solar access that achieves a 

minimum 2 hours of solar access to living room windows and living areas between 

9.00am and 3.00pm during mid-winter. 

 

It is noted that the proposal complies with the FSR and generally complies with 

the maximum building height, setback requirements and as such the level of 

overshadowing impact is incidental to the form of development encouraged at the 

site.  In addition, the roof and building is setback more at the required southern 

elevation, far exceeding the DCP setback requirement. 

 

At 9am during mid-winter, the adjoining and nearby development affected by the 
proposal are those located to the southwest of the site. This shadowing is 
confined to the morning during mid-winter for two properties located directly 
adjacent, with no overshadowing of these properties from 11am.  

 

 

Yes  
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

 

 

 

7.16 Energy and Natural Ventilation 

 

Objectives:  

 

1) Improve the energy efficiency and comfort of housing by designing 
to make the best use of natural ventilation.  

2) Reduce energy consumption within the Googong Township.  

3) Promote greater energy efficiency and ecologically sustainable 
development.  

 

A BASIX & ABSA Certificate was submitted with the application and will form a 

part of the approval documentation and be conditioned to be complied with prior to 

completion of the development.  

 

 

Yes 

 

7.17 Waste Management 

 

Objectives:  

 

1) To plan for the types, amount and disposal of waste to be generated 
during demolition, excavation and construction.  

2) To encourage waste minimisation, including source separation, 
reuse and recycling.  

3) To ensure efficient storage and collection of waste and quality 
design of facilities.  

 

Adequate waste enclosures have been provided for the development.  

 

 

Yes - 
Conditions 

 

7.18 Water Conservation 

 

Objectives:  

 

1) To optimise the conservation of potable water.  

2) To minimise impacts of development on the stormwater system of 

 

Yes 
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GOOGONG DCP COMMENTS 
COMPLIES  

(Yes/No) 

receiving waters.  

 

Refer to comments against Section 7.16. Additionally proposed planting as shown 

in the submitted landscape plan will allow for better water conservation measures 

due to chosen species of plants and ground covers.  

 

 

7.19 Stormwater Management and Flooding 

 

Objectives:  

 

1) To control stormwater runoff and minimise discharge impacts on 
adjoining properties and into natural drainage systems before, 
during and after construction.  

2) To prevent flood damage to the built and natural environment, 
inundation of dwellings and stormwater damage to properties.  

3) To ensure that proposed development does not adversely affect the 
operational capacity of the downstream stormwater system.  

4) To encourage reuse, recycling and harvesting of stormwater to 
reduce wastage.  

 

Stormwater has been assessed by Council’s Development Engineering 

Department as adequate. Please refer to the Development Engineer’s comments 

provided within the internal referrals section of this report.  

 

 

Yes - Condition 

 

 

 

 

 

 

 
 

Multi Dwelling Housing and Dual Occupancy  

Minimum lot size Multi Dwelling Housing - 750m2 (Refer to Clause 4.1B of the QLEP 

2012)   

 

2839m2. Complies.  

 

Minimum lot width Multi Dwelling Housing - 25.0 metres. However, Council will 

consider reducing the minimum lot width for multi dwelling 

housing to 20.0 metres where the development application for the 

subdivision includes a dwelling design for each lot, and where it 

can be demonstrated the design is not inconsistent with the 

building form and design criteria set out in Section 7.4 of this 

DCP.   

 

100m + street frontage. Complies.  

 

Site coverage max Multi Dwelling Housing - 50%   

 

42%. Complies.  

 

Building height As per QLEP 2012   

 

11m. Complies.  

 

Front setback minimum Multi Dwelling Housing - 4.0 metres where principle private open 

space is not located within the front setback. - 6.0 metres where 

principle private open space is located within the front setback.   
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The front setback requirement where principal private open space is 

forward of the building line is 6.0 metres. The proposed development 

generally complies with this control, with the exception of some units, 

which contain a 1.1 metre encroachment (6 units out of the 16).  

 

The encroachment allows for the building to be further articulated and 

to provide break up in the 36 metre long façade facing the street of 

each building. The variation is not considered to have any substantial 

impact of the streetscape and is generally supported.  

 

The reduction of the front setback has created further variation in other 

development control plan standards, including private open space, 

which is addressed below in the assessment of the variation to private 

open space.   

 
Articulation zone 1.5 metres. The articulation zone must meet the performance 

based criteria outlined in Section 7.4 (i) to (m) of this DCP.   

 

All proposed encroachments towards the front setback are between 

900mm and 1.2 metres. Complies.  

 

Corner lot - Secondary 

Setback (minimum) 

Where façade length is less than 9m in length the minimum 

setback is 3.0 metres Where façade length is greater than 9m in 

length the minimum setback is 4.0 metres.  

 

The proposed development contains a 16.9 metre long wall on the 

south eastern elevation. The wall encroaches 100mm into the 4 metre 

corner lot secondary setback for 7 metres of the wall length and for 2.3 

metres for 9.9 metres of the wall length. A minor portion of the north 

western elevation encroaches into the side boundary setback by for 

1.4 metres. However, the remainder of the setback is much greater 

than the 4 metre requirement for a significant portion of the length of 

the elevation, with common area and landscaping proposed, which will 

have a positive impact on the streetscape.  

 

The proposed variations to the setback requirements of the Googong 

Development Control Plan are considered acceptable. The variation to 

each setback is not anticipated to have an adverse impact on the 

streetscape or amenity of the locality. Additionally, there are no 

overlooking or privacy impacts created as a result of the proposed 

variations.  

Garage setback to front 

or secondary boundary 

(minimum) 

Front Boundary  5.5 metres   

 

Secondary Boundary Where direct garage access from 

secondary frontage is proposed - 5.5 metres. Where no direct 

garage access proposed from secondary frontage - the setback is 

to be consistent with the minimum secondary setbacks for corner 

lots set out above in this table.    

 

Not applicable. All garages face the proposed rear laneway.  

 

Side setback minimum Multi Dwelling Housing Ground floor - 3.0 metres Subsequent 

stories - an additional 0.5 metres per storey. 

 

Refer to assessment against corner lot secondary setback.  

 

Rear setback minimum Multi Dwelling Housing - Ground Floor - 3.0 metres Subsequent 

stories - an additional 0.5m per storey.  

 

9.4m setback provided. Complies.  
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Garage setback to public 

or private rear lane 

0 metres. 

 

All garages directly adjoin the rear lane with a 0 metre setback. 

Complies.  

 

Principal private open 

space - On ground 

Minimum area 

24m2 - North facing, directly accessible from living areas. Must 

have a minimum width of 4 metres to be counted as principal 

private open space. 50% of PPOS to be permeable and 

landscaped.   

 

Variation to PPOS proposed, refer to comments against section 7.10 

Principal Private Open Space and Landscape Design of this DCP 

assessment for further information. PPOS is north facing, directly 

accessible from living areas and at least 50% is permeable. However, 

certain units do not meet the minimum size requirements for PPOS. 

However, further private open space has been provided within 

terraces and balconies at the rear of each dwelling. Neither of these 

will achieve solar access requirements, but provide a compromise for 

the minor variation to the size requirements of PPOS forward of the 

building line.  

 

Each balcony for each 3 bedroom units meets a 12m2 minimum. The 

addition of additional private open space creates a justification for the 

variation to the PPOS. It is noted that the rear balconies and terraces 

however, will not receive adequate solar access. Nonetheless the 

combination of private open space forward of the building line, the 

terraces and balconies is considered an acceptable balance for the 

amenity of future occupants.   

 

Principal private open 

space - Balcony 

Minimum area 

Multi Dwelling Housing  

1 bedroom - 8m2  

2 bedrooms - 10m2  

3+bedrooms - 12m2  

Minimum area 2.0 metre minimum dimension for all (The 

minimum balcony PPOS requirements only apply where ground 

level PPOS cannot be provided - otherwise no restriction).   

 

PPOS is provided at the ground level forward of the building line. The 

PPOS provided on rear terraces and balconies is secondary to this 

POS and provides adequate amenity to future occupants to justify the 

variation to the PPOS.  

 

Solar access to principal 

private open space as 

measured between 9am 

and 3pm on 21 June 

Minimum 3 hrs to 50% of POS.  At least 80% of dwellings shall 

have living room windows and PPOS which receive a minimum of 

3 hours direct sunlight into primary window surfaces.  Minimum 3 

hrs to adjoining living room windows and PPOS on neighbour's 

land.   

 

The PPOS located forward of the building line appears to receives the 

required 3 hours of minimum sunlight. All dwellings have living areas 

that are north facing. However In terms of solar access, the proposal 

provides solar access that achieves a minimum 2 hours of solar 

access to living room windows and living areas between 9.00am and 

3.00pm during mid-winter. 

 

Communal Landscaped 

Area (minimum) 

20% (60% of communal open space to be landscaped as 

permeable surface, grasses, trees, etc.). Deep soil zones required 

alongside and rear boundaries.    
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The proposed development provides 11.73% of the site for deep root 

planting and open space (refer to image below). The requirement 

under Part 7 of the Googong Development Control Plan is for total of 

20% of the site area to be provided. As justification for the variation 

Council will require mature planting as a condition of consent for 

communal landscaped areas to add additional amenity to the 

streetscape and locality.  

 
 

Car Parking - minimum 

number of spaces 

1 bed- 1 space 2 bed - 2 spaces 3 bed - 2 spaces   

 

16 Units with a mixture of 3 and 4 bedrooms proposed. Two spaces 

per unit has been provided with 4 visitor spaces in accordance with 

this section.  

 

Visitor parking - 

minimum number of 

spaces 

3-5 dwellings - 1 space  

6-10 dwellings - 2 spaces  

11-15 dwellings - 3 spaces  

For every 5 units thereafter - 1 additional space Council may 

accept off site visitor parking spaces where kerbside parking is 

provided to the site and where the development has at least 3 

street frontages.   

 

4 visitor parking spaces have been provided in accordance with the 

requirements of this control. Complies.  

 

Underground parking Underground parking permissible where the slope of the land 

provides the opportunity.   

 

No underground parking is proposed. Not applicable.  

 

Garage to building 

frontage (front façade 

only) 

No more than 50% of street façade. Double width garage doors 

not permitted.  Two separate doors are to be used with a 

minimum 230mm separation. No common gable over both doors.   

 

All garages are rear loaded and face the proposed private laneway. 

The control is not applicable.  

 

Maximum length of multi 

dwelling buildings 

Buildings should not exceed a total length of 60 metres. Wall 

planes should not exceed 15 metres in length without the roof 

and wall design being broken.   

 

Both buildings are 36.39m in length. Adequate articulation has been 

provided. Complies.  

 

Minimum gap between 

multi dwelling buildings 

4.0 metres. 

 

The minimum gap between multi-dwelling buildings is to be 4 metres. 

The development proposes a variation to this requirement with a 

minimum 2.89 metres provided for the length of the garage and the 

laundry. 

 

The variation of 1.11 metres is supported due to its position in the 

location of the proposed garages and a non-habitable room (laundry). 
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Additionally, the design provides a larger separation 1.27 metres 

above the 4 metre requirement for the remainder of the length of each 

wall, which is considered an acceptable outcome. 

 

Earthworks 1.5 metres maximum cut and fill.  

 

Proposed excavation and fill is within the 

maximum 1.5 metre limit.  

 

 
 
4.15(1)(a)(iiia) any planning agreement or draft planning agreement 

No planning agreement has been entered into under section 7.4 of the Environmental Planning 
and Assessment Act 1979.  

4.15(1)(a)(iv) matters prescribed by the regulations 

Clause 92 of the Environmental Planning and Assessment (EP&A) Regulation 2000 requires 
Council to take into consideration Australian Standard AS2601–1991: The Demolition of 
Structures, in the determination of a development application.  

Having regard to this prescribed matters, the proposed development does not involve the 
demolition of a building for the purposes of AS 2601 – 1991: The Demolition of Structures.  

Should this application be approved, appropriate conditions of consent are included within the 
recommended to ensure compliance with any relevant regulations.    

4.15(1)(a)(v) any coastal zone management plan   

Council is not subject to a coastal zone management plan.  

4.15(1)(b) the likely impacts of the development, including environmental impacts on 
both the natural and built environments, and social and economic impacts in 
the locality   

The proposed development will not have any significant negative impacts on the natural and built 
environment. The development will have an economic benefit by provide local employment through 
construction and a social benefit by providing further housing stock to the Queanbeyan and greater 
Canberra region. 

4.15(1)(c) the suitability of the site for the development   

The subject site is relatively unconstrained and is considered to be suitable in its current state for 
the purposes of the proposed development. 

4.15(1)(d) any submissions made in accordance with this Act or the regulations  

The application was notified in accordance with Section 1.8 of the QDCP 2012 from 21/01/2020 to 
05/02/2020 with one submission received, raising the following concerns: 

1. Location of waste enclosure, location of car parking adjoining the southern boundary and 
privacy from the southern boundary.  
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Assessing officer’s comments:  

In regard to privacy concerns raised in the submission. The development will be required to 
incorporate a 1.8m high balustrade to all rear balconies and terraces on the southern elevation 
(first and second floor) to ensure impacts are mitigated.  

The southern elevation contains balconies and terraces on the first and second floor, which 
present overlooking opportunities to adjoining single dwellings and their associated private open 
space. The consent will include a condition that the upper level terraces and balconies incorporate 
a 1.8 metre high balustrade with the top 300mm able to have open elements to allow for adequate 
privacy, whilst still retaining some level of amenity to occupants.   

Due to the location of the car parking spaces along the rear setback, which face adjoining single 
residential dwellings and the location of the waste enclosure to the south east directly adjacent the 
boundary. A condition of consent will be imposed requiring the developer to upgrade the fencing on 
the south eastern boundary to be constructed of a material which will reduce noise impacts on 
adjoining properties.   

4.15(1)(e) the public interest 

The public interest is served through the detailed assessment of this development application 
under the relevant local planning controls and legislation and consideration of any submissions 
received relating to it by Council. The proposed development is not considered to be contrary to 
the public interest.   

SECTION 64 CONTRIBUTIONS 

Section 64 of the Local Government Act 1993 allows contributions to be levied towards the 
provision of water, sewerage and stormwater infrastructure.  

Section 64 contributions are not applicable to the proposed development.  

GOOGONG LOCAL PLANNING AGREEMENT (LPA) 
The Googong Local Planning Agreement (LPA) applies to the development. A condition of consent 
will ensure the LPA is complied with. A cash contributions invoice is to be issued and paid prior to 
the release of the strata subdivision certificate or occupation certificate.    

CONCLUSION 

The application has been assessed having regard to Section 4.15 of the Environmental Planning 
and Assessment Act 1979, and is considered to be satisfactory for approval subject to the 
imposition of the recommended conditions of consent.   
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CONDITIONS OF CONSENT 
DA.2019.1284 

 
 
APPROVED DEVELOPMENT AND PLANS 
 

1.  APPROVED DEVELOPMENT AND PLANS 

The development referred to in the application is to be carried out in accordance with the 
approved plans and documents including the following:  

Title / Description Prepared by Issue/Revision & 

Date 

Date received by 

Council 

A001 – Cover DNA Architects 27/05/2020 24/06/2020 

A101 – Site Plan DNA Architects 27/05/2020 24/06/2020 

A102 – Landscape Plan DNA Architects 27/05/2020 24/06/2020 

A201 – Ground Floor Plan DNA Architects 27/05/2020 24/06/2020 

A202 – Level 1 Floor Plan DNA Architects 27/05/2020 24/06/2020 

A203 – Level 2 Floor Plan  DNA Architects 27/05/2020 24/06/2020 

A211 – Unit Type A & B 

Plans 

DNA Architects 27/05/2020 24/06/2020 

A212 – Unit Type C Plans DNA Architects 27/05/2020 24/06/2020 

A213 – Unit Type B – Adapt 

Plans 

DNA Architects 27/05/2020 24/06/2020 

A214 – Site Plan – Adaptable  DNA Architects 27/05/2020 24/06/2020 

A301 – Elevations 1 – Block 

1 

DNA Architects 27/05/2020 24/06/2020 

A302 – Elevations 2 – Block 

2 

DNA Architects 27/05/2020 24/06/2020 

A303 – Courtyard Wall 

Details 

DNA Architects 27/05/2020 24/06/2020 

A401 – Section A & B – 

Internal Courtyard Elevations 

DNA Architects  27/05/2020 24/06/2020 

A601 – Exterior Finishes 

Schedule  

DNA Architects 27/05/2020 24/06/2020 

A602 – Waste Enclosure 

Details 

DNA Architects 27/05/2020 24/06/2020 

A603 – Letter Box Detail DNA Architects 27/05/2020 24/06/2020 

A805 – Waste Carting DNA Architects 27/05/2020 24/06/2020 

A806 – Area Diagram – 

Ground Floor 

DNA Architects 27/05/2020 24/06/2020 

A807 – Area Diagram – Level 

1 

DNA Architects 27/05/2020 24/06/2020 

A808 – Area Diagram – Level 

2 

DNA Architects 27/05/2020 24/06/2020 

A809 – Site Open Space DNA Architects 27/05/2020 24/06/2020 

Strata Subdivision Plan Andrew Blair Spain 14/05/2020 28/05/2020 

  

Except as modified by any of the following conditions of consent. 

Reason: Development is undertaken in accordance with this consent & is used for the approved 
purpose only. 
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SPECIAL CONDITIONS 
 
2. Privacy Screening for Terraces and Balconies 

All terraces and balconies facing the common driveway are to be fitted with a 1.8 metre high 
balustrade/privacy screen. The balustrade must be solid or translucent up to 1.5 metres in 
height with the remaining 300mm to incorporate open elements.  The applicant may submit 
an alternative design for privacy screening for Council approval providing it is no less 
effective than the screening indicated above. 

Reason: To ensure adequate privacy protection for adjoining single residential dwellings.  

 

3.  Mature Planting in Common Open Space 

All planting proposed in common open space is to be semi-mature to mature. 

Reason: to contribute to site and streetscape amenity.  
 

 
4. Acoustic Fencing to South Western Boundary 

The boundary fencing along the south western boundary of the site (adjoining Lot 1422 & 
1434 DP 1240193) is to be replaced with an appropriate acoustic fencing solution to provide 
protection to adjoining single residential lots from the noise impacts associated with parking 
spaces and the waste enclosure abutting the boundary.  

The acoustic wall treatment and design is to be submitted to and endorsed by Council prior 
to issue of a Construction Certificate. 

Reason: To protect adjoining properties from noise impacts associated with car parking and waste 
enclosures abutting the boundary.  

 
 

5.  Comply with the Googong Local Planning Agreement (LPA) 

The Googong Urban Development Local Planning Agreement must be complied with. 

REASON: To ensure satisfactory provision of services, amenities, works and monetary contributions 

for the development. 

 
GENERAL CONDITIONS 
 
6.  Obtain Construction Certificate 

Obtain a construction certificate from Queanbeyan-Palerang Regional Council or an 
appropriately accredited private certifier before undertaking any work. Forward a copy of any 
construction certificate issued by a private certifier to Queanbeyan-Palerang Regional 
Council at least 2 days before undertaking any work in accordance with that construction 
certificate. 

Reason: Work is undertaken in accordance this consent & relevant construction standards.  
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7.  Obtain Occupation Certificate 

Do not occupy or use the premises until an occupation certificate has been issued by 
Queanbeyan-Palerang Regional Council or an appropriately accredited private certifier. 
Provide a copy of any occupation certificate, issued by a private certifier, to Queanbeyan-
Palerang Regional Council no later than 2 days after the occupation certificate is issued. 

Reason: Ensure that the building complies with relevant standards. 
 
 

8.  Comply with the Building Code of Australia  

All work is to comply with the current edition of the Building Code of Australia. 

Reason: All building work is carried out in accordance with relevant construction standards.  
 
 

9.  Construction within Boundaries 

The development including but not limited to footings, walls, roof barges and guttering must 
be constructed wholly within the boundary of the premises. No portion of the proposed 
structure shall encroach onto the adjoining properties. Gates must be installed so they do 
not open onto any footpath or adjoining land.  

Reason: Approved works are to be contained wholly within the subject site. 
 
 

10.  Copy to Owner 

A copy of this consent is to be provided to the owner.  

Reason: To ensure the owner is aware of the requirements imposed under the consent. 
 
 

11.  Unauthorised Use of Public Land 

No building materials are to be stored or construction activities undertaken on public or 
adjoining land without prior written approval from Council. 

Reason: To prevent unnecessary disturbance to public land.  

 
 
CONDITIONS TO BE SATISFIED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE 
 
12.  Section 68 Development Works 

The Section 68 Development Works Application and accompanying engineering design 
plans and Certification Report must be submitted to Council prior to the commencement of 
any works on Council infrastructure.  

The engineering plans must comply with the requirements of Council's Design and 
Construction Specifications and include the following where applicable -  

a)  A Certification Report in accordance with Council’s DQS Quality Assurance Design 

Specification, Clause DQS.04 

b)  This general note - All work must be constructed in accordance with the requirements 

of Council's QPRC Design and Construction Specifications  

c)  Detailed engineering design of the stormwater relocation and connection 

Reason: To provide design certification of the works.  
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13.  Submit a Construction Management Plan 

Prior to release of any Construction Certificate (Building) a Construction Management Plan 

for the management of soil, water, vegetation, waste, noise, vibration, dust, hazards and risk 

for the construction works must be submitted to, and endorsed by, Council.  The plan must: 

a) Describe the proposed construction works and construction program and, 

b) Set standards and performance criteria to be met by the construction works and, 

c) Describe the procedures to be implemented to ensure that the works comply with the 

standards and performance criteria and, 

d) Identify procedures to receive, register, report and respond to complaints and, 

e) Nominate and provide contact details for the persons responsible for implementing 

and monitoring compliance with the plans 

Reason: To ensure that satisfactory measures are in place to provide for environmental management 
of the construction works. 
 
 

CONDITIONS TO BE SATISFIED PRIOR TO COMMENCEMENT OF WORKS 
 
14.  Appoint PCA (Building) 

Appoint a principal certifying authority before any work is undertaken. Provide details of the 

appointed principal certifying authority (if not Queanbeyan-Palerang Regional Council) to 

Queanbeyan-Palerang Regional Council at least 2 days prior to any work being undertaken. 

Reason: To provide for supervision of the subdivision works. 
 
 

15.  Site Identification 

The site where building work, subdivision work, or demolition work are proposed to be 

carried out shall be identified by a sign sited in a visually prominent position containing the 

following information; 

 the development application number, 

 name, address and telephone number of the principal certifying authority, 

 name of the principal contractor (if any) and 24 hour contact telephone 

number, and 

 a statement that “unauthorised entry to the work site is prohibited”. 

Reason: To satisfy the provisions of Clause 136B and 227A of the Environmental Planning and 
Assessment Regulation 2000. 
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16. Home Building Act Requirements 

Residential building work within the meaning of the Home Building Act 1989 must not be 

carried out unless the Principal Certifying Authority for the development to which the work 

relates (not being the council) has given Council written notice of the following information: 

(a) In the case of work for which a principal contractor is required to be appointed: 
(i) The name and licence number of the principal contractor. 

(ii) The name of the insurer by which the work is insured under Part 6 of that Act. 

(b) In the case of work to be done by an owner-builder: 
(i) The name of the owner-builder. 

(ii) If the owner-builder is required to hold an owner-builder permit under that Act, 
the number of the owner-builder permit. 

Reason: This is a prescribed condition under the provisions of clause 98B of the Environmental 
Planning and Assessment Regulation 2000. 
 
 

17.  Sediment and Erosion Controls 

Install and maintain sediment and erosion controls, prior to and during construction activities, 
in accordance with the approved Erosion and Sediment Control Plan, to prevent soil erosion, 
water pollution or the discharge of loose sediment on surrounding land, as follows: 

(a) Divert uncontaminated run-off around cleared or disturbed areas, 

(b) Erect a silt fence to prevent debris escaping into drainage systems or 
waterways, 

(c) Prevent tracking of sediment by vehicles on roads, and 

(d) Stockpile topsoil, excavated material, construction and landscaping supplies 
and debris within the site. 

Reason: To minimise environmental impact associated with any works & to prevent soil erosion/water 

pollution. 
 
18.  Submit Notice of Commencement of Subdivision Work 

A notice to Commence Subdivision Works must be submitted to Council at least two days 
prior to commencing any subdivision works and nominating Council as the Principal 
Certifying Authority for the subdivision works.  
 
 
CONDITIONS TO BE SATISFIED DURING DEMOLITION AND/OR BUILDING WORKS 
 
19.  Hours of Operation for Works 

All works associated with the construction and/or demolition of this development must be 

carried out between the following hours unless Queanbeyan-Palerang Regional Council 

agrees in writing.  A written application shall be made to Queanbeyan-Palerang Regional 

Council if a variation of hours is required. 

Weekdays: 7.00am to 6.00pm  

Saturdays: 8.00am to 4.00pm 

Sundays and Public Holidays: NIL 
 
Reason:  To reduce the chance of offensive noise being created and to minimise the impacts of the 
development in its locality.  
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20.  Approval Documents 

Keep a copy of all stamped approved plans, specifications and documents on site while work 

is being undertaken. 

Reason: Relevant documentation is available for perusal on site by a council officer, for compliance 
check. 
 
 

21.  Construction Facilities 

Toilet facilities are to be provided at or in the close vicinity of the work site on which work 
involved in the erection or demolition of a building is being carried out. 

Reason: To provide adequate facilities to the work site. 
 
 

22.  Unexpected Finds 

The development is to proceed with caution. If any Aboriginal objects are found, works 

should stop and DECCW notified. If human remains are found work is to stop, the site is to 

be secured and the NSW Police and NSW Office of Environment and Heritage are to be 

notified. 

Reason: To ensure objects discovered during construction are protected and notified in accordance 
with the Due Diligence Code of Practice for the Protection of Aboriginal Objects in New South Wales.  
 
 

23.  All Works to Be Confined to the Site 

All demolition, excavation, backfilling, construction and other activities associated with the 

development must:- 

a) Be carried out entirely within the allotment boundaries unless otherwise approved by 

Council. 

b) Comply with the requirements of AS 2601-2001 - The demolition of structures. 

c) If within one metre of the verge, the site must be protected by a hoarding which must 

be erected prior to the commencement of the demolition works. 

d) Be kept clear of stormwater, sewer manholes and service easements on the site. 

e) Any gates must be installed so they do not open onto any footpath or adjoining land. 

 
Reason: To ensure that all development activity associated with the development does not pose a 
hazard to life or property and that the effectiveness of public services is not impaired. 
 
 

24.  Construction Waste Management 

All waste materials generated on-site during construction are to be stored in enclosed 

containers and deposited in an approved landfill at regular periods. 

Reason: To ensure adequate waste management practices are in place during the construction 
phase. 
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25.  Protection of Adjoining Structures 

If any excavation associated with the erection or demolition of a building extends below the 
level of the base of the footings of a building on adjoining land, the person causing the 
excavation to be made: 

(a) must preserve and protect the building from damage, and 

(b) if necessary, must underpin and support the building in an appropriate manner, and 

(c) must, at least seven days before excavating, give notice of intention to do so to the 
owner of the adjoining and furnish particulars of the excavation to the owner of the 
building being erected or demolished, and 

(d) satisfy the requirements of SafeWork. 

The owner of the adjoining land is not to be liable for any part of the cost of work carried out 
for the purposes of this clause, whether carried out on the allotment of land being excavated 
or on the adjoining allotment of land. 

Reason: Excavations relating to building work do not pose a hazard to adjoining properties. 
 
 

26.  Work on Adjoining Land Is Limited 

The verge and other adjoining lands must not be used for storage of materials or disturbed 

by construction activities except for: 

a) Installation of a temporary, stabilised construction access across the verge. 

b) Installation of services. 

c) Construction of an approved permanent verge crossing. 

Reason:  To minimise interference with the verge and its accessibility by pedestrians. 
 

27.  Excavation and Backfilling 

All excavations and backfilling associated with the erection or demolition of a building must 
be executed in accordance with the requirements of SafeWork. 

Reason: To ensure excavation does not impact on adjoining property and compliance with SafeWork 
requirements. 
 
 

28.  Works Sites to Be Fenced 

A fence must be erected between the development site and public places before 

commencement of any other work. 

Reason:  To ensure that an effective barrier is provided to preserve the safety of people and property 
in public places. 
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29.  Temporary Vehicle Access 

Temporary vehicle access to the site must be stabilised to prevent the tracking of sediment 

onto the roads and footpath. Soil, earth, mud or similar materials must be removed from the 

roadway by sweeping, shovelling, or a means other than washing, on a daily basis or as 

required. Soil washings from wheels must be collected and disposed of in a manner that 

does not pollute waters. 

Reason:  To minimise transfer of soil from the site onto the road pavement. 
 
 

30.  Submit Survey Plan Showing Boundary Setbacks and Floor Levels 

The building must be set out by a Registered Surveyor in accordance with the datum shown 

on the approved plans.  A survey plan that identifies the location of the building in relation to 

the allotment boundaries and the height of the finished ground floor must be prepared by a 

Registered Surveyor upon completion of the ground floor and then submitted to the Principal 

Certifying Authority.   

 
Reason: To ensure the building is sited and constructed in accordance with the approved plans. 

 
 
CONDITIONS TO BE SATISFIED PRIOR TO ISSUE OF OCCUPATION/COMPLETION 
CERTIFICATE 
 
31.  Occupation Certificate 

The occupation certificate must not be issued until all conditions of consent have been 
satisfactorily complied with and all mandatory stage/required plumbing inspections 
undertaken. Plumbing and drainage must be inspected by Queanbeyan-Palerang Regional 
Council at the relevant stages of construction in accordance with the attached inspection 
schedule and a final plumbing certificate obtained prior to issue of any occupation certificate. 

Reason: Development is safe & appropriate for occupation, and is completed in accordance with the 
consent. 
 
 

32.  BASIX Commitments 

Comply with all commitments listed on BASIX Certificate No. 1059421M, or any subsequent 
modifications, before occupying the premises. 

 
Reason: To ensure compliance with the requirements of the NSW BASIX certification process.  
 
 

33.  Lighting In Private Laneway  

Lighting is to be provided throughout the private laneway and car parking area and must 
comply with AS 2890.1:2004 - Parking Facilities - Off-Street Car Parking and AS 1158 - 
Lighting for Roads and Public Spaces. 

Reason: To ensure the provision of adequate lighting within the development. 
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34.  Entrance Lighting for Units 

A light must be installed to illuminate the entrance to each unit. 

Reason: To ensure that unit entries are clearly identified. 
 
 

35.  Car Parking to Comply With AS2890  

All car parks must comply with AS2890 - 2004 Parking Facilities except for car parks for 
adaptable units which must comply with AS4299 - 1995 Adaptable Housing.  
 
Pavement line marking with bay dimensions to comply with AS 2890.1, must be shown 
within the car parking areas to delineate parking bays, including signage for the accessible 
parking bay/s. 
 
Reason: To provide adequate off-street car parking. 
 
 

36.  Stormwater Disposal Requirements  

All stormwater from buildings, hardstand areas and the driveway on the site must be 
disposed of by a connection to the existing stormwater system. Water quality controls shall 
be implemented to limit contamination of receiving waterways.  
 
Reason: To provide a satisfactory standard of stormwater disposal.  
 
 

37.  Provide Water Service and Water Meter - Strata 

A new main water meter and water service shall be installed by Council at no cost to the 
Council. The size of the meter and service shall be determined by a suitably qualified 
hydraulic consultant at no cost to Council.  
 
The main meter shall be installed in an easily accessible position in the common property at 
the front of the site, or other accessible position approved by Council.  
 
A 20mm electronic water meter (sub-meter) shall be installed at the front of each unit, or 
other accessible position approved by Council, at no cost to Council.  
Each sub-meter and all irrigation and fixtures for the common property must be serviced by 
the main meter.  
 
Note: If separate water services are preferential, these are to be installed by Council at the 
applicant’s cost. An additional service would be required for common areas. 
 

Reason: To ensure that the development is appropriately water metered.   
 

Note: The water meter configuration is to be an ‘In-Series water meter layout’ as shown in 
Attachment A of Council’s ‘Water Meters and Water Supply Policy’ - available on the 
Queanbeyan Palerang Regional Council website. 
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38.  Driveway Application Form  

A driveway application form must be submitted to and approved by Council prior to 

commencement of driveway works and construction of the driveway across Council’s 

footway area must be undertaken by a Council approved contractor, at no cost to the 

Council. 

Reason: To ensure the construction of the driveway on public land meets Council’s requirements. 
 
 

39.  Repair damaged public property 

All damage caused to public property during the establishment of the development must be 
repaired or reinstated prior to the issue of any Occupation Certificate. 
 
Reason: To ensure that all public property in the vicinity of the development is maintained in its pre-
development condition. 
 
 

40.  Street Numbering 

Each unit within the development is to be numbered in accordance with the table below: 

Unit Number Address 

1 1/174 Gorman Drive 

2 2/174 Gorman Drive 

3 3/174 Gorman Drive 

4 4/174 Gorman Drive 

5 5/174 Gorman Drive 

6 6/174 Gorman Drive 

7 7/174 Gorman Drive 

8 8/174 Gorman Drive 

9 9/174 Gorman Drive 

10 10/174 Gorman Drive 

11 11/174 Gorman Drive 

12 12/174 Gorman Drive 

13 13/174 Gorman Drive 

14 14/174 Gorman Drive 

15 15/174 Gorman Drive 

16 16/174 Gorman Drive 

 
Reason: To ensure that buildings are clearly identified.   
 
 

41.  Landscaping Works Completed By an Accredited Contractor 

All landscaping must be completed by a Council accredited Category 1 landscape contractor 
in accordance with approved landscape plan bearing the Council approval stamp.   

Reason: To help ensure a high standard of landscape works.  
 
 

42.  Statement of Completed Landscape Works 

A “Statement of Completed Landscaped Works” form signed by the landscape plan designer 
and the landscape contractor must be submitted to Council prior to the issue of the Final 
Occupation Certificate.  

Reason: To help ensure a high standard of landscape works.  
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43.  Residential Crossover  

The development must include the construction of two (2) commercial type driveways over 
the verge at the location shown on the approved plans in accordance with QPRC’s Vehicular 
Access Design Specification D13.   

This driveway vehicle kerb crossings must be constructed by a Council approved contractor 
at no cost to the Council.  

A driveway application form must be submitted to and approved by Council prior to the 
commencement of driveway works. 

Reason: Safe entry and exit to lots from the road. 
 

 
44.  Impervious Surfaces in Courtyards 

All impervious areas within courtyards must drain to a garden bed or storm water pit. 

Reason:  To ensure effective disposal of storm water. 
 
 

45.  Landscaping Requirements 

Landscaping must be extended to include the levelling, topsoiling and turfing or grass 
seeded hydro mulching of the footway between the property boundary and the street kerb 
and gutter. 

Landscaping between the dwelling house and the street boundary is to be completed in 
accordance with the approved landscape plan. 

Reason: To ensure that areas to the street frontage provide an attractive urban landscape.  
 
 

46.  Water & Sewer Compliance Certificate - Construction 

Prior to the issue of any Occupation Certificate a compliance certificate of compliance in 
accordance with the Water Management Act 2000 must be obtained from Council. 

Reason: To ensure the constructed infrastructure and services have been completed to Council’s 
specifications.  
 
 

47.  Submit Work-As-Executed Drainage Plan 

Work-as-executed plans of all sanitary drainage must be submitted to Council prior to the 
issue of any Occupation Certificate. 

Reason: To ensure that accurate records of sanitary drainage installations are available for future use 
by interested persons. 
 
 

48.  Fibre-Ready Facilities  

Prior to the issue of any Occupation Certificate satisfactory arrangements are to be made for 
the provision of fibre-ready facilities to enable fibre to be readily connected to the premises.  

Reason: To satisfy relevant utility authority requirements. 

Note: Under the Telecommunications Act 1997 fibre-ready facilities for an individual premise includes 
ducting from the street pit to the proposed location at the premises of the network termination device.  
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49.  Replace Vehicle Kerb Crossing 

Remove the existing vehicular kerb crossing. New vehicular kerb crossings are to be 
constructed to match the width and location of the new driveways as shown on the approved 
plans. All other affected areas are to be replaced with kerb and gutter. Work is to be 
undertaken by a Council approved contractor at no cost to the Council. 

Reason: To minimise the number of lot entrances along roads.  
 
 

50.  Insulate Heated and Cold Water Service Pipes 

Heated and cold water service pipes installed in the following areas of the building must be 
insulated in accordance with the requirements of AS 3500: Plumbing and Drainage: 

a) unheated roof spaces 
b) locations near windows, ventilators and external doors where cold draughts are likely 

to occur 
c) locations in contact with cold surfaces such as metal roof and external metal cladding 

materials. 

Reason: To prevent the water service being damaged by water freezing within the pipes due to local 
climatic conditions. 

 
 
CONDITIONS TO BE SATISFIED PRIOR TO ISSUE OF A SUBDIVISION/STRATA 
CERTIFICATE 
 
51.  Application and Final Survey  

An application to obtain a Strata Certificate must be made to Council or accredited certifier. 
This must be accompanied by the following documentation:  
 

a) A final survey plan of subdivision;  

c) A letter outlining how compliance with each condition of this development consent 

has been achieved; and  

d) Engineering Construction Certificate Report in accordance with specifications.  

 
Reason: To enable registration of the subdivision and to ensure compliance with conditions of 
consent. To provide sufficient signed copies of the subdivision plan for Council, the applicant and the 
NSW Land and Property Information.  
 
 

52.  Water and Sewer Compliance Certificate - Service  

Prior to the release of a Strata Certificate, a certificate of compliance in accordance with the 
Water Management Act 2000 must be obtained from Council.  

Reason: To ensure compliance with Section 6.14 of the Environmental Planning and Assessment Act 
1979.  

Note: This certificate is required regardless of any other water and sewer compliance certificate 
previously obtained, and regardless of whether the development involved alterations to Council’s 
infrastructure.  
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53.  Separate Connections & Services 

A separate sewer connection, stormwater drainage connection, water service, electricity 

supply and communication service must be provided to each allotment within the subdivision 

at the Subdivider’s expense. 

Note: The Subdivider may, at their own expense, provide a gas connection to such allotment within 
the subdivision subject to its availability. 

Note: The Subdivider is responsible for all public utilities and services in the area of work and as such 
must notify all relevant Authorities and bear all costs associated with any repairs and/or adjustments 
as those Authorities deem necessary. 

Reason: To provide access to services for each allotment. 
 
 

54.  Submission from Service Authority  

Prior to the issue of any Subdivision Certificate written evidence from the relevant service 
authority or a suitably accredited person that satisfactory arrangements have been made for 
the supply of reticulated electricity, telephone services and natural gas to each lot must be 
submitted to Council.  

Reason: To satisfy relevant utility authority requirements. 
 
 

55.  All Surfaces to Be Concrete or Bitumen Sealed 

All parking spaces, loading bays, driveways and turning aisles must be concrete or bitumen 

sealed, with all parking spaces line marked. 

Car parks allocated to strata units must be clearly numbered prior to the occupation of the 

building. 

Visitor car parks must be clearly labelled prior to the occupation of the building. 

Reason:  To ensure car parking spaces are functional prior to use of the premises. 
 
 

56.  Car Washing Signage for Multi-Unit Development 

Washing down of vehicles within the allotment boundaries of this site is prohibited.  A sign 

must be erected in the parking area that strictly prohibits the washing of vehicles on the site. 

Reason: To ensure that the stormwater system is not polluted by concentrated contaminants from the 
washing of numerous vehicles. 
 
 

57.  Work In Accordance with Engineering Specifications 

All construction and restoration work must be carried out strictly in accordance with the 

approved drawings and Council’s Design and Construction Specifications. 

Reason: To ensure construction and restoration work is in accordance with Council’s requirements. 
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58.  Implementation of Traffic Control Devices Plan  

Prior to the issue of an Occupation Certificate, a Traffic Control Devices Plan (TCD) must be 
prepared by a qualified consultant and implemented on site. It must include suitable line-
marking and sign-posting at the entry and exit points to ensure that a one-way traffic 
arrangement is in place for ongoing use of the site.  

Reason: To ensure that vehicle manoeuvring for the site functions adequately as designed.  
 
 
CONDITIONS TO BE SATISFIED DURING THE ONGOING USE OF THE PREMISES 
 
59.  Maintain Car Parking Areas and Driveway Seals 

All sealed car parking areas, loading bays, manoeuvring areas and driveways must be 
maintained in a trafficable condition, including line/pavement marking. 

Reason: To ensure car park areas are useable. 
 
 

60.  Car Parking Spaces to Be Kept Free At All Times 

All car parking spaces, loading and unloading areas, vehicle manoeuvring and driveway 
areas must not be used for the storage of any goods or materials and must be available for 
their intended use at all times. The operator of the development must ensure that all vehicles 
associated with the development are parked within the site in the approved car parking area 
as line marked. 

Reason: To ensure such areas are available for occupants and visitors of the site and parking on site 
is used for the development.  
 
 

61.  Carry Out Sewer Work, Carry Out Water Supply Work, Carry Out Stormwater Work 

All sanitary plumbing and drainage work is to be carried out in accordance with the 
requirements of the Local Government (General) Regulation 2005, AS 3500 and the 
requirements of Plumbing and Drainage Act, 2011. No alterations or additions are permitted 
without approval from Council. 

Reason: All plumbing and drainage functions adequately. 

Council must inspect the following stages of construction and installation: 

 Internal and external plumbing and drainage, 

 Final inspection of plumbing & drainage. 

The top level of the sewerage service yard gully shall be located a minimum of 150 mm 
below the lowest fixture level and a minimum of 75 mm above ground level. Where it is not 
practicable to locate the top of the yard gully 150 mm below the lowest fixture level or 75 mm 
above the surrounding ground level, then a reflux valve shall be fitted to the sewer drainage 
system so as to prevent the backflow from the sewer entering the building. 

The sewer junction inspection opening is to be located and raised to ground level. 

Reason: To ensure compliance with AS3500 - National Plumbing and Drainage Code and the 
requirements of Plumbing and Drainage Act, 2011. 

Three star and four star rated water conservation devices are to be installed in the bathroom 
and kitchen respectively. 

Reason: Water efficiency and minimisation of wastewater produced.  
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A ‘Notice of Work’ (NoW) is to be issued to Queanbeyan-Palerang Regional Council no later 
than 2 business days before the work concerned is carried out. 

Reason: Council is informed prior to undertaking inspections and in accordance with requirements of 
Plumbing and Drainage Act, 2011. 

Licensees as the ‘responsible person’ must submit a Sewer Service Diagram (SSD) layout to 
Queanbeyan-Palerang Regional Council prior to or at the time of inspection. 

Reason: Council records are kept up to date and requirements of Plumbing and Drainage Act, 2011. 

A ‘Certificate of Compliance’ (CoC) is to be issued to the Queanbeyan-Palerang Regional 
Council and a copy to the person for whom the work is carried out on completion of the final 
inspection. 

Reason: Council records are kept up to date and requirements of Plumbing and Drainage Act, 2011.  
 
 

62.  Plumbing and Drainage Installation Regulations 

Plumbing and drainage work must be carried out in accordance with the requirements of the 
Local Government (General) Regulation 2005, the Plumbing and Drainage Act 2011 and 
Regulations under that Act and with the Plumbing Code of Australia.  Such work must be 
carried out by a person licensed by the NSW Department of Fair Trading. 

Reason: This is a mandatory condition under the provisions of the Local Government (General) 
Regulation 2005.  
 
 

63.  Inspection of Plumbing and Drainage 

Plumbing and Drainage must be inspected by Council at the relevant stages of construction 
in accordance with Council’s inspection schedule. 

Reason: To ensure compliance with the inspection requirements of Plumbing and Drainage 
Regulation 2012 and Council’s inspection schedule. 
 
 

64.  Floor Level to Be 150mm Above Yard Gully 

The floor level of areas with fixtures connected to sewer must be at least 150mm above 
overflow level of the yard gully and surface water must be prevented from entering the yard 
gully. 

Reason: To ensure any sewage surcharges occur outside the building and to prevent surface water 
from entering the sewerage system. 
 
 

65.  Heated Water Not To Exceed 50 Degrees C 

All new heated water installations, must deliver hot water at the outlet of all sanitary fixtures 
used primarily for personal hygiene purposes at a temperature not exceeding 50o Celsius. 

Reason: To prevent accidental scalding.  
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DELEGATED REPORT - DA.2020.1104 

SUMMARY 
 
Proposal: Dwelling House - Two Storey 

Address: 82 Wickerslack Lane GOOGONG  NSW  2620 

Property description: Lot 10 DP 220189 

Applicant: Tunya Melissa Ryan 

Owner: Tunya Melissa Ryan 

Date of lodgement: 24 March 2020 

Notification period: 16 April 2020 to 30 April 2020 

Submissions received: One 

Assessment officer: Emily O'Halloran 

Estimated cost of works: $895,315.00 

Zoning: E4 Environmental Living 

Heritage: Not applicable 

Flood affected: No 

Bushfire prone: Yes (partially) 

Recommendation of officer: Approval 

 
EXECUTIVE SUMMARY 
 
The subject development application seeks approval for the construction of a four bedroom 
dwelling with two attached double garages.  The proposed development seeks to vary the front 
and side setbacks, due to the site constraints.  Additionally, the floor plan includes a gymnasium, 
study, sewing room and bathroom adjoined to the double garage and separated by what appears 
to be a fire rated wall.  These rooms appear to have the capacity to be used a secondary dwelling, 
which is not permissible on the subject lot.  Conditions will be placed on the consent that these 
rooms are not to be used as a secondary dwelling.  

 
The application was notified in accordance with Part 3 of QPRC Community Engagement and 
Participation Plan, due to proposed variations.  One submissions was received which raised 
concerns in regard to separate compliance issues for the existing driveway and previous 
unauthorised works.  

 
The proposed development is considered to be consistent with the objectives of the zone.  The 
proposed variations are considered to be justifiable due to the size and constraints of the site.  As 
such, the application is recommended for approval.  
 
BACKGROUND 

The subject site was created as part of a Council approved subdivision in 1963.  
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DESCRIPTION OF THE SITE AND LOCALITY 

The subject site is legally described as Lot 10 DP 220189 and is commonly known as 82 
Wickerslack Lane, Googong.  The site is located on the southern side of Wickerslack Lane and has 
an area of 2.08Ha.   
 
The subject site a long, thin rectangular shape, comprised predominately of grassland vegetation.  
The site contains a valley which bisects the property from east to west, with a gradual fall from the 
front and rear boundaries to the centre of the lot.  
 
Existing development on the site comprises two small outbuildings.  Vehicular access is provided 
to the site via an existing driveway from Wickerslack Lane.   
 
Existing development within the locality consists of low density residential development and 
ancillary structures.  
 

 
Figure 1 Locality Plan (subject site outlined in red). 
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Figure 2 Subject site looking south. 

PROPERTY BURDENS AND CONSTRAINTS  
 
A 4m wide easement for water supply runs along the front boundary.  

DESCRIPTION OF THE PROPOSED DEVELOPMENT  

The application seeks Council approval for two storey dwelling (ground floor and habitable 
subfloor), with two attached double garages.  The dwelling can be described with three portions; 
Western Wing, Eastern Wing and Habitable Subfloor.  
 
The specific elements of the proposal are: 
 

 Four (4) bedroom dwelling 
 

 Two (2) double car garages, one on the western side and one on the eastern side 
 

 Western Wing of the dwelling is comprised of a gymnasium, sewing room, study and 
bathroom.  This wing also has direct access to a double garage and external access to the 
side of the dwelling. Additionally, the site plan indicates two (2) private open space areas.  
It is considered that this portion of the dwelling has the capability to be used as a secondary 
dwelling, which is not permissible on the subject lot.  
 

 Eastern Wing of the dwelling contains the following: 
 

o Open plan living, kitchen and dining, 

o Sitting room with wet bar and water closet and balcony, 

o Theatre room, 

o Four bedrooms, master bedroom with ensuite,  
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o Laundry attached to eastern double garage 

 

 Habitable Subfloor is accessed via external stairs comprised of the following: 

o Games room, 

o Bathroom, 

o Alfresco, and 

o Cellar/workshop. 

 
CONSENT AUTHORITY 

In accordance with the Environmental Planning and Assessment Act 1979 (EP&A Act) the 
proposal is considered to be local development and Council is the Consent Authority. 

SECTION 4.10 DESIGNATED DEVELOPMENT – EP&A Act, 1979 

The proposal is not designated development. 

SECTION 4.47 INTEGRATED DEVELOPMENT – EP&A Act, 1979 

The proposal is not integrated development. 

REFERRALS 

INTERNAL REFERRALS 

Engineering Comments 

Water: 
There is no Council water service in the area. The development will rely on tank water. 

Sewer: 
There is no Council sewer infrastructure in the area. The development will include an on-site septic 
system. 

Storm Water: 
Rural stormwater condition to be applied for discharge of collected rain water.  
Stormwater will be collected in an underground storage tank, with overflow and excess discharged 
to two absorption trenches at the rear of the property. 

Access and Parking: 
Access to the site exists via a 5.1m wide concrete crossover previously approved and inspected by 
Council’s Development Engineers, with gated entry 7m inside the boundary. It is evident on site 
that the neighbouring residents likely also utilise the verge and crossover to enter and exit their lot. 
Two double garages have been proposed, with door openings and internal clearances in 
accordance with AS2890. Contrary to DCP requirements the parking areas are forward of the 
building line, however Council’s planning team would ultimately decide whether this is an 
acceptable arrangement.  

Plans have been updated for compliance with table 7.4a of Planning for Bushfire Protection 2019, 
with a secondary access proposed to enable forward exit from the site for RFS vehicles. With a 
street frontage of approx. 50m, two accesses are permissible, however the verge grade is steep at 
the proposed location and filling at the site boundary will be required for functional and safe 
access. D13 requires that the combined width of dual accesses does not exceed 8m, however 
RFS specifies a minimum width of 3.5m. Plans have been marked up for crossover width of 3.5m. 
The verge crossover should be constructed similarly to the existing, with verge grades not to 
exceed 10%. A long-section has been submitted, confirming these requirements. Garage FFLs 
have been raised to reduce driveway grades and long sections indicate a maximum of 15%. If 
driveway transitions are incorporated at time of construction, maximum grades of 15degrees could 
still be achieved. 
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Health & Building Comments 

Council’s Building Officer offered no objections to the proposal, subject to the imposition of 
recommended conditions of consent. 

EXTERNAL REFERRALS 

Nil.  

CONSIDERATION OF THREATENED SPECIES  

Council is required under Section 4.15 of the Environmental Planning and Assessment Act 1979 to 
make an assessment of whether the proposed development will have a significant impact on any 
threatened species, populations, or ecological communities, or their habitats.  Such threatened 
species in NSW may be protected under the NSW Biodiversity Conservation Act 2016 or under the 
Commonwealth Environment Protection and Biodiversity Conservation Act 1999 (EPBC Act).  The 
assessment process under the EPBC Act can occur outside the NSW planning system and 
requires input from the Federal Department of Environment.  Any EPBC Act requirements 
associated with this proposal are discussed later in this section.    

The proposed development will be disturbing a total of 0.12Ha of vegetation, which is well below 
the threshold of 0.5ha under the Biodiversity Conservation Act 2016.  Additionally, the vegetation 
proposed to be disturbed is exotic species, predominately comprised of weeds.  As such, it is 
considered that the proposed development is unlikely to negatively impact upon endangered 
species or threatened ecological communities.        

SECTION 4.14 CONSULTATION AND DEVELOPMENT CONSENT – CERTAIN BUSHFIRE 
PRONE LAND – EP&A ACT, 1979 

Section 4.14 of the EP&A Act requires an assessment to be made of the proposal against the 
requirements of the Rural Fire Service document ‘Planning for Bushfire Protection 2006’.  The Act 
allows this assessment to be made by the Council or the RFS.  Assessments under Section 4.14 
against the PBP 2006 need to be made for most development on bushfire prone land which does 
not require an approval under the Rural Fires Act 1997 as integrated development.   

The subject site has been partially mapped as containing bushfire prone land.  The proposed 
development is located within the area mapped as bushfire prone land.  An on-site bushfire 
assessment was undertaken with the below results.  Conditions will be placed on the consent that 
the dwelling be constructed to the relevant standards.  

Aspect North South East West 

Vegetation Woodland Grassland Grassland Grassland 

Slope Upslope/Flat Upslope/Flat Upslope/Flat Upslope/Flat 

Distance To the boundary 50m+ To the boundary To the boundary 

     

APZ 26m 22m 10m 10m 

BAL BAL 19 BAL 19 BAL 29 BAL 29 

 
Note: The North and South elevations could be considered to be BAL 12.5.  However, section 
A1.8 of Planning for Bushfire Protection 2019 only allows for a BAL to be reduced to the next 
lowest BAL, i.e. BAL 29 to BAL 19.  
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SECTION 4.15 CONSIDERATIONS – EP&A Act, 1979 

In determining a development application, the consent authority is to take into consideration the 
following matters of consideration contained within section 4.15 of the Environmental Planning and 
Assessment Act, 1979 as relevant to the development application:  

4.15(1)(a) the provisions of:  
 
(i) any environmental planning instrument 
State Environmental Planning Policy No 55 – Remediation of Land 
Clause 7(1) prescribes that a consent authority must not consent to the carrying out of any 
development on land unless it has considered whether the land is contaminated. There are no 
records of the site being previously used for any potentially contaminating purposes. 
 
State Environmental Planning Policy (Building Sustainability Index: BASIX) 2004 
A valid BASIX Certificate (Certificate No. 1067419S_02), issued 18 February 2020) was submitted. 

The consent will include a condition of consent to comply with the BASIX Certificate. 

 

QUEANBEYAN LOCAL ENVIRONMENTAL PLAN (QLEP) 2012  

An assessment of the proposal against the general aims of QLEP 2012 is included below: 

 
Cl. 
1.2(2) 

Aims Complies  

(a) To facilitate the orderly and economic use and development of land in 
Queanbeyan based on ecological sustainability principles. 

Yes 

(b) To provide for a diversity of housing throughout Queanbeyan. Yes 

(c) To provide for a hierarchy of retail, commercial and industrial land uses 
that encourage economic and business development catering for the 
retail, commercial and service needs of the community. 

Yes 

(d) To recognise and protect Queanbeyan’s natural, cultural and built 
heritage including environmentally sensitive areas such as 
Queanbeyan’s native grasslands, the Queanbeyan River and 
Jerrabomberra Creek. 

Yes 

(e) To protect the scenic quality, views and vistas from main roads and 
other vantage points within Queanbeyan of the escarpment and Mount 
Jerrabomberra. 

Yes 

(f) To maintain the unique identity and country character of Queanbeyan. Yes 

(g) To facilitate the orderly growth of the urban release area in Googong in 
a staged manner that promotes a high level of residential amenity and 
the timely provision of physical and social infrastructure through 
appropriate phasing of the development of land. 

Yes 

 
Comments: The proposed development is considered to be generally consistent with the relevant 
aims of the QLEP 2012. Specifically as it maintains the natural environment of the site through the 
design and material of the proposed dwelling.  
 

Suspension of Covenants, Agreements and Instruments 

Under Clause 1.9A, no covenants, agreements and instruments restricting the development have 
been identified. 
 

Permissibility 

The subject site is Zoned E4 Environmental Living zone under Queanbeyan Local Environmental 
Plan 2012.  
  
Development for the purposes of a dwelling house such as is proposed is permissible within the E4 
Environmental Living zone with consent and is defined under QLEP 2012 as follows: 
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            “dwelling house means a building containing only one dwelling.” 
  

 
Zone Objectives 

An assessment of the proposal against the objectives of the E4 Environmental Living zone is 
included below: 

  
Objectives  Complies  

To provide for low-impact residential development in areas with special 
ecological, scientific or aesthetic values. 

Yes 

To ensure that residential development does not have an adverse effect on 
those values. 

Yes 

To encourage development that is designed to recognise the bushland 
character of the locality where appropriate and to minimise the impact of 
urban development, particularly on the edge of the urban area. 

Yes 

To ensure that rural residential development provides for integrated rural 
residential communities in its design. 

Yes 

 
Comments: It is considered that the proposed development generally satisfies the objectives for 
the zone. The proposed dwelling is unlikely to have an adverse impact upon ecological, scientific 
or aesthetic values, and is considered to integrate well into the rural residential setting.  

 

Demolition  

Under Clause 2.7 of the QLEP 2012, the proposal does not involve demolition of an existing structure. 

 

Part 4: Principal development standards 

An assessment of the proposal against the relevant provisions contained within Part 4 of the QLEP 2012 is 
provided below.  
 

 
Erection of dwelling houses on land in certain rural, residential and environmental 

protection zones 

Clause 4.2A of the QLEP 2012 provides requirements for the erection of dwellings on rural land. 

Comments: The proposed dwelling is consistent with clause 4.2A as the subject site is a lot 

resulting from a subdivision for which development consent was granted before this plan 

commenced and on which the construction of a dwelling house would have been permissible. As 

such, the development complies with clause 4.2A(3)(c).  

 
Part 5: Miscellaneous Provisions 

The relevant provisions contained within Part 5 of the QLEP 2012 are addressed below as part of 
this assessment:  

 
5.16 Subdivision of, or dwellings on, land in certain rural, residential or environment 

protection zones 

Clause 5.16 provides provisions for dwellings on certain rural land. The proposed development is 
considered to be consistent with the relevant controls, and is not incompatible with surrounding 
land uses.  
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Part 7: Local Provisions 

The relevant provisions contained within Part 7 of the QLEP 2012 are addressed below as part of 
this assessment:  

 
7.1  Earthworks 

Clause 7.1 of the QLEP 2012 establishes a number of matters requiring consideration for 
development involving earthworks.  Earthworks associated with the development are proposed and 
form part of this application. The proposed earthworks will not have a detrimental impact on 
drainage patterns and soil stability or the existing and likely amenity of adjoining properties. The 
development application will be condition to mitigate the potential impact of soil erosion and the like 
during construction, and for as long as necessary post construction. 

7.3  Terrestrial biodiversity 

Clause 7.3 of the QLEP 2012 makes for provision for developments that impact on terrestrial 
biodiversity. The subject is partially mapped as containing terrestrial biodiversity. The proposed 
development is located within the mapped area. However, it is considered that the existing 
vegetation on the site is not of a high biodiversity value. As such, it is considered that the proposed 
development is unlikely to result in adverse impact upon the condition, ecological value and 
significance of flora and fauna on the land.  
 

7.5  Scenic protection 

Clause 7.5 of the QLEP 2012 makes provisions for developments impacting on scenic protection 
land. This clause is relevant to the proposed development as the site is identified as “Scenic 
Protection Area” on the Scenic Protection Map. Subclause (3) of this clause is required to be 
assessed before the application is determined. The proposed development is considered to 
minimise the visual impact on the natural and visual environment of the land. The proposed 
development is consistent in location with existing development on Wickerslack Lane.  

7.9 Essential services 

Clause 7.9 of the QLEP 2012 requires satisfactory arrangements to be made for water supply, 
stormwater drainage, solid domestic waste, sewage, and the treatment and disposal of effluent. 
Along with the supply of electricity and suitable vehicle access.  

Council’s Development Engineer has assessed the proposed development and confirmed that the 
site does have suitable vehicle access and adequate services are available. Additionally, an On-
site Effluent Management Report prepared by a Franklin Consulting Australia, dated 17 March 
2020 was submitted with the subject application. 

4.15(1)(a)(ii) any draft environmental planning instruments  

There are no applicable draft planning instruments that are or have been placed on public 
exhibition, to consider as part of this assessment.   

4.15(1)(a)(iii) any development control plan 
 

QUEANBEYAN DCP 2012 COMMENTS 

Section Controls Compliance / 
Conditions 

PART 1 – ABOUT THIS DEVELOPMENT CONTROL PLAN 

1.8 Public Notification Of A Development Application 

The development application was notified to adjoining owners 
and one (1) submission were received. The submission raised 
concerns regard previous compliance issues on the site. The 
compliance matters have been address by Council’s 
Compliance Team and are considered to be a separate matter 

Yes 
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to the subject application.  

PART 2 – ALL ZONES 

2.2 Car Parking 

The application has been referred to Councils Development 
Engineer who has found the parking arrangements including 
access and manoeuvring areas to be satisfactory in this 
instance. 

Yes  

2.3 Environmental Management 

A BASIX certificate has been submitted and the relevant 
commitments shown on the submitted plans. The proposed 
development will not result in any significant environmental 
impacts and is not located within the vicinity of arterial roads, 
entertainment venues or the like. 

Yes 

2.7 Erosion and Sediment Control 

Standard conditions relating to site management will be 
imposed should development consent be granted. 

Yes 

2.8 Guidelines for Bushfire Prone Areas 

The subject site is identified as bushfire prone land, which is 
assessed under Clause 4.14 of the Environmental Planning 
and Assessment Act 1979.  

Yes 

2.9 Safe Design 

The proposed development generally satisfies the relevant 
provisions of this clause. 

Yes 

2.12 Preservation of Trees and Vegetation 

The proposed development does not require the removal of 
any existing vegetation. 

Yes 

 
 

QUEANBEYAN DCP 2012 COMMENTS 

Section Controls Compliance / 

Conditions 

PART 5 – RURAL AND ENVIRONMENTAL ZONES 

5.2.2 On-Site Effluent Disposal 

A site specific investigation of land capability and 
hydraulic/nutrient balance (undertaken by a person with 
qualifications satisfactory to the Council) indicating that the 
land has adequate capability for on-site effluent disposal 
without adversely affecting water quality or adjoining land 
through either surface or sub-surface flows is required. The 
report should detail geotechnical conditions, percolation rates 
of soils, hydraulic and nutrient balances (where treated effluent 
is proposed to be irrigated) and appropriate effluent disposal 
options for the proposed allotments. The report must be 
completed in accordance with the publication Environment and 
Health Protection Guidelines – On site Sewage management 
for Single Households.  
Proposed effluent disposal areas must be located away from 

Yes 
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significant native vegetation, natural springs or other 

waterways/bodies. The Biodiversity Study 2008 may provide 

initial guidance. 

 

Comment: A site and soil assessment report was prepared by 

Franklin Consulting, which identifies the area suitable for 

effluent disposal. Additionally, the effluent disposal area is 

marked on the site plan. The Certificate of Accreditation for the 

sewage management facility states that the system is an 

Envirocycle model 10NR AWTS. 

5.4 Building Setbacks and Fencing 

 

Objectives  
1) To provide setback guidelines which protect the 

character and amenity of the locality.  

2) To provide specific provisions in respect of Greenleigh 
Estate, to ensure that adequate buffers are provided 
between build form to maintain the bushland character 
of the area and to ensure that fencing is rural in type.  

 
Controls  

a) Setbacks which are prescribed as part of a building 
envelope prevail over any other controls set out 
below. 

b) Building setbacks from the front boundary setback 
shall be a minimum of 50m. Where this cannot be 
achieved due to the physical dimensions or 
constraints of any property, the front setbacks shall 
be assessed on merit and having regard to the 
objectives of this clause. 

c) Building setbacks from the side and rear boundaries 
shall have careful regard to the impact of proposed 
structures on adjoining landowners, and be 
consistent with the minimum setbacks set out 
below:  

 
Table 1 – Minimum Setback Requirements (not 
including Greenleigh Estate) 

 

Comment: The subject site is 2.08ha and as such, the 

minimum side boundary setback is 15m. However, the subject 

site has a total width of 52m. The proposed development 

seeks to vary the front and side setbacks as indicated below: 

Elevation Minimum Proposed Complies Variation  

Yes 
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Setback Setback 

North (front) 50m 35m No 30% 

Side (East) 15m 11.2m No 25.3% 

Side (West) 15m 11.9 No 20.6% 

In regard to the variation, the applicant has provided the 

following justification: 

The applicant is seeking an exception to the minimum front 

setback on the grounds that the proposed dwelling setback a 

further 15m would have an impact on the existing vineyard 

and existing sheds where they grow and produce their own 

produce, not to mention a relocation of the dwelling and its 

construction and location of the proposed septic tanks could 

potentially pollute and contaminate the dam and soil within 

the ‘middle block’ area and also to avoid the removal of 

existing established trees located at the rear of the proposed 

dwelling. Regarding the 11m side setbacks, as the site is 

slightly over the 2ha lot size (only 3% over) we feel that 11m 

is justifiable given it is 5m greater than the setback 

requirement for a 2ha site, and does not impact on the visual 

amenity of neighbouring properties.  

The proposal displays a high standard of architectural design 

and is consistent with the scale, amenity and character of the 

area and adjoining neighbouring dwellings. The proposed 

development does not impact on the amenity of adjoining 

properties or its surrounding environment, which is 

demonstrated in the supporting documentation and plans 

supporting the application. 

We hope that Council will consider our application to vary the 

DCP and recommend approval based on its merits.  

 

The proposed variation is considered to be acceptable for the 

following reasons: 

- The subject site is somewhat constrained due to lot 

width and existing development.  

- An 11m setback provides adequate distance to adjoining 

properties, and is unlikely to result in overlooking or 

privacy issues to neighbour development.  

- The proposed variation will not detract from the 

character and amenity of the locality, and will 

contribute positively to the prevailing streetscape.  

5.5 Height 

Objectives  
Yes 
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1) To ensure that the height of buildings complement the 
character of the area in which buildings are located.  

Controls  

a) On any land not identified on the Height of Buildings 
Map in the Queanbeyan Local Environmental Plan 
(QLEP) 2012 the maximum height of any building shall 
not exceed 8.5m.  

Note: Building Height is measured according to the definition 
within the QLEP 2012. 

 

Comment: The proposed development is to be 8.5m in height, 

which does not exceed the maximum height of 8.5m.  

5.6 Material and Appearance 

Objectives  

1) To ensure the design of dwellings is of a high 
architectural standard that responds to and reinforces 
the positive aspects of the local environment and built 
form.  

Controls  

a) All structures should be designed so as to be 
compatible with the rural character and landscape of the 
locality. In this regard, particular attention should be 
given to building location, form, colour and materials 
used on construction.  

 

Council may require the use of certain colours or materials, if in 
Council's opinion their usage will provide the development with 
an appearance compatible with the landscape. Metal clad 
structures (including roof) shall not be highly-reflective unless 
well screened from view or in an appropriate location. The use 
of recycled materials is encouraged by Council. Applicants 
should use materials that are structurally sound and 
appropriate to the locality of the development. 

 

Comment: The proposed development is considered to be 
consistent with the objectives of this section. Conditions will be 
placed on the consent that the dwelling be clad in non-
reflective materials that are sympathetic to, rather than stand 
out from, the natural environment.  

Yes 

5.7 Erosion and Sediment Control on Building Sites 

To ensure adequate erosion and sedimentation controls during 

construction applicants need to meet the requirements 

specified in Part 2.7 of this DCP. 

Comment: Conditions will be placed on the consent that 

erosion and sediment controls be in place prior to construction 

works commencing, during construction works and for as long 

as necessary post construction.  

Yes 
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5.8 Water Supply 

Objectives  

1) To ensure each dwelling has adequate water supply to 
meet the needs of residents and for firefighting 
purposes.  

Controls  

a) Non-potable Water – Council considers that a suitable 
non-potable water supply is necessary for land 
management purposes. A suitable supply is one that 
provides a storage capacity of 0.75ML or that can 
deliver 0.75ML per annum at the rate of 0.5 litres per 
second.  

b) Potable Water – Minimum potable water supply 
storage of 90,000 litres shall be provided on site for 
each dwelling erected on an allotment. Above ground 
water tanks shall be sited, coloured, and suitably 
landscaped so as to minimise their visual impact.  

c) Fire Fighting Resources – With regards to firefighting 
reserves a minimum water supply of 20,000 litres 
should be maintained with an accessible location to fire 
vehicles. This can be in the form of:  

i. Above or underground tanks;  

ii. Permanent dam;  

iii. Permanent creek,/river; and/or  

iv. Swimming pool  

Above or underground tanks used for domestic supply shall 
provide for the refilling of fire tankers through an access hole at 
least 200mm diameter. An access hole of 200mm is required 
for underground tanks and 65mm storz fitting is to be provided 
to above ground tanks. 

 

Comment: The application proposes to install a 120,000L 
water tank underground. A condition will also be placed on the 
consent that a minimum of 90,000L water tank be provided for 
potable water supply and 20,000L for firefighting purposes.  

Yes 

5.10 Internal Driveways 

Objectives  

1) To ensure internal driveways comply with the 
Queanbeyan City Council Engineering Design 
Specifications and Queanbeyan City Council 
Construction Specifications.  

 

Controls  

a) Internal driveways shall be constructed in accordance 
with the Queanbeyan City Council Engineering Design 
Specifications and the Queanbeyan City Council 
Engineering Construction Specifications. A maximum 
grade of 1 in 10 (10 per cent) applies from the 
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intersection with the access road to the lot boundary. 
Development approval is required for constructed 
access tracks other than access tracks on holdings 
having an area of 80 ha or more. Approval for the 
internal access should be sought at the dwelling house 
development application stage, unless the access was 
approved when the lot was created. Council’s 
Sustainability and Better Living Section should be 
consulted prior to any construction commencing on site. 

 

Comment: A condition will be placed on the consent to ensure 

all waste generated from the development will be disposed of 

appropriately.  

 
 
4.15(1)(a)(iiia) any planning agreement or draft planning agreement 

No planning agreement has been entered into under section 7.4 of the Environmental Planning 
and Assessment Act 1979.  

4.15(1)(a)(iv) matters prescribed by the regulations 

Clause 92 of the Environmental Planning and Assessment (EP&A) Regulation 2000 requires 
Council to take into consideration Australian Standard AS2601–1991: The Demolition of 
Structures, in the determination of a development application.  

Having regard to this prescribed matters, the proposed development does not involve the 
demolition of a building for the purposes of AS 2601 – 1991: The Demolition of Structures.  

Should this application be approved, appropriate conditions of consent are included within the 
recommended to ensure compliance with any relevant regulations.    

4.15(1)(a)(v) any coastal zone management plan   

Council is not subject to a coastal zone management plan.  

4.15(1)(b) the likely impacts of the development, including environmental impacts on 
both the natural and built environments, and social and economic impacts in 
the locality   

The proposed location of the dwelling is in an established residential area which contains a variety 
of dwelling houses. The proposal is keeping in context with the rural residential character of the 
locality. It is considered that the impacts in relation to access, transport and traffic are acceptable. 
Additionally, the development does not require the removal of mature native vegetation, and as 
such is considered to have minimal impact on the natural environment. 

A basic AHIMS was carried out and indicated that there were no known Aboriginal sites or places 
are recorded in or near the subject site. A condition will be placed on the consent that the 
development proceed with caution and should any Aboriginal objects be found works should stop 
and DECCW be notified.  

4.15(1)(c) the suitability of the site for the development   

The subject site is relatively unconstrained and is considered to be suitable in its current state for 
the purposes of the proposed development. 
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4.15(1)(d) any submissions made in accordance with this Act or the regulations  

The application was notified in accordance with QPRC’s Community Engagement and Participation 
Plan from 16 April 2020 to 30 April 2020, with one submission received. The submission raised 
concerns in regard to a previous compliance issue relating to the existing driveway stormwater 
flow. These matters have be raised through a separate compliance matter, and as such will be 
dealt with under separate cover. Additionally, a condition will be placed on the consent that erosion 
and sediment controls be installed during construction, and for as long as necessary after 
construction. A condition will also be placed on the consent that surface water is not to be 
redirected onto adjoining private land.  

4.15(1)(e) the public interest 

The public interest is served through the detailed assessment of this development application 
under the relevant local planning controls and legislation and consideration of any submissions 
received relating to it by Council. The proposed development is not considered to be contrary to 
the public interest.   

SECTION 64 CONTRIBUTIONS 

Section 64 of the Local Government Act 1993 allows contributions to be levied towards the 
provision of water, sewerage and stormwater infrastructure.  

Section 64 Contributions are not applicable to the proposed development. 

SECTION 7.11 CONTRIBUTIONS 

Section 7.11 of the Environmental Planning & Assessment Act 1979 permits councils to require as 
a condition of development consent, the reasonable dedication of land or the payment of monies, 
or both, for development that is likely to require the provision of, or increase the demand for public 
amenities and public services within the area. 

Section 7.11 Contributions are not applicable to the proposed development. 

CONCLUSION 

The application has been assessed having regard to Section 4.15 of the Environmental Planning 
and Assessment Act 1979, and is considered to be satisfactory for approval, subject to the 
recommended conditions of consent.  

CONDITIONS OF CONSENT  

<insert conditions of consent or reasons for refusal> 
 
 

Signed: _________________________ __ Date: <insent date> 

Assessing Officer:  <insent name> 

 
Determination: <insent DA number> be Approved/ Refused  under delegated authority pursuant 
to Section 4.16(1) / 4.55(?) of the Environmental Planning and Assessment Act 1979. 

 

Signed: _________________________   Date: <insent date> 

Delegated Authority:  <insent name> 
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DRAFT CONDITIONS OF CONSENT 

DA.2020.1104 
 
 
APPROVED DEVELOPMENT AND PLANS 
 

1. The development referred to in the application is to be carried out in accordance with the 
approved plans and documents including the following:  

Title / Description Prepared by Issue/Revision & 

Date 

Date received 

by Council 

Survey Plan TSD Surveying 24 May 2019 24 March 2020 

Site Plan (Sheet 

2.2) 

Architectural 

Drafting Services 

12 November 2019 22 June 2020 

Ground Floor Plan 

(Sheet 3) 

Architectural 

Drafting Services 

12 November 2019 24 March 2020 

Lower Floor Plan 

(Sheet 4) 

Architectural 

Drafting Services 

12 November 2019 24 March 2020 

Elevations 1, 2, 5 

and 6 (Sheet 5) 

Architectural 

Drafting Services 

12 November 2019 24 March 2020 

Elevations 3 and 4 

and Colour 

Schedule (Sheet 6) 

Architectural 

Drafting Services 

12 November 2019 24 March 2020 

Sections A-A and B-

B (Sheet 7) 

Architectural 

Drafting Services 

12 November 2019 24 March 2020 

Landscape Plan Dapple Designs 18 February 2020 24 March 2020 

BASIX Certificate 

No. 1067419S_02 

Frys Energywise 18 February 2020 24 March 2020 

On-Site Sewerage 

Management 

Report 

Franklin Consulting 

Australia 

17 March 2020 24 March 2020 

  

except as modified by any of the following conditions of consent. 

Reason: Development is undertaken in accordance with this consent & is used for the approved purpose only. 

 
 
SPECIAL CONDITIONS 
 
2.  Use of Structure 

Approval is granted to use the structure as one single dwelling. The Gymnasium, Study and Sewing 
Room are not to be used as a separate occupancy including a secondary dwelling.  

Reason: Development is undertaken in accordance with this consent and is used for the approved purpose 
only, and to comply with the Building Code of Australia.  
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3.  Solid Fuel Heater 

Solid fuel heater was not granted approval as part of this application.  A separate approval is 
required to be sought under section 68 of the Local Government Act 1993 prior to installation of 
solid fuel heater.   

Reason: To comply with Local Government Act 1993. 
 

4. Secondary Access 

Secondary access located on the west of the site is to be used for emergency fire fighting purposes 
only. 

Reason: To maintain one principle entrance to the site. 
 
 
GENERAL CONDITIONS 
 
5.  Obtain Construction Certificate 

Obtain a construction certificate from Queanbeyan-Palerang Regional Council or an appropriately 
accredited private certifier before undertaking any work. Forward a copy of any construction 
certificate/subdivision works certificate issued by a private certifier to Queanbeyan-Palerang 
Regional Council at least 2 days before undertaking any work in accordance with that construction 
certificate/subdivision works certificate. 

Reason: Work is undertaken in accordance this consent & relevant construction standards.  
 

6.  Obtain Occupation Certificate 

Do not occupy or use the premises until an occupation certificate has been issued by Queanbeyan-
Palerang Regional Council or an appropriately accredited private certifier. Provide a copy of any 
occupation certificate, issued by a private certifier, to Queanbeyan-Palerang Regional Council no 
later than 2 days after the occupation certificate is issued. 

Reason: Ensure that the building complies with relevant standards. 
 

7.  Comply with the Building Code of Australia  

All work is to comply with the current edition of the Building Code of Australia. 

Reason: All building work is carried out in accordance with relevant construction standards.  
 

8.  Copy to Owner 

A copy of this consent is to be provided to the owner.  

Reason: To ensure the owner is aware of the requirements imposed under the consent. 
 

9.  Retaining Walls 

Any retaining wall greater than 600 mm is to be designed and constructed to structural engineer’s 
details. Prior to issue of any construction certificate provide a certified copy of the design to 
Queanbeyan-Palerang Regional Council. 

Reason: Retaining walls are structurally strong enough to bear the loads put on them. 
 

10.  Batters 

No batter is to have a gradient greater than 1:4.  Batters greater than 1:4 must be retained. 

Reason: Prevent soil erosion, water pollution and the discharge of loose sediment on surrounding land. 
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11.  Unauthorised Use of Public Land 

No building materials are to be stored or construction activities undertaken on public or adjoining 
land without prior written approval from Council. 

Reason: To prevent unnecessary disturbance to public land.  
 

12.  Work on Adjoining Land Is Limited 

The verge and other adjoining lands must not be used for storage of materials or disturbed by 

construction activities except for: 

a) Installation of a temporary, stabilised construction access across the verge. 

b) Installation of services. 

c) Construction of an approved permanent verge crossing. 

Reason:  To minimise interference with the verge and its accessibility by pedestrians. 

 
 
CONDITIONS TO BE SATISFIED PRIOR TO COMMENCEMENT OF WORKS 
 
13.  Appoint PCA (Building) 

Appoint a principal certifying authority before any work is undertaken. Provide details of the 

appointed principal certifying authority (if not Queanbeyan-Palerang Regional Council) to 

Queanbeyan-Palerang Regional Council at least 2 days prior to any work being undertaken. 

Reason: To provide for supervision of the subdivision works. 
 

14.  Site Identification 

The site where building work, subdivision work, or demolition work are proposed to be carried out 

shall be identified by a sign sited in a visually prominent position containing the following 

information; 

 the development application number, 

 name, address and telephone number of the principal certifying authority, 

 name of the principal contractor (if any) and 24 hour contact telephone number, and 

 a statement that “unauthorised entry to the work site is prohibited”. 

Reason: To satisfy the provisions of Clause 136B and 227A of the Environmental Planning and Assessment 
Regulation 2000. 
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15.  Home Building Act Requirements 

Residential building work within the meaning of the Home Building Act 1989 must not be carried out 

unless the Principal Certifying Authority for the development to which the work relates (not being the 

council) has given Council written notice of the following information: 

(a) In the case of work for which a principal contractor is required to be appointed: 
(i) The name and licence number of the principal contractor. 

(ii) The name of the insurer by which the work is insured under Part 6 of that Act. 

(b) In the case of work to be done by an owner-builder: 
(i) The name of the owner-builder. 

(ii) If the owner-builder is required to hold an owner-builder permit under that Act, the 
number of the owner-builder permit. 

Reason: This is a prescribed condition under the provisions of clause 98B of the Environmental Planning and 
Assessment Regulation 2000. 
 

16.  Sediment and Erosion Controls 

Install and maintain sediment and erosion controls, prior to and during construction activities, to 
prevent soil erosion, water pollution or the discharge of loose sediment on surrounding land, as 
follows: 

(a) divert uncontaminated run-off around cleared or disturbed areas, 

(b) erect a silt fence to prevent debris escaping into drainage systems or waterways, 

(c) prevent tracking of sediment by vehicles on roads, and 

(d) stockpile topsoil, excavated material, construction and landscaping supplies and 
debris within the site. 

Reason: To minimise environmental impact associated with any works & to prevent soil erosion/water pollution. 
 
CONDITIONS TO BE SATISFIED DURING DEMOLITION AND/OR BUILDING WORKS 
 
17.  Hours of Operation for Works 

All works associated with the construction and/or demolition of this development must be carried out 

between the following hours unless Queanbeyan-Palerang Regional Council agrees in writing.  A 

written application shall be made to Queanbeyan-Palerang Regional Council if a variation of hours 

is required. 

Weekdays: 7.00am to 6.00pm  

Saturdays: 8.00am to 4.00pm 

Sundays and Public Holidays: NIL 

Reason:  To reduce the chance of offensive noise being created and to minimise the impacts of the 
development in its locality. 
 

18.  Approval Documents 

Keep a copy of all stamped approved plans, specifications and documents on site while work is 

being undertaken. 

Reason: Relevant documentation is available for perusal on site by a council officer, for compliance check. 
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19.  Construction Facilities 

Toilet facilities are to be provided at or in the close vicinity of the work site on which work involved in 
the erection or demolition of a building is being carried out. 

Reason: To provide adequate facilities to the work site. 
 

20.  Unexpected Finds 

The development is to proceed with caution. If any Aboriginal objects are found, works should stop 

and DECCW notified. If human remains are found work is to stop, the site is to be secured and the 

NSW Police and NSW Office of Environment and Heritage are to be notified. 

Reason: To ensure objects discovered during construction are protected and notified in accordance with the 
Due Diligence Code of Practice for the Protection of Aboriginal Objects in New South Wales.  
 

21.  All Works to Be Confined to the Site 

All demolition, excavation, backfilling, construction and other activities associated with the 

development must:- 

a) Be carried out entirely within the allotment boundaries unless otherwise approved by 

Council. 

b) Comply with the requirements of AS 2601-2001 - The demolition of structures. 

c) If within one metre of the verge, the site must be protected by a hoarding which must be 

erected prior to the commencement of the demolition works. 

d) Be kept clear of stormwater, sewer manholes and service easements on the site. 

e) Any gates must be installed so they do not open onto any footpath or adjoining land. 

Reason: To ensure that all development activity associated with the development does not pose a hazard to 
life or property and that the effectiveness of public services is not impaired. 
 

22.  Construction Waste Management 

All waste materials generated on-site during construction are to be stored in enclosed containers 

and deposited in an approved landfill at regular periods. 

Reason: To ensure adequate waste management practices are in place during the construction phase. 
 

23.  Protection of Adjoining Structures 

If any excavation associated with the erection or demolition of a building extends below the level of 
the base of the footings of a building on adjoining land, the person causing the excavation to be 
made: 

(a) must preserve and protect the building from damage, and 

(b) if necessary, must underpin and support the building in an appropriate manner, and 

(c) must, at least seven days before excavating, give notice of intention to do so to the owner of 
the adjoining and furnish particulars of the excavation to the owner of the building being 
erected or demolished, and 

(d) satisfy the requirements of SafeWork. 

The owner of the adjoining land is not to be liable for any part of the cost of work carried out for the 
purposes of this clause, whether carried out on the allotment of land being excavated or on the 
adjoining allotment of land. 

Reason: Excavations relating to building work do not pose a hazard to adjoining properties.  
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24.  Maintenance of Erosion Control Measures 

All measures to control erosion and sediment transport are to be maintained during the works in 

accordance with the NSW Landcom publication Managing Urban Stormwater - Soils and 

Construction (4th Edition 2004- "Blue Book") and for as along as necessary after the completion to 

prevent sediment and dirty water leaving the site and/or entering the surface water system outside 

of the site. 

Reason: To minimise environmental impact associated with any works & to prevent soil erosion/water pollution.  
 

25. Temporary Vehicle Access 

Temporary vehicle access to the site must be stabilised to prevent the tracking of sediment onto the 

roads and footpath. Soil, earth, mud or similar materials must be removed from the roadway by 

sweeping, shovelling, or a means other than washing, on a daily basis or as required. Soil washings 

from wheels must be collected and disposed of in a manner that does not pollute waters. 

Reason:  To minimise transfer of soil from the site onto the road pavement. 

 
 
CONDITIONS TO BE SATISFIED PRIOR TO ISSUE OF OCCUPATION/COMPLETION 
CERTIFICATE 
 
26.  Occupation Certificate 

The occupation certificate must not be issued until all conditions of consent have been satisfactorily 
complied with and all mandatory stage/required plumbing inspections undertaken. Plumbing and 
drainage must be inspected by Queanbeyan-Palerang Regional Council at the relevant stages of 
construction in accordance with the attached inspection schedule and a final plumbing certificate 
obtained prior to issue of any occupation certificate. 

Reason: Development is safe & appropriate for occupation, and is completed in accordance with the consent. 
 

27.  BASIX Commitments 

Comply with all commitments listed on BASIX Certificate No. 1067419S_02, or any subsequent 
modifications, before occupying the premises. 

Reason: To ensure compliance with the requirements of the NSW BASIX certification process.  
 

28.  Colours and Material Finishes 

The dwelling is to be finished in materials that have a low reflectivity.  Colours are to incorporate the 
use of muted, natural colours that will blend with, rather than stand out from, the landscape for 
major features such as walls, roof and fencing.  

Reason: The building is not visually intrusive in the landscape and does not cause glare.  
 

29.  Stormwater Management  
Roof water that is not connected to a rain water storage tank, and any overflow from any storage 
tank, must be discharged into an absorption trench or through a stormwater outlet device with scour 
protection into an overland flow path, at least 3 metres clear of any building and the boundaries of 
the site.  

Reason: Stormwater disposal does not impact on the building.  
 

30.  Potable Water Supply 

The dwelling is to be provided with a water storage tank(s) with minimum capacity of 90 000 litres. 

Reason: To ensure that a suitable water supply is available.  
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31.  Power Supply 

The building shall be connected to a suitable power supply.  

Reason: To allow for a power supply to be available. 
 

32. Domestic Waste Management  

Prior to the issue of an occupation certificate the owner shall apply to Queanbeyan-Palerang 
Regional Council for a domestic waste management kerbside service. 

Reason: To ensure appropriate domestic waste removal from the premises.  
 

33.  Driveway Application Form  

A driveway application form must be submitted to and approved by Council prior to commencement 

of driveway works and construction of the driveway across Council’s footway area must be 

undertaken by a Council approved contractor, at no cost to the Council. 

Reason: To ensure the construction of the driveway on public land meets Council’s requirements. 
 

34.  Repair damaged public property 

All damage caused to public property during the establishment of the development must be repaired 
or reinstated prior to the issue of any Occupation Certificate. 

Reason: To ensure that all public property in the vicinity of the development is maintained in its pre-
development condition. 
 

35.  Bushfire Protection - Asset Protection Zones 

At the commencement of building works and in perpetuity the property around the building shall be 
managed as follows as outlined within section 4.1.3 and Appendix 5 of Planning for Bush Fire 
Protection 2019 and the NSW Rural Fire Service's document Standards for asset protection zones: 

●  North for a distance of 26m metres as an asset protection zone; 
●  South for a distance of 22m metres as an asset protection zone; 
●  East for a distance of 10m metres as an asset protection zone; and 
●  West for a distance of 10m metres as an asset protection zone (APZ).   

Reason: To provide sufficient space and maintain reduced fuel loads so as to ensure radiant heat levels of 
buildings are below critical limits and to prevent direct flame contact with a building.  
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36.  Bushfire Protection 

Water, electricity and gas are to comply with the following requirements of section 4.1.3 of Planning 
for Bush Fire Protection 2019: 

 A dedicated water supply of 20,000 litres for firefighting purposes for each occupied 
building excluding drenching systems, is provided in accordance with Table 4.2. 

 A suitable connection for firefighting purposes is made available and located within 
the IPA and away from the structure. A 65mm Storz outlet with a Gate or Ball valve is 
provided. 

 Gate or Ball valve and pipes are adequate for water flow and are metal rather than 
plastic. 

 Underground tanks have an access hole of 200mm to allow tankers to refill direct 
from the tank. A hardened ground surface for truck access is supplied within 4 metres 
of the access hole. 

 Above ground tanks are manufactured of concrete or metal and raised tanks have 
their stands protected. Plastic tanks are not used. Tanks on the hazard side of a 
building are provided with adequate shielding for the protection of fire fighters. 

 All above ground water pipes external to the building are metal including and up to 
any taps. Pumps are shielded. 

 Where practicable, electrical transmission lines are underground. 

 Where overhead electrical transmission lines are proposed:  

- lines are installed with short pole spacing (30 metres), unless crossing gullies, 

gorges or riparian areas; and  

- no part of a tree is closer to a power line than the distance set out in 

accordance with the specifications in ‘Vegetation Safety Clearances’ issued by 
Energy Australia (NS179, April 2002). 

 Reticulated or bottled gas is installed and maintained in accordance with AS 1596 
and the requirements of relevant authorities. Metal piping is to be used. 

 All fixed gas cylinders are kept clear of all flammable materials to a distance of 10 
metres and shielded on the hazard side of the installation. 

 If gas cylinders need to be kept close to the building, the release valves are directed 
away from the building and at least 2 metres away from any combustible material, so 
that they do not act as a catalyst to combustion. Connections to and from gas 
cylinders are metal. 

 Polymer sheathed flexible gas supply lines to gas meters adjacent to buildings are 
not used. 

Reason: To provide adequate services of water for the protection of buildings during and after the passage of 
a bush fire, and to locate gas and electricity so as not to contribute to the risk of fire to a building. 

 
37.  Bushfire Protection - Access 

Property access roads shall comply with section 4.1.3(2) of Planning for Bush Fire Protection 2019. 

Reason: To provide safe access to/from the public road system for fire fighters providing property protection 
during a bush fire and for occupants faced with evacuation. 
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38.  Bushfire Protection - BAL 19  

New construction on the north and south elevation(s) shall comply with section 6 (BAL 19) 
Australian Standard AS3959-2018 ''Construction of buildings in bush fire-prone areas' and section 
A3.7 Addendum Appendix 3 of Planning for Bush Fire Protection 2019. 

Reason: To ensure that buildings are designed and constructed to withstand the potential impacts of bush fire 
attack.   
 

39.  Bushfire Protection - BAL 29   

New construction on the east and west elevation(s) shall comply with section 7 (BAL 29) Australian 
Standard AS3959-2009 Construction of buildings in bush fire-prone areas and section A3.7 
Addendum Appendix 3 of Planning for Bush Fire Protection 2019. 

Reason: To ensure that buildings are designed and constructed to withstand the potential impacts of bush fire 
attack. 
 

40.  Bushfire Protection - Landscaping  

Landscaping to the site is to comply with the principles of Appendix 5 of Planning for Bush Fire 
Protection 2019. 

Reason: To minimise the potential for bushfire attack on the building. 
 

41.  Street Numbering 

The property must be clearly identified by a street number.  The property address is 82 Wickerslack 
Lane, Googong.  

Reason: To ensure that buildings are clearly identified.  
 

42.  Rural Driveway  

A driveway must be constructed to the dwelling in accordance with QPRC’s Vehicular Access 
Design Specification D13.  

Longitudinal grading is to ensure ground clearance for standard passenger vehicles and in 
accordance with QPRC’s Geometric Road Design Specification D1.  
 
The access is to comply in perpetuity with the performance criteria and acceptable solutions set out 
in Rural Fire Service NSW document Planning for Bushfire Protection 2019. 

Reason: To ensure safe entry and exit to the lot from the road.  
 

43.  Residential Crossover 

The development must include the construction of one (1) residential type driveway(s) over the 
verge at the location shown on the approved plans in accordance with QPRC’s Vehicular Access 
Design Specification D13.   

The width of the verge crossover shall be 3.5m and the joint between the concrete driveway and 
bitumen seal is to be saw cut and finished neatly. 

This driveway vehicle kerb crossing must be constructed by a Council approved contractor at no 
cost to the Council. A driveway application form must be submitted to and approved by Council prior 
to the commencement of driveway works. 

Reason: Safe entry and exit to lots from the road. 
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44.  Fibre-Ready Facilities  

Prior to the issue of any Occupation Certificate satisfactory arrangements are to be made for the 
provision of fibre-ready facilities to enable fibre to be readily connected to the premises.  

Reason: To satisfy relevant utility authority requirements. 

Note: Under the Telecommunications Act 1997 fibre-ready facilities for an individual premise includes ducting 
from the street pit to the proposed location at the premises of the network termination device. 
 

45.  Insulate Heated and Cold Water Service Pipes 

Heated and cold water service pipes installed in the following areas of the building must be 
insulated in accordance with the requirements of AS 3500: Plumbing and Drainage: 

a) unheated roof spaces 
b) locations near windows, ventilators and external doors where cold draughts are likely to 

occur 
c) locations in contact with cold surfaces such as metal roof and external metal cladding 

materials. 

Reason: To prevent the water service being damaged by water freezing within the pipes due to local climatic 
conditions. 

 
 
CONDITIONS TO BE SATISFIED DURING THE ONGOING USE OF THE PREMISES 
 
46.  Surface Water 

Do not re-direct surface water onto adjoining private land. Alterations to the surface contours must 
not impede or divert natural surface water run-off, so as to cause a nuisance to adjoining property 
owners or create an erosion or sediment problem. 

Reason: Stormwater disposal does not impact on the building or neighbouring properties.  
 

47.  Carry Out Sewer Work, Carry Out Water Supply Work, Carry Out Stormwater Work 

All sanitary plumbing and drainage work is to be carried out in accordance with the requirements of 
the Local Government (General) Regulation 2005, AS 3500 and the requirements of Plumbing and 
Drainage Act, 2011. No alterations or additions are permitted without approval from Council. 

Reason: All plumbing and drainage functions adequately. 

Council must inspect the following stages of construction and installation: 

 Internal and external plumbing and drainage, 

 Installation of the on-site sewage management system and disposal area, 

 Final inspection of plumbing, drainage and on-site sewage management system. 

The top level of the sewerage service yard gully shall be located a minimum of 150 mm below the 
lowest fixture level and a minimum of 75 mm above ground level. Where it is not practicable to 
locate the top of the yard gully 150 mm below the lowest fixture level or 75 mm above the 
surrounding ground level, then a reflux valve shall be fitted to the sewer drainage system so as to 
prevent the backflow from the sewer entering the building. 

The sewer junction inspection opening is to be located and raised to ground level. 

Reason: To ensure compliance with AS3500 - National Plumbing and Drainage Code and the requirements of 
Plumbing and Drainage Act, 2011. 
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Three star and four star rated water conservation devices are to be installed in the bathroom and 
kitchen respectively. 

Reason: Water efficiency and minimisation of wastewater produced. 

A ‘Notice of Work’ (NoW) is to be issued to Queanbeyan-Palerang Regional Council no later than 2 
business days before the work concerned is carried out. 

Reason: Council is informed prior to undertaking inspections and in accordance with requirements of 
Plumbing and Drainage Act, 2011. 

Licensees as the ‘responsible person’ must submit a Sewer Service Diagram(SSD) layout to 
Queanbeyan-Palerang Regional Council prior to or at the time of inspection. 

Reason: Council records are kept up to date and requirements of Plumbing and Drainage Act, 2011. 

A ‘Certificate of Compliance’ (CoC) is to be issued to the Queanbeyan-Palerang Regional Council 
and a copy to the person for whom the work is carried out on completion of the final inspection. 

Reason: Council records are kept up to date and requirements of Plumbing and Drainage Act, 2011.  
 

48.  Plumbing and Drainage Installation Regulations 

Plumbing and drainage work must be carried out in accordance with the requirements of the Local 
Government (General) Regulation 2005, the Plumbing and Drainage Act 2011 and Regulations 
under that Act and with the Plumbing Code of Australia.  Such work must be carried out by a person 
licensed by the NSW Department of Fair Trading. 

Reason: This is a mandatory condition under the provisions of the Local Government (General) Regulation 
2005.  
 

49.  Inspection of Plumbing and Drainage 

Plumbing and Drainage must be inspected by Council at the relevant stages of construction in 
accordance with Council’s inspection schedule. 

Reason: To ensure compliance with the inspection requirements of Plumbing and Drainage Regulation 2012 
and Council’s inspection schedule. 
 

50.  Heated Water Not To Exceed 50 Degrees C 

All new heated water installations, must deliver hot water at the outlet of all sanitary fixtures used 
primarily for personal hygiene purposes at a temperature not exceeding 50o Celsius. 

All heated water installation for any accessible facility must deliver hot water at a temperature not 
exceeding 45o Celsius. 

Reason: To prevent accidental scalding.  

 
 
ACTIVITY APPROVAL - SECTION 68 OF LOCAL GOVERNMENT ACT 1993 
 
51.  Local Approval - On-Site Sewage Management System 

The wastewater management system is to be designed, installed and maintained in accordance 
with the principles of ‘On-site Sewage Management for Single Households’, AS/NZS 1547-2012 
‘On-site Domestic Wastewater Management’ and the site report prepared by Franklin Consulting 
Australian (dated 17 March 2020) except with the following amendments; 

Reason: To ensure that the on-site effluent management system will have a neutral or beneficial effect on 
water quality, that it will be sustainable over the long term and will not have detrimental impacts on the health 
of occupants of the land. 
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All effluent is to be assimilated within the boundaries of the property. 
No effluent management areas are to be located within 100 m of any creek, watercourse or bore 
whether perennial or intermittent, or within 40 m of a drainage depression. 
All stormwater collected from roofs and other hard surface areas is to be diverted away from any 
effluent management area, with provision for energy dissipation at the outlet to prevent scouring or 
erosion. 

Reason:  To ensure that the on-site effluent management system will have a neutral or beneficial effect on 
water quality and that it will be sustainable over the long term. 

All wastewater (black and grey) is to be directed to the on-site sewage management system for 
treatment. 
Fence off the effluent management area prior to any construction work commencing and maintain in 
fencing in perpetuity to prevent human, vehicle and stock access. 
No water supply or any source of water supply to be used for drinking, domestic purposes or for stock 
is to be polluted or rendered unwholesome by the land application of the effluent from the proposed on-
site sewage system. 

Reason: Compliance with AS1547-2012 On-site Domestic Wastewater Management. 
 

52.  Aerated Water Treatment System 

All irrigation pipe work and fittings must comply with AS 2698 Plastic pipes and fittings for irrigation 
and rural applications, and 

 standard household hose fittings must not be used, 

 the irrigation system must not be capable of being connected to the mains water 
supply. 

If the land application is by spray irrigation, the land application area should not be used for passive or 
active recreational purposes. 

The land application area must not be used to grow vegetables or fruit for human consumption. 

Within the effluent irrigation area there must be at least two warning signs that comply with AS 1319 
and have: 

 a green background 

 20 mm high capital lettering in black or white, and  

 the words ‘RECLAIMED EFFLUENT - NOT FOR DRINKING - AVOID CONTACT’. 

The AWTS unit shall be maintained and inspected by an approved service agent every 3 months. An 
application for the renewal of the approval to operate shall be made at least 3 months prior to the end 
of the period of the approval.  

Reason: To ensure compliance with AS1547-2012 On-site Domestic Wastewater Management.  
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