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1 Introduction

1.1 Commission
DFP Planning Pty Limited (DFP) has been commissioned by Elmslea Land Developments
Pty Ltd (ELD) to prepare a Planning Proposal for land adjoining Elmslea Estate 
Bungendore to allow residential development.

A Planning Proposal submission dated September 2011 was prepared to assist Palerang 
Council (Council) in the preparation of a Planning Proposal to the Department of Planning 
and Infrastructure (DoPI). In August 2013, Palerang Council requested that an updated 
Planning Proposal be prepared in line with the most recent version of the Department of 
Planning and Infrastructure’s A Guide to Preparing Planning Proposals. The Planning 
Proposal was updated and submitted to Council in September 2013 and referred to various 
State agencies for comment. The Environment Protection Authority (EPA) made comments 
regarding a 250m buffer from the waste transfer station and 500m buffer to the land fill site. 

The land has been the subject of a number of studies. Parts of the site have already been 
identified as having potential for residential development in the Bungendore Land Use
Strategy and Structure Plan, adopted by Council on 5 August 2010 and endorsed by the 
then Department of Planning on 30 November 2010. 

ELD owns the entire area included in this Planning Proposal, together with a substantial 
area to the north of the subject site. ELD has completed development of the adjoining 
Elmslea Estate over the past several years.

This Planning Proposal has been prepared to satisfy the requirements of the Department 
of Planning’s A Guide to Preparing Planning Proposals dated October 2012. 

A Guide to Preparing Planning Proposals specifies that a Planning Proposal should 
comprise six parts as follows:

Part 1 – A statement of the objectives or intended outcomes of the proposed Local 
Environmental Plan (LEP).

Part 2 – An explanation of the provisions that are to be included in the proposed 
LEP.

Part 3 – Justification of the objectives, outcomes and provisions proposed in the 
LEP and the process for their implementation.

Part 4 – Maps, where relevant, to identify the intent of the Planning Proposal and 
the area to which it applies. 

Part 5 – Details of the community consultation that is to be undertaken on a 
Planning Proposal.

Part 6 – The project timeline of a planning proposal. 

Each of these parts will be addressed in this report.

1.2 Background
ELD has been pursuing rezoning of the site for many years and has undertaken a number 
of environmental investigations, which are summarised in Section 2.5. In 2006, ELD 
engaged GM Urban Design and Architecture to analyse the constraints and opportunities 
for Bungendore and to prepare a Structure Plan for Bungendore North, including the 
subject site.

In 2008, Council engaged P&A Walsh Pty Ltd to prepare a Land Use Strategy and 
Structure Plan for Bungendore (the Bungendore Strategy), which includes a “future 



extension to residential development” within the subject lands. The matters raised in the 
Bungendore Strategy are addressed in Section 5.3.2. 

Council has prepared a draft Local Environmental Plan (LEP) in line with the Standard 
Instrument. The draft Palerang LEP 2012 was placed on public exhibition until 8 March 
2013. The new LEP, once published, will apply to all of Palerang and will replace the six 
plans that are currently in force.

As noted above, the EPA made comments in relation to a previous planning proposal on 
this site and specifically regarding a 250m buffer from the waste transfer station and 500m 
buffer to the land fill site. The land fill site is scheduled to close in December 2014. Council 
has sought fee proposals for the preparation of a land Closure Plan. The tender 
documentation issued by Council indicates that the land fill operations are programmed to 
be replaced by the waste transfer station on 1 December 2014. The project objectives will 
also include a range of monitoring programmes and advice on appropriate buffer distances 
around the land fill site to guide future development. The tender documents state that the 
monitoring programs will be in place for a minimum of 6 months following the landfill 
closure (i.e. about May/June 2015 at the earliest). The project scope also requires the 
consultant to prepare a risk assessment and recommend minimum buffer distance to guide 
new development surround the land fill site, and the minimum criteria for removal of the 
buffer. The Closure Plan will therefore contain information that can inform this planning 
proposal. The planning proposal includes all of the site (including land within the 250m and 
500m buffer areas) but the final boundaries of the zone will be subject to the completion of 
the Closure Plan and its recommendations. 

2 The Subject Site
The location of Bungendore in a regional context and its relationship to Queanbeyan and
Canberra is illustrated in Figure 1.

The subject site comprises part of Lot I DP 798111. A copy of the DP is attached at 
Appendix A. 

The subject site comprises 82.03 hectares of land immediately adjacent and to the north of 
Elmslea Estate as shown on Figure 2. 



Figure 1 Locality Plan

Figure 2 shows the location of the site in relation to Bungendore and to Elmslea Estate. 

Figure 2 Subject site

2.1 Site Area and Dimensions
The site area of the parent lot is 82.03 hectares with the following dimensions:

Northern boundary of approximately 2,231 metres. 

Southern boundary of approximately 1,118 metres and 742 metres. 

Eastern boundary of approximately 753 metres.



Western boundary to Tarago Road of approximately 320 metres. 

Appendix B is a site plan superimposed on an aerial photograph (with contours) showing 
the above boundary dimensions. 

2.2 Site Description

The topography varies from flat in the western parts of the site, to undulating and 
moderately sloping in the central and eastern areas.

There are no major water courses on the site although there are several gullies and 
depressions, all of which flow south towards Elmslea Estate, or under the railway to the 
east.  There are several dams on the site.  

The western boundary of the site is formed by Tarago Road, and the eastern boundary is
defined by the railway line. 

The site has been substantially cleared as a result of farming activities. Remaining trees 
include a wind break of pine trees around a small area in the south western part of the site
and a row of trees along the boundary with the adjoining land fill, waste transfer station, the 
Tarago Road boundary and along parts of the boundary with Elmslea Estate.  

There are no improvements or dwellings on the site. 

2.3 Surrounding Area

East: The Goulburn to Canberra railway lies to the east of the site and beyond that lies 
open farm land.

North: The topography and vegetation of the subject site continues to the north except for 
the Bungendore land fill site and waste transfer station which adjoin the site near Tarago 
Road.

West: Tarago Road forms the western boundary of the site. Beyond Tarago Road there is 
a relatively small rural holding, which is adjoined to the south by a residential estate.

South: Elmslea Estate adjoins the site to the south and beyond that lies the village of 
Bungendore.

2.4 Existing Infrastructure

There is very little existing infrastructure servicing the subject site, although all services are 
available in Elmslea Estate immediately to the south. All services are readily available for 
extension into the site.

We are aware that a new water main is being constructed to connect a new bore and water 
treatment plant on Butmaroo Creek with the existing town. This pipeline will pass through 
the subject site alongside the railway line. An easement will need to be created to 
accommodate this new line.  

There is a good range of shopping, community and recreational facilities located within 
Bungendore, approximately 2km to the south. Most residents of Bungendore travel to 
Queanbeyan or Canberra for major services. There is a primary school within the village.

Queanbeyan is approximately 26km by road from Bungendore and 40km by road from 
Canberra CBD. 

2.5 Existing Studies
The following is a summary of the studies undertaken in relation to the site over the past 
several years.

Rezoning Submission Elm Grove Bungendore: Don Fox Planning, October 2004



Included preliminary comments on a range of environmental issues and 
requested Council to resolve to proceed with a rezoning investigation.

Preliminary Flora and Fauna Report Elmslea Second Stage, Bungendore: Kevin 
Mills & Associates, November 2004

Found native grassland in the south east part of the site, but no other threatened 
species or communities. Grassland requires further investigation.

Rezoning Submission Elm Grove & Chinnerys Bungendore: Don Fox Planning, 
December 2004

Followed on from the October 2004 submission and included additional land to 
the north which Council was requested to include in the rezoning investigation.

Bungendore Indicative Analysis and Structure Plan: GM Urban Design, March 2006

Included detailed analysis of the constraints and opportunities for Bungendore
and provided structure diagrams for Bungendore Village and Bungendore North 
(including the subject site).

Elm Grove, Elmslea Bungendore Rezoning Submission and Concept Masterplan: 
Don Fox Planning, August 2007

Included detailed analysis of the subject site and provided an indicative master 
plan featuring grid pattern street and a range of lot sizes.

Flora and Fauna Assessment North Bungendore Palerang Council: Kevin Mills & 
Associates, December 2010 (Copy attached at Appendix C).

Confirmed the previous assessment. The site is mostly covered in exotic 
grassland but with several small areas (< 1 hectare each) supporting native 
pasture or grassland. No other threatened species likely to be affected and no 
special habitat for threatened animals was identified.

3 Current zoning 
The subject lands are currently zoned Rural 1(a) under Yarrowlumla LEP 2002.

4 The Proposal
ELD requests that the subject site be rezoned to permit residential development. An
indicative layout and road hierarchy has been prepared which is attached at Appendix D.  
The indicative layout has informed the preparation of a zoning map which is attached at 
Appendix E. The zoning plan proposes:

R2 – Low Density Residential zone for the majority of the site. The indicative layout 
is based on lot sizes ranging from 800 to 1200m2 in the R2 zone.  

R5 – Large Lot Residential zone adjacent to the waste transfer station. This is 
based on lots of approximately 1ha in size.

RE1 – Public Recreation for proposed open space. 

The indicative layout yields approximately 309 lots (exclusive of the 500m radius from the 
land fill site). The final lot yield would be subject to more detailed planning at development 
application stage. 

The key site constraints and opportunities (discussed throughout this report) and design 
principles that have guided the indicative layout and the corresponding zoning map are:

A connector road running east-west being the higher order road connecting with 
Tarago Road. This will be the primary vehicle entry point into the residential 
subdivision. Local roads will feed off this collector road. 



A road pattern that integrates with Elmslea to the south. Three local roads are 
indicated to provide connectivity with Elmslea;

Potential pedestrian or cyclist connections where roads in Elmslea will have an 
interface with Elm Grove; 

The road pattern has also been designed to allow for connections with land to the 
north, should that land be changed to a residential land use in the future (subject to 
further investigations); 

A grid pattern that reflects Elmslea and creates a permeable layout;

East-west roads that generally follow contours with a layout that promotes north-
south oriented lots to maximise solar access opportunities;

North-south roads create permeability and also allow for drainage;

Creation of open space corridors to reflect drainage lines where possible without 
over providing open space;

An open space corridor to the east that forms a continuation of the open space 
network to the south and provides a buffer to the railway corridor. The landscape 
opportunities of this space can be further investigated to act as a transition and/or 
screen to rural viewshed;

Areas of open space that incorporate two of three high conservation value native 
grasslands identified in the Flora and Fauna Assessment;

Retention of windbreaks along the boundaries and at the Tarago Road frontage; 
and

R5 – Large Lot Residential adjacent to the waste transfer station. The logical layout
is to provide deep lots to allow for future dwellings to be located as the southern end 
of the lots, furthest from the boundary with the waste transfer station.

Height of building and Lot Size Maps can be prepared following Gateway Determination 
and for public exhibition. It is envisaged that an 8.5m height of building will apply across all 
land, consistent with Elmslea Estate to the south. Lot sizes will be between 800 –1200m2

in the R2 zone and 1ha in the R5 zone, but can be finalised after Council has reviewed this 
planning proposal request.  

4.1 Ownership
The subject site is single ownership ELD who has confirmed that it will proceed with 
development as quickly as practical. Development of the site will assist in meeting demand 
for detached housing in the area, which we understand is increasing following the 
completion of Elmslea Estate.

4.2 Servicing and infrastructure

Water management 

In February 2007, Palerang Council wrote to the then Department of Natural Resources
(DNR) regarding a proposal for increased water entitlement for Bungendore. The Council’s 
requests involved several elements to increasing Bungendore’s water supply involving the 
Currandooly bore (in the Butmaroo Creek aquifer) and the Turallo aquifer.

The DNR supported an interim arrangement comprising Turallo supplying 330ML per 
annum and Currandooly supplying 150ML per annum until June 2013 (i.e. a total of 480ML 
per annum). 

The DNR supports in principle, water supply from Currandooly of 200ML per annum and 
Turallo of 322ML per annum, totalling 522ML per annum, subject to licensing and 



preparation of an aquifer management plan. The important point to note is that the then 
DNR were not opposed to increasing water drawn from existing aquifers, subject to their 
management. 

Pending preparation and approval of the management plan and licence application, the 
existing licence issued by the NSW Office of Water is limited to 472ML per annum. 

Figure 3, on the following page, is a series of graphs representing water consumption and 
dwelling growth in Bungendore between 2001/02 and 2013/14, and demonstrates trends 
that are relevant to the planning proposal and associated increase in dwellings. The data 
has been sourced from Bungendore water flow data provided by Council. 

The annual water consumption per dwelling/annum has reduced substantially from 
472kl/dwelling/annum in 2001/2002 to about 250kl/dwelling/annum in 2013/2014. During 
this time period there have been water restrictions (introduced in November 2002 and
relaxed in September 2010) and the water demand has reduced 45% whilst the number of 
dwellings has increased 90% since 2001/02. 

The total water consumption for Bungendore has remained fairly constant since 2001/02, 
despite the increase in population, with a slight increase in the last 2 years. But the total 
water consumption of just under 300ML/annum (for all users) is well below the current 
water licence of 472ML/annum. 

This reduced demand is most likely attributed, to a combination of water restrictions which 
have changed consumer behaviour, to community awareness of water efficiency as well as 
to sustainability measures such as new homes being more efficient in terms of water 
usage due to BASIX requirements, water tanks being installed for existing dwellings plus 
Council’s Water Management Strategy for Bungendore (adopted April 2007). 



Figure 3 Bungendore Water Supply



Table 1 provides a summary of the possible dwelling yield within the existing zoned town 
boundaries (based on the Bungendore Strategy) and future capacity and the spare 
capacity if the existing zoned land is fully developed. 

The Bungendore Strategy has adopted a water consumption of 198kL/dwelling/annum for 
new dwellings and 280.5kL/dwelling/annum for established areas. The difference is due to 
more water efficiency measures being incorporated into new dwellings through mandatory 
measures such as BASIX. For the purposes of the table below the above water 
consumption rates have been adopted. 

Table 1 : Summary of potential new dwellings

Dwellings Water Consumption Comment 

Expected maximum 

dwelling yield within 

the existing zoned 

town boundaries

1500 As per the 

Bungendore Strategy 

Existing dwellings 913 913x280.5kL/annum 

= 256ML/annum

As at July 2010 as per 

the Bungendore 

Strategy 

Potential new 

dwellings within the 

existing zoned town 

boundaries1

587 587x198kL/annum = 

116ML/annum

i.e. 1500-913 = 587

(includes existing 

Elmslea estate – built 

and vacant lot)

Total water 

consumption (existing 

and future) 

372ML/annum 256+116

Remaining water 

available from current 

472ML licence

100ML/annum 472-372

Potential new 

dwellings outside

existing zoned town 

boundaries based on 

water demands

505 dwellings Based on 

198kL/annum 

(100ML/198kL)

Note 1: The existing zoned capacity might not be realised as many of these lots involve multiple 
ownerships and will be difficult and/or slow to develop. It could be expected that many will never 
be developed. The table has assumed 100% of the existing zoned capacity being developed. 

These figures do not take into account any further efficiency if existing dwellings plus non-
residential uses adopt water sustainable initiatives. Future dwellings would be expected to 
exhibit water demand below the average rate with the implementation of BASIX and 
implementation of the Bungendore Water Management Strategy which adopts tougher 
BASIX controls for water usage.

The anticipated lot yield of approximately 309 lots could therefore be accommodated by 
current water licence that would allow for a further 505 dwellings outside land currently 
zoned for development. 

If a growth rate of 5.5% is adopted (i.e. higher than forecast by the Department of Planning 
and Council – refer Section 5.3.2 of this report) then this would equate to approximately an 
additional 50 dwellings per year. If a split between new release and infill within the existing 



residential zone of 70% / 30% is assumed, then 35 new greenfield lots would be added per 
year. Therefore it would take nearly 8 years for the proposed 309 lots to be taken up. 

We note that DNR supports in principle an increase in water supply allowance subject to 
licensing and preparation of an aquifer management plan which would provide additional 
capacity, although this would not be required to be implemented immediately. As Table 1
shows, a subdivision of the land proposed to be rezoned can be serviced by the existing 
licence, we expect that our approach is conservative but the above analysis demonstrates 
that there is more than sufficient time to put the management plan in place and to upgrade 
the water supply licence.  

Access

Access is available from Tarago Road into the site, with secondary links to Bungendore 
through Elmslea Estate. The Tarago Road crossing of Turallo Creek, which is the main 
access into Bungendore from Elmslea Estate and the subject site has recently been 
upgraded. 

Servicing / Infrastructure Delivery 

At this stage, no detailed work has been done on servicing the new development, but all 
services are available within the adjoining Elmslea Estate and it is assumed they can be 
extended and augmented. 

5 A Guide to Preparing Planning Proposals

5.1 Objectives or Intended Outcomes
The intended outcome of this Planning Proposal is to rezone the land to permit residential 
development. The objectives of the Planning Proposal are:

“• To provide for the housing needs of the community within a low density 
residential environment by making available additional residential land with lot 
sizes principally for detached housing, this being the predominant housing form 
in Bungendore.

• To provide additional residential land to meet ongoing demand for new housing 
in Bungendore which the Bungendore Strategy notes has been steadily growing
(refer to Figure 3).

• To minimise impacts to the scenic quality of the area by locating new residential 
zoned land adjacent to the existing urban footprint.

• To limit the area of the Planning Proposal to a size that can accommodate a lot 
yield that can reasonably be catered for by existing public services or public 
facilities or with limited augmentation. 

• To identify areas of the site suitable for open space to integrate with the existing 
open space network of Bungendore and form buffers at sensitive interfaces.”

The draft maps discussed in the Explanation of the Provisions demonstrate how these 
objectives are achieved. 

5.2 Part 2 – Explanation of Provisions
A draft zoning map is provided at Appendix E. This has been prepared having regard to 
the pre-exhibition zoning map for draft Palerang LEP 2012 and the general layout 
(including underlying lot sizes) of the Indicative Layout Plan.

As noted earlier, Council has constructed a new water main to connect the new bore and 
water treatment plant on Butmaroo Creek with the existing town. The pipeline passes
through the subject site alongside the railway line.  Consequently, an SP2 – Infrastructure 
zone might be required.  The extent of the RE1 – Public Recreation Zone or the need for 
an SP2 – Infrastructure Zone can be discussed with Council after the Gateway 
Determination.



5.3 Part 3 – Justification
This Planning Proposal recommends that the subject site should be rezoned to permit 
residential development. The following section demonstrates how such an outcome at 
Bungendore will satisfy the questions that the Department of Planning and Infrastructure
applies to gateway determinations.

5.3.1 Need for the Planning Proposal 

1. Is the Planning Proposal a result of any strategic study or report?

This Planning Proposal follows from the findings of the Land Use Strategy and Structure 
Plan prepared for Palerang Council by P&A Walsh Consulting Pty Ltd. The Structure Plan
recommended that parts of the subject site are suitable for residential development 
“subject to possible environmental offset investigations and water supply”. The 
Bungendore Strategy does not precisely indicate the boundary for future residential 
development, but rather indicates a future residential area with open space either side – 
that is, land which is nominated for urban purposes. This Planning Proposal covers land 
identified in the Bungendore Strategy as land having potential for urban purposes, and is 
therefore considered to be consistent with the Bungendore Strategy, subject to identifying
the split between residential and any required open space/buffer.  

As noted above the Bungendore Strategy is based on water consumption data from the 
Bungendore Strategy. The potential lot yield can be accommodated by the existing water 
supply. The Planning Proposal can therefore demonstrate consistency in terms of structure 
planning and water supply which is an important determining factor in the Bungendore 
Strategy. 

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

A change of zoning is the only feasible way of permitting residential development on the 
subject site. Such a change of zoning may be achieved either in conjunction with the 
adoption of the new Palerang LEP, or by an amendment to the new LEP, but in either 
case, rezoning is necessary to permit the intended outcome.

5.3.2 Relationship to strategic planning framework

3. Is the planning proposal consistent with the objectives and actions contained
within the applicable regional or sub-regional strategy? 

The Sydney Canberra Corridor Regional Strategy (SCCRS) was released in January 2007. 
The SCCRS looks at the needs of an area extending from Canberra in the south up to the 
southern highlands and examines the needs of the region in terms of housing, 
employment, transport, agriculture, resources and heritage.

Bungendore is identified as a Town: 

“Small centres that vary in size. Small to medium concentrations of retail, health 
and other services with generally lower density housing.  Reliant on higher order 
centres for specialised services, shopping and employment.” 

The SCCRS indicates that an additional 14,200 dwellings will be required in the Southern 
region up to 2031 and further that the majority of new housing will be provided in 
Queanbeyan with the potential for limited expansion in Yass, Bungendore and 
Murrumbateman. The Fact Sheet for Palerang (July 2008) accompanying the SCCRS 
states that Palerang’s anticipated population growth of approximately 5,000 people by 
2031 can be accommodated in the existing vacant land within the LGA and limited 
expansion in Bungendore. The Planning Proposal is consistent with the approach of limited
expansion in Bungendore. 



The anticipated population growth is also confirmed in Council’s Extraordinary Meeting No. 
11 on 20 May 2010. This report outlines the Department of Planning’s Population 
Forecasts to 2036. The average annual growth rates for the western part of Palerang 
(including Bungendore) are:

4% between 2001-2006

2.42% forecast for 2006-2011

1.65% forecast of 2031-2036

Council however notes that the growth rate in Bungendore is likely to be higher (as this is 
the town where most growth will occur) and Council has assumed an additional 1.4% 
above the average annual growth rates forecast by the Department. A growth rate from 
3.82% in 2011 to 3.05% in 2036 is therefore forecast by Council. Clearly the Department 
and Council forecast a steady population growth for Palerang and the Regional and Local 
Strategies provide for some of this growth in Bungendore.

The SCCRS also says that “the NSW Government will utilise locally available water 
supplies to support new residential development, particularly in Yass and Bungendore.”

The SCCRS also recognises that “the availability of water will continue to be key driver and 
limiting factor on the amount and location of any additional urban development”. The 
SCCRS notes this is relevant to Bungendore. Discussion on water supply is provided in 
Section 4.2 which demonstrates that the existing water licence can service existing 
demands, residential demands predicted within the existing zoned lands as well as the 
additional lot yield anticipated as part of this Planning Proposal.

For the above reasons, the Planning Proposal is considered to be consistent with the 
regional strategy.  

4. Is the planning proposal consistent with the local council’s Community 
Strategic Plan, or other local strategic plan?

Bungendore Land Use Strategy and Structure Plan

Palerang Council prepared a Land Use Strategy and Structure Plan during 2008 and 2009.
The Bungendore Strategy was adopted by Council on 5 August 2010 and according to 
Council’s website (5 July 2011) was endorsed by the then Department of Planning on 30 
November 2010. The Structure Plan is supported by an Opportunities and Constraints Plan
a copy of which is provided at Appendix F. This plan nominates the site for “potential
extension to residential redevelopment subject to environmental offset investigations”. The 
environmental attributes of the land have been studied and areas of native grassland are 
retained in proposed open space. A copy of the Structure Plan is also attached at 
Appendix F. The Structure Plan also shows part of the subject site as a future extension 
to residential development subject to possible environmental constraints and water supply 
(discussed elsewhere in this submission).

This section comprises a discussion of the findings of the Bungendore Strategy and how 
they have been addressed. The Bungendore Strategy considered a number of rezoning 
requests that were before Council at the time the Bungendore Strategy was being 
prepared, including the subject site. Attachment A to the Bungendore Strategy identifies 
the advantages and disadvantages for each proposal. Table 2 below reproduces the 
advantages and disadvantages for the subject site and provides appropriate comments. 



Table 2 : Response to overview comments in Attachment A of the Bungendore Strategy

Advantages Comment

Provides for logical contiguous extension to 

existing residential settlement and associated 

servicing efficiency

Agree

Relative proximity to water supply line from 

Butmaroo

Agree

Screening/filtering of views from major view 

lines (except on higher slopes)

Agree, noting that the indicative master plan 

provided for larger lots to mitigate the impact on 

views.

Extension of existing development front would 

facilitate continuing economic development

and the funding of new infrastructure

Agree

Mixed density provides for housing mix Agree

Significant value-added to subject lands. Agree

Disadvantages

Possible effect on high conservation value 

native grasslands

The Strategy notes that this is subject to field 

investigation. Kevin Mills & Associates (2010) 

has found that the site is mostly covered by 

exotic grasslands with several small areas 

(<1ha each) supporting poor quality native 

pasture. Kevin Mills & Associates has not found 

this to be an impediment and a matter than can 

be addressed at DA stage.  The indicative 

subdivision layout and proposed zoning plan 

have been designed to retain patches of native 

grasses identified in the RE1 zones. 

Buffer needed to existing tip site (methane 

considerations) and proposed waste transfer 

station

In response to comments by the EPA a 500m 

buffer from the land fill site is provided, but 

should the findings of the Landfill Closure Plan 

(to be prepared by Council) nominate a lesser 

buffer, then the boundary of the R2 zone can 

be adjusted accordingly. 

The R5 large lot residential zone is utilised 

adjacent to the waste transfer station to allow 

for larger and deeper lots thereby enabling 

houses to be located further from the waste 

transfer station.  



Table 2 : Response to overview comments in Attachment A of the Bungendore Strategy

Advantages Comment

Steeper lands around knoll The Opportunities and Constraints Plan 

(Appendix F) indicates steeper lands around a 

knoll on the edge of the site extending into 

adjoining land. The land on the southern slopes 

of the knoll have a grade of between 1:7 to 1:10 

(14% to 10%) which are moderate and 

manageable for road gradients and larger lots 

(as proposed). The details of how to manage 

slope is a more detailed matter for development 

applications.

Development of higher lands would impact on 

rural viewshed

The rural viewshed we believe relates to views 

from the Kings Highway as other viewing 

opportunities of the site (in a rural context) are 

constrained. The views are distant as the Kings 

Highway is between 1.5km to 2km from the 

eastern part of the site. Landscape treatment in 

the RE1 zone adjacent to the railway line and 

street tree planting could be investigated to 

mitigate impacts.

Contains elements of class 3 agricultural lands 

according to DPI analysis

The land has been identified in the Bungendore 

Strategy for non-agricultural purposes 

(including open space and future residential) 

and not identified for agricultural purposes. 

This Planning Proposal is based upon the indicative layout plan attached at Appendix D. 
The extent of this master plan layout corresponds, in part, with the area identified in the 
Bungendore Strategy, however we consider the comments in Table 1 and commentary in 
Section 5.3 justify the proposed residential zone boundary. Further, we can see no 
rationale for the shape of the area indicated for rezoning in the Strategy, whereas the area 
proposed for development within this Planning Proposal is based on an objective 
assessment of the opportunities and constraints.

5. Is the planning proposal consistent with applicable state environmental 
planning policies?

Environmental Planning Instrument Consistency

SEPP 1 Development Standards The Planning Proposal will be incorporated into
the new Palerang LEP which will adopt the 
Standard Instrument and pursuant to 
compulsory Clause 1.9 SEPP 1 will not apply.

SEPP 14 Coastal Wetlands Not applicable

SEPP 15 Rural Landsharing Communities Not applicable

SEPP 19 Bushland in Urban Areas Not applicable

SEPP 21 Caravan Parks Not applicable

SEPP 26 Littoral Rainforests Not applicable

SEPP 29 Western Sydney Recreation Area Not applicable

SEPP 30 Intensive Agriculture Not applicable



Environmental Planning Instrument Consistency

SEPP 32 Urban Consolidation (Redevelopment 
of Urban Land)

Not applicable

SEPP 33 Hazardous and Offensive 
Development

Not applicable

SEPP 36 Manufactured Home Estates Not applicable

SEPP 39 Spit Island Bird Habitat Not applicable 

SEPP 44 Koala Habitat Protection Capable of consistency

SEPP 47 Moore Park Showground Not applicable

SEPP 50 Canal Estate Development Not applicable

SEPP 52 Farm Dams, Drought Relief and Other 
Works and Water Management Plan Areas

Not applicable

SEPP 55 Remediation of Land. Subject to further investigations 

SEPP 59 Central Western Sydney Economic 
and Employment Area

Not applicable

SEPP 62 Sustainable Aquaculture Not applicable

SEPP 64 Advertising and Signage Not applicable

SEPP 65 Design Quality of Residential Flat 
Development

Not applicable

SEPP 70 Affordable Housing (Revised 
Schemes)

The Planning Proposal will not contain 
provisions that would be inconsistent with, or 
hinder the application of the SEPP.

SEPP 71 Coastal Protection Not applicable

SEPP (Affordable Rental Housing) 2009 Not applicable

SEPP (Building Sustainability Index: BASIX) 
2004

Capable of consistency 

SEPP (Exempt and Complying Development 
Codes) 2008

The Planning Proposal does not contain 
provisions that would be inconsistent with, or 
hinder the application of the SEPP. 

SEPP (Housing for Seniors or People with a 
Disability) 2004

Capable of consistency

SEPP (Infrastructure) 2007 The Planning Proposal does not contain 
provisions that would be inconsistent with, or 
hinder the application of the SEPP. 

SEPP (Kosciuszko National Park-Alpine 
Resorts) 2007

Not applicable

SEPP (Kurnell Peninsula) 1989 Not applicable

SEPP (Major Development) 2005 Not applicable

SEPP (Mining, Petroleum Production and 
Extractive Industries) 2007

Not applicable

SEPP ( Penrith Lakes Scheme) 1989 Not applicable

SEPP (Port Botany and Port Kembla) 2013 Not applicable

SEPP (Rural Lands) 2008 The Planning Proposal is not considered to be 
inconsistent as the subject land has already 
been identified for future urban release within 
the Bungendore Strategy prepared for Palerang 
Council.



Environmental Planning Instrument Consistency

SEPP (SEPP 53 Transitional Provisions) 2011 Not applicable

SEPP (State and Regional Development) 2011 Not applicable

SEPP (Sydney Drinking Water Catchment) 
2011

Not applicable

SEPP (Sydney Region Growth Centres) 2006 Not applicable

SEPP (Three Ports) 2013 Not applicable

SEPP (Urban Renewal) 2010 Not applicable

SEPP (Western Sydney Employment Area) 
2009

Not applicable

SEPP (Western Sydney Parklands) 2009 Not applicable

6. Is the planning proposal consistent with applicable Ministerial Directions 
(s.117 directions)?

Section 117 Direction Consistency

1. Employment and Resources

1.1  Business and Industrial Zones Not applicable

1.2  Rural Zones The Direction applies, however the subject land 
has been partly identified for future residential 
development in the endorsed Bungendore Land 
Use Strategy and Structure Plan. The proposal 
is considered to be consistent with the 
Direction.

1.3  Mining, Petroleum Production and 
Extractive Industries

The Direction applies, however the subject land 
has been partly identified for future residential 
development in the endorsed Bungendore Land 
Use Strategy and Structure Plan. The proposal 
is considered to be consistent with the 
Direction.

1.4  Oyster Aquaculture Not applicable

1.5  Rural Lands The Direction applies, however the subject land 
has been partly identified for future residential 
development in the endorsed Bungendore Land 
Use Strategy and Structure Plan. The proposal 
is considered to be consistent with the 
Direction.

2. Environment and Heritage

2.1  Environment Protection Zones Capable of consistency. Three small pockets of 
native grassland areas have been identified on 
site and two of those remnant pockets are 
retained in the RE1 zone.

2.2  Coastal Protection Not applicable

2.3  Heritage Conservation Capable of consistency, subject to further 
investigations. 

2.4  Recreation Vehicle Areas Capable of consistency



Section 117 Direction Consistency

3. Housing, Infrastructure and Urban 
Development

3.1  Residential Zones The subject land has been identified for future 
urban release in the Bungendore Strategy and 
therefore proposed for future residential 
development. The Planning Proposal can 
incorporate appropriate provisions to ensure 
consistency with the Direction. 

3.2  Caravan Parks and Manufactured Home 
Estates

Capable of consistency

3.3  Home Occupations Capable of consistency

3.4  Integrating Land Use and Transport Capable of consistency

3.5  Development Near Licensed Aerodromes Not applicable

3.6  Shooting Ranges Not applicable

4. Hazard and Risk

4.1  Acid Sulfate Soils The land is not mapped as having a probability 
of containing acid sulfate soils. Not applicable.  

4.2  Mine Subsidence and Unstable Land Not applicable

4.3  Flood Prone Land Capable of consistency

4.4  Planning for Bushfire Protection Capable of consistency

5. Regional Planning

5.1  Implementation of Regional Strategies -
Sydney Canberra Corridor Regional Strategy

The SCCRS only supports new settlements and 
housing in areas that are or will be identified in 
the final versions of the certain local strategies 
(once endorsed by the Director-General of the 
Department of Planning) including the Land 
Use Strategy and Structure Plan for 
Bungendore. The Planning Proposal is 
consistent with the Direction in this regard. 

5.2  Sydney Drinking Water Catchments Not applicable

5.3  Farmland of State and Regional 
Significance on the NSW Far North Coast

Not applicable

5.4  Commercial and Retail Development along 
the Pacific Highway, North Coast

Not applicable

5.5  Development in the vicinity of Ellalong, 
Paxton and Millfield (Cessnock LGA) 

Revoked 18 June 2010

5.6  Sydney to Canberra Corridor Revoked 10 July 2008. See Direction 5.1

5.7  Central Coast Revoked 10 July 2008. See Direction 5.1

5.8  Second Sydney Airport: Badgerys Creek Not applicable

5.9 North West Rail Link Corridor Strategy Not applicable

6. Local Plan Making

6.1  Approval and Referral Requirements Capable of consistency

6.2  Reserving Land for Public Purposes Capable of consistency

6.3  Site Specific Provisions Not applicable



Section 117 Direction Consistency

7. Metropolitan Planning

7.1  Implementation of the Metropolitan Plan for 
Sydney 2036

Not applicable

5.3.3 Environmental, Social and Economic Impact 

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

Much of the site has already been cleared and studies undertaken to date conclude that it 
appears to have little or no environmental value, except for relatively small areas of native 
grassland. Kevin Mills & Associates has undertaken further flora and fauna assessment 
including the native grasslands. A copy of the assessment is attached at Appendix C. 
Kevin Mills & Associates has assumed that the White Box – Yellow Box – Blakely’s Red 
Gum Woodland endangered ecological community (EEC) is likely to have covered the 
upper parts of the study area, noting that the study area includes land outside the subject 
site. Under the Final Determination from the Scientific Committee, the grassland 
understory is still part of the endangered community even where the trees have been 
removed. 

Kevin Mills & Associates has identified three areas of native grassland within the area 
proposed for development, all of which are less than 1ha in size and having site quality 
scores of one or zero – refer to Appendix C Table 1.  They are not considered worthy of 
retention.  

The areas worthy of retention are labelled NBUN04, 05 and 06.  NBUN05 (adjacent to the 
railway corridor) and NBUN06 (adjacent to the southern boundary) are captured in the 
proposed RE1 zones.

NBUN03 is proposed to be zoned R2.  Its retention in an open space area (or non-
residential) zone does not make sense in terms of urban structure and potentially creates 
too many small areas of open space that would increase maintenance costs for Council 
when such lands are transferred. 

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

Parts of Elm Grove outside the subject site have been identified as having high visual 
impact in the Bungendore Land Use Strategy and Structure Plan, 2010 and the 
Bungendore Indicative Analysis and Structure Plan, March 2006 prepared by GMU. The 
Bungendore Strategy identifies parts of the subject site as residential subject to further 
investigation and the remainder as open space expansion opportunities. The Bungendore 
Indicative Analysis and Structure Plan prepared by GMU notes that retaining areas of high 
visual exposure as open space would be untenable for Council given their size and
associated maintenance costs.  A residential zone is therefore proposed.

Small pockets of native grassland (as discussed in the response to Question 8) have also 
been identified and are retained where logical in the context of any urban structure and 
avoiding too many small pockets of open space which will increase maintenance costs for 
Council. 

The land has also been identified as Class 3 Agricultural Land. However, the majority of 
land surrounding Bungendore is Class 3. Therefore if future residential demand is to be 
accommodated around Bungendore, there would need to be an acceptance that some 
Class 3 land would be required to achieve this objective. In this regard, the land has been 
identified in the Bungendore Strategy as future residential (subject to environmental 



investigations) and potential open space. The subject site has not been identified to be 
retained for agricultural purposes in the Bungendore Strategy. 

There is some risk from bush fires but this risk can be managed through appropriate 
design. Bush fire mapping has not been undertaken at this stage, and can be undertaken 
following the gateway determination. The results of such mapping would inform the 
preparation of bush fire maps to accompany the draft LEP. 

The Bungendore Strategy identified the need for a buffer around the existing Council land 
fill and waste transfer station. We note that the land fill will shortly be decommissioned and 
replaced with the waste transfer station. The Landfill Closure Plan being prepared by 
Council can inform the Planning Proposal, and this constraint should not need to be the 
subject of a separate study.

9. How has the planning proposal adequately addressed any social and 
economic effects?

The social and economic benefits of the proposal have been addressed in answer to 
Question 3.

There are no known items or places of European or Aboriginal heritage, and it is expected 
that these matters will be investigated once the gateway determination has been made.

5.3.4 State and Commonwealth Interests 

10. Is there adequate public infrastructure for the planning proposal?

The Planning Proposal will include provision of water supply and sewerage services. No 
investigations have yet been undertaken for electricity or telephone but it is expected that 
these services can readily be extended, given the proximity of the site to Elmslea Estate.

There is an existing primary school in Bungendore.

It is not likely that Bungendore will support major shopping and community facilities, even 
after the proposed development is completed.

The Planning Proposal and the RE1 zone along the eastern boundary will connect with the 
existing open space corridor adjacent to the railway line. The proposed RE1 zone will allow 
for the extension of the pedestrian and cycleway through the open space corridor.

11. What are the views of State and Commonwealth public authorities consulted 
in accordance with the gateway determination?

Consultation with the relevant State and Commonwealth public authorities can be 
undertaken in conjunction with the exhibition of the Planning Proposal following the 
Gateway Determination. 

5.4 Part 4 – Maps
A draft Zoning Map has been prepared and is attached at Appendix E which has been 
prepared having regard to the adjoining land zones of the existing Elmslea Estate 
immediately to the south as illustrated in the exhibited copy of the draft Palerang LEP 
2012. Height of Building, Floor Space Ratio and Lot Size Maps can be prepared after 
Gateway Determination and again they can have regard to the building heights and FSR 
controls applying to the Elmslea Estate as contained in the draft Palerang LEP 2012. 

5.5 Part 5 - Community Consultation 

Public consultation will take place in accordance with the Gateway Determination when 
made and in accordance with Sections 56 & 57 of the Environmental Planning and
Assessment Act 1979. This will involve notification of the Planning Proposal for a period of 
14 days: 

On Palerang Council’s website.



Publication in local newspapers.

Writing to adjoining landowners and relevant community groups in the immediate 
vicinity of the site. 

5.6 Part 6 – Project Timeline

The Gateway Determination will set the time line for completion of the LEP which is 
typically 9 months from the week following the date of the Gateway Determination. 

6 Conclusion 
ELD owns a significant site which is identified in Palerang Council’s Land Use Strategy and 
Structure Plan showing potential for residential development. 

ELD requests that the subject site be rezoned to permit residential development. In order 
to support this Planning Proposal an indicative subdivision layout plan has been prepared 
for the site, based on detailed analysis of the constraints and opportunities. 

This Planning Proposal has demonstrated that the proposal is consistent with the relevant 
strategies and is not inconsistent with applicable environmental planning instruments or 
Section 117 Directions. 

The site is in a single ownership, providing opportunities for the implementation of a 
coordinated and comprehensive approach to planning and developing the site.  
Proceeding with a Planning Proposal and the residential zoning of the land will have the 
potential to deliver a number of community benefits as set out below:

There is demand for detached housing in a rural village setting proximate to 
Queanbeyan and Canberra and this proposal will help to satisfy such demand;

The proposal will satisfy a demand for greenfield lots, which will otherwise not be 
available in Bungendore;

The proposal will provide additional population within Bungendore, thereby 
supporting retail and other services in the village;

The proposal will reduce the pressure to redevelop lots within the existing village 
which could alter the character and ambience of the village;

The new development can provide significant early funding for the new water supply 
and sewerage infrastructure and will assist in reducing Council’s borrowing;

The development will be based on a well thought out master plan. The community 
will benefit from the coordinated approach to the development and the consistent, 
efficient planning;

The rezoned area will be an extension to the urban village and will not be an 
isolated community; and

The development will result in increased economic activity, both during its 
construction and as its residents occupy their houses and contribute to activities in 
the village.

We therefore recommend that Council support the Planning Proposal. We would welcome 
the opportunity to further discuss this proposal with Council or the Department of Planning 
and Environment.
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Kevin Mills & Associates (2010). Flora and Fauna Assessment, North Bungendore, Palerang Council. Report 
prepared for Don Fox Planing, Pennant Hills, December. 

Kevin Mills & Associates 
Ecological and Environmental Consultants 
12 Hyam Place 
Jamberoo NSW 2533 
ABN 346 816 238 93 

Ph: (02) 4236 0620 or 0419248094 
Email: k.mills@bigpond.net.au 

Cover Photograph: View of the eastern part of the study area. The exotic Scotch Thistle, shown in the 
foreground, is prominent across most of the study area; the land beyond the dam has recently been 
ploughed. 
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