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P A R T   O N E 
INTRODUCTION 

 
 
1.1 Citation (Name of the Plan) 

 
 This plan shall be cited as Development Control Plan No. 52 - Development 

Planning and Subdivision Guidelines for Bundanoon. 
 
1.2 Land to which Plan applies 
 
 This Development Control Plan applies to land edged with heavy black lines on 

Map 1 (Location Plan).  The plan specifically applies to the 5 ‘precincts’ as 
numbered on the location plan. 

 
1.3 Aim/Purpose of the Plan 
 

The Bundanoon town area will come under increasing pressure for subdivision as 
other land development opportunities in the Shire continue to be taken up.  
Located on the northern fringe of Morton National Park, the township has a well 
established mixed indigenous and exotic vegetated landscape and a “village” 
architectural scale and character – as reflected in the older residential 
neighbourhoods. 
 
There has been a recent trend for new subdivisions to take on a more “suburban” 
character and style and in some places has led to precincts that are inconsistent 
with the form and character of “older Bundanoon”. E.g. lack of linkages and 
access, removal of native vegetation and suburban street lighting. 
 
The aim of this Development Control Plan then, is to encourage an improved 
“place fit” for new subdivisions in the Bundanoon township. 

 
 More specifically: 

·  To clearly set out Council’s general requirements for the residential 
subdivision of certain lands in Bundanoon and to outline planning outcomes 
expected from the subdivision. 

 
·  To establish specific requirements for certain areas in Bundanoon where an 

integrated and coordinated planning approach is required to the subdivision 
of nominated parcels of land. 

 
·  To advise the community of the likely delays to future development 

(residential, commercial and other) due to sewerage disposal constraints. 
 
1.4 Commencement 
 

This Development Control Plan (DCP) has been prepared in accordance with 
Section 72 of the Environmental Planning and Assessment Act, 1979 and the 
Environmental Planning and Assessment Regulation 2000. 

 
This DCP came into force on 21st May 2003 in accordance with Clause 21 of the 
Environmental Planning and Assessment Regulation 2000. 
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1.5 Associated Local Planning Instruments and relationship with other Plans 
 

·  Wingecarribee Local Environmental Plan (LEP) 1987 (ie the Shire Plan) 
·  Wingecarribee Our Future Strategic Plan 2002. 
·  DCP No 12 – Off Street Car Parking, Loading Facilities and Vehicular 

Access Code. 
·  DCP No. 16 – Rural and Residential Development Standards. 
·  DCP No. 39 – Energy Smart Homes 
·  DCP No. 41 – Development and Subdivision – Engineering Standards and 

Planning Guidelines. 
 
 This Plan has been prepared in accordance with, and to satisfy the requirements 

of the Environmental Planning and Assessment Act 1979 and Environmental 
Planning and Assessment Regulation 2000. 

 
 Where there is any inconsistency between this DCP and any environmental 

planning instrument (ie State Environmental Planning Policy, Regional 
Environmental Plan or Local Environmental Plan), that applies to the land, the 
provisions of the environmental planning instrument shall prevail. 

 
1.6 Application of the Development Control Plan 
 
 Council will take the provisions of this DCP into consideration in determining land 

use applications for development for the purposes of residential subdivision for 
certain parcels of land in Bundanoon.   Compliance with the provisions of this 
plan does not necessarily imply that Council will consent to an application. 

 
 Council may consent to an application that departs from the provisions of this 

plan.  Where applications seek to depart from the provisions of this plan, they 
must be accompanied by a full written justification. 

 
 In establishing precinct plan planning guidelines it must be recognised that these 

guidelines are designed to provide general planning guidelines and direction only. 
The subdivision design indicates the preferred approach rather than the detailed 
resolution.  It should be noted that the preferred approaches to various precincts 
illustrated in this plan have been established without comprehensive geotechnical 
and hydrological data, services infrastructure and traffic planning and detailed 
survey information. 

 
1.7 Aims and objectives of the Plan 
 
 The aim of this Plan is to co-ordinate physical and certain infrastructure planning 

to cater for the future residential development of the subject lands.  It also will 
ensure that this residential development and land use address Ecologically 
Sustainable Development (ESD) planning principles. 

 
 Council has the following objectives for the subdivision guidelines for Bundanoon. 
 

·  To provide physical planning guidance and preferred outcomes for a 
number of specific parcels of land. 

·  To develop road and pedestrian movement and traffic management 
principles and linkages and preferred lot patterns for the lands. 

·  To protect environmental values and biodiversity both within and 
external to the lands under consideration. 
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·  To minimise social, physical, traffic and environmental impacts of the 

subdivisions on the local community. 
·  Maximise the level of residential amenity for the new subdivisions. 
·  To make specific provision for the management of existing native 

vegetation (and particularly areas where there is the occurrence of 
Ecologically Endangered (vegetation) Communities.)  

·  To manage stormwater runoff in order to protect the water quality of 
receiving water and reduce land degradation. 

·  To ensure an appropriate fit of the new areas of subdivision within the 
existing physical fabric of the town 

 
This plan also aims to advise and provide details on the likely delays in gaining 
development approval due to the constraints associated with the capacity of the 
sewerage system 
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P A R T   T W O 
BACKGROUND 

 
 
2.1 The Bundanoon Town Plan 
 

A planning document for Bundanoon titled “Bundanoon Town Plan” was prepared 
by the Strategic Planning Branch in July 1997.  This document analysed the 
existing environment and infrastructure, and planning constraints and 
opportunities in regard to the town, and provided a series of recommendations to 
guide future growth. 

 
The Town Plan addressed the future growth potential of the town in regard to 
both infill development and large blocks of land available for future subdivision for 
residential purposes.  The Wingecarribee Our Future Strategic Plan (adopted 
October 2002) identified the potential for over 450 additional residential lots and 
about 150 medium density units in the town. 

 
2.2 Current Development Pressures 
 

Strong development pressure is now being experienced on vacant residential 
zoned land areas throughout the Shire.  A number of subdivisions have been 
recently approved for Bundanoon and some are in the process of being assessed 
by Council.  There is a high demand for vacant residential lots in Bundanoon. 

 
There is the longer term potential for this developable land to generate a 
significant population increase.  These developments will impose significant 
impacts on infrastructure, particularly sewerage and local road networks.  In 
terms of sewerage augmentation Council has recognised this need and has 
recently agreed to an interim strategy for upgrading the Bundanoon sewerage 
system.  These works will be funded from developer contributions collected for 
the Bundanoon sewerage system. 

 
Land zoned for and potentially available for residential subdivision is generally 
located on the edges of the town boundaries. Some of the subdividable land is in 
areas of potential environmental sensitivity.  For example the land in the north 
east corner of the town bordered by Erith Street and an extension of Blue Gum 
Road has significant tree cover which may be part of an endangered ecological 
community (Southern Highlands Shale Woodlands).  This land area also has 
multiple ownerships and is zoned residential 2(a) (minimum 2000 sq/m lots).  
Other areas with potential for residential subdivision may also have 
environmental and other constraints. 

 
2.3 Need for a Development Control Plan 
 

There is a need for Council to adopt a pro-active approach to future development 
in the town by providing development guidelines to achieve the objectives as set 
out in 1.7 of this DCP. 
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As noted earlier there are a number of significant new residential subdivision 
proposals about to be brought to Council for consideration.  In addition there is 
an opportunity to provide clear development guidelines and to outline planning 
outcomes to better integrate these new residential areas into the existing 
infrastructure and landscape setting of the town. 
 
In particular there is an immediate need to provide an innovative and coordinated 
approach to the development of the Blue Gum Road/Erith Street land parcel to 
avoid multiple cul de sac roads which is the usual outcome resulting from the 
subdivision of individual lots each under single ownerships. 

 
2.4 Background changes to the LEP and Implications of the Strategic Plan 
 

Council is currently reviewing its Local Environmental Plan 1989 (LEP) and has 
recently endorsed a comprehensive planning study and an associated detailed 
Strategy (Wingecarribee Our Future Strategic Plan, 2002) which will form the 
basis of the proposed amendments to the LEP for the whole of the shire. 
 
This Strategic Plan foresees an amended LEP that includes a new zoning 
framework based on ecological settings and values.  All areas considered in this 
DCP for residential subdivision are contained within the “Urban Ecological 
Setting” as set out in the Wingecarribee Our Future Strategic Plan.  In addition 
areas with potentially significant ecological resources are also identified in the 
Strategic Plan. 
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P A R T   T H R E E  
GENERAL SUBDIVISION REQUIREMENTS 

 
 
3.1 Relationship to DCP No. 41 (Development and Subdivision Engineering 

Standards and Planning Guidelines) 
 
 This DCP takes account of all the provisions contained in DCP No. 41.  DCP No 

41 outlines the approval process including application and assessment 
requirements and mandatory engineering standards that are to apply to all 
subdivisions within the Shire.  There is also a section on subdivision design 
principles which must be followed. 

 
 In addition to the requirements contained in DCP 41 this DCP requires that the 

applicant address additional requirements for Bundanoon and special provisions 
for certain identified precincts. 

 
3.2 Level of Assessment and Information Requirements 
 
 The level of assessment and information required to satisfy the Subdivision 

Development objectives in Clause A of DCP 41 would vary depending on the 
particular subdivision proposal. 

 
·  For subdivisions of five (5) or less new allotments, a site analysis and 

Statement of Environmental Effects will generally satisfy the above 
objectives.  Applications for this scale of development will be required to 
consider the detailed provisions of Appendix One (Subdivision Design 
Principles) of DCP 41. 

 
·  For subdivisions greater than five (5) new allotments a detailed assessment 

(Review of Environmental Factors) shall be submitted that considers in full 
the objectives and outcomes stipulated in Appendix One. 

 
3.3 Site Analysis 
 

Site analysis is the process of establishing, assessing and mapping the 
significant characteristics of the development site and of the site’s immediate and 
broader context.  This analysis should cover issues such as: 
 
·  Topographical and physical features; contours, slope 
·  Landscape/vegetation – tree cover, details of existing vegetation 
·  Special environmental features such as Threatened Species habitat, 

Endangered Ecological Communities, endangered species, wetlands etc 
·  Items of cultural heritage, relics, Aboriginal heritage 
·  Roads, access points, parking, traffic routes, traffic management devices 

etc 
·  Linkages; open space networks, pedestrian/cycle paths etc 
·  Microclimate; solar orientation, shading, winds, rainfall etc 
·  Views/vistas/visual assessment; to, from and within the site 
·  Hydrology; drainage lines, water features, dams, flooding, drainage 

constraints etc 
·  Easements; services, roads 
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·  Bushfire management issues 
·  Existing infrastructure; services (electrical, communications, water supply, 

sewerage, stormwater, gas etc) 
·  Existing buildings and structures 

 
3.4 Provisions of Open Space 
 

Council’s 1993 Open Space and Recreation Developer Contributions Plan 
identified the need for more neighbourhood playgrounds in Bundanoon.  Council 
plans on residents having access to playgrounds within about a 500 metre radius. 
 
It is proposed to provide small children’s playgrounds and recreation facilities in 
Precinct 1, Precinct 5 and in the vicinity of Precinct 3. 
 

3.5 Bushfire Protection 
 
 Subdivision planning and design must conform to the requirements of the 

document Planning for Bushfire Protection, December 2001 produced by the 
NSW Fire Service.  Local bushfire risk assessment issues must be addressed. 
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P A R T   F O U R 
SPECIFIC SUBDIVISION DESIGN PRINCIPLES AND 

REQUIREMENTS FOR BUNDANOON 
 
 
4.1 General 
 

Most of the parcels of land in Bundanoon available for subdivision are located 
near to the edges of the town.  As a consequence, they often have varying 
amounts of remnant native vegetation and other environmental values.  Existing 
stormwater drainage needs to be carefully managed to avoid downstream 
pollution problems particularly on the southern side of the town which forms part 
of the catchment of Morton National Park. 

 
4.2 Design Principles 
 
 The following design principles are to be specifically addressed (in addition to 

requirements of DCP No 41) in any proposal for residential subdivision in 
Bundanoon. 

 
·  The provision of subdivisions that relate to and are compatible with the 

existing adjacent road networks, and that maintain and create landscape 
qualities that are sympathetic in character with Bundanoon. 

·  The integration and co-ordination where appropriate of the planning of 
various subdivision parcels to maximise amenity and access, and to 
provide logical and unified road and pedestrian networks. 

·  The provision in some instances of an integrated road and pedestrian 
pattern over multiple ownerships to provide for appropriate traffic 
management (ie to reduce the number of intersections with distributor 
roads to satisfy traffic engineering requirements, to deter high traffic speeds 
and to maximise linkages between access roads. 

·  Provision of some level of flexibility in lot size design and size to ensure the 
protection of significant environmental values and particularly existing 
stands of native vegetation. 

·  The avoidance of multiple individual cul-de-sac access arrangements to 
subdivision parcels where possible. 

·  Maximise pedestrian and vehicular connectivity within subdivisions and to 
surrounding roads and neighbourhood areas. 

·  Maximise pedestrian and cycle accessibility generally and ensure 
integration with surrounding pathway networks. 

·  Make allowance for staged/incremental subdivision development to occur 
based on individual ownership parcels and ensure provision is made for 
future connections (roads, pathways and open space). 

·  The provision of controls for the design and siting of street lighting to retain 
night sky qualities and avoid light spillage, but satisfy safety requirements. 

·  Take advantage of available views and vistas. 
·  Minimise the visual impact of subdivision development when seen from 

external viewpoints. 
·  Maximise solar access and energy efficiency opportunities for future 

building design and site layout (private open space, overshadowing etc.)  
Refer DCP No.39. 
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4.3 General Ecological and Biodiversity Principles 
 

The following guidelines should be observed to ensure the maintenance of 
biodiversity in the area: 
 
�  Maintain and where possible increase the current area of native bushland 

and maintain the natural species diversity as far as possible. 
�  Minimise disturbance to existing streams, wetlands and drainage lines and 

maintain where possible, predevelopment surface and groundwater flows. 
�  Retain and enhance habitat corridors that will contribute to the long term 

survival of native fauna and flora species in the area. 
�  Implement weed control and management measures. 

 
4.4 Endangered Ecological Communities 
 
 The Bundanoon area contains a number of ecological (vegetation) communities 

each based on different soil types.  The predominant vegetation community is 
Bundanoon Sandstone Woodland which occurs in the southern and western 
edges of the town.  There are pockets of woodland on basalt soils (Robertson 
Basalt Tall Open Forest) and remnant stands of Southern Highlands Shale 
Woodland on clay soils based on Wianamatta Shale.  These communities occur 
principally on private land and are present on several of the parcels (precincts) 
for potential residential subdivision considered under this DCP. 

 
 The Southern Highlands Shale Woodland and the Robertson Basalt Tall Open 

Forest have been listed by the NSW Scientific Committee as Endangered 
Ecological Communities under the Threatened Species Conservation Act 1995.  
The Southern Highlands Shale Woodland includes vegetation ranging from open 
forest to woodland and scrub but tends to be predominantly woodland. 

 
 Where a development proposal is likely to have a significant effect on threatened 

species, populations or ecological communities, a species impact statement must 
be submitted with the development application.  The criteria for determining 
whether there is likely to be a significant effect is contained in section 5A of the 
Environmental Planning and Assessment Act 1979 (commonly referred to as the 
“8 point test”). 

 
 A precautionary approach is to be adopted when assessing applications and 

there is a need for the “eight point test” to be conducted where vegetation 
removal is to be considered.  The provisions of the Native Vegetation 
Conservation Management Act, 1997 also applies. 
 

4.5 Subdivision Design Issues 
 

Areas and precincts available for residential subdivision covered by this DCP 
encompass three existing zones in the LEP (and as prescribed by DCP 16) 
 
2(a1) Minimum lot size 4000m2, minimum primary building setback of 20m 
2(a) Subzone E1 – minimum lot size 2000m2, minimum primary building 

setback of 15m 
2(a)  Subzone B1 – minimum lot size 700m2, minimum primary building 

setback of 8m 
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Subdivision of areas with larger lots (2(a1) and 2(a) E1) provide greater flexibility 
for the location of future houses to maximise solar access and to provide 
opportunities for the retention of existing vegetation. 
 
Subdivision and lot design should in particular: 
 
·  Allow for minimal disturbance to existing landforms and natural features 

(eg drainage lines, vegetation etc). 
·  be configured to minimise the need for cut and fill. 
·  keep existing stands of vegetation as intact as possible. 
·  protect riparian vegetation 
·  provide for adequate stormwater management (this includes ensuring 

that lots directly fronting bushland to have on site drainage controls to 
prevent nutrient and erosion impacts on the bushland). 

 
4.6 Development Flexibility 
 

Council may consider on merit, some minor variation to minimum lot sizes in 
certain subdivisions to balance the creation of larger lots in order to achieve 
environmental outcomes such as the preservation of significant areas of native 
vegetation, or improved traffic management. 
 
Minor variations to lot sizes will only be granted when Council has made an 
assessment of the suitability of the land to accommodate a reduction in lot size. 

 
4.7 Specific Vegetation Management Guidelines 
 
 Council may provide detailed vegetation management guidelines for each 

development precinct. 
 
4.8 Sydney Water Catchment Issues 
 
 In accordance with Sydney drinking water catchment protection legislation, 

Council must take the following matters into account when considering proposals 
for residential subdivisions within the Shire: 

 
�  Whether water quality will be maintained or improved as a result of the 

development 
�  Whether the water quality management practices proposed will be 

sustainable in the long term, and 
�  Whether the development will be compatible with relevant water quality 

objectives and standards for the hydrological catchment when adopted by 
Government. 

 
 Depending on the nature, location and scale of the subdivision, the Sydney 

Catchment Authority may be required to be involved in the approval process. 
 
4.9 Consultation with NSW National Parks and Wildlife Service. 
 
 It is essential that NPWS be given the opportunity to make formal comment on 

subdivision proposals for precincts which are in close proximity to Morton 
National Park or which have high environmental values (eg. substantial areas of 
native bushland etc.) 
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4.10 Heritage Considerations 
 

Council shall require the developer to undertake an Aboriginal, European and 
Natural Heritage Assessment of the development site to identify any potential 
heritage items and to assess their significance. 
 

4.11 Subdivision/Estate signage and entrances 
 

Council is mindful of its responsibility to encourage the integration of new 
residential areas and residents into existing communities, hence Council wish to 
discourage the use of entrance signage into new subdivisions that may 
segregate and isolate the new residents (ie. exclusive estates).   

 
Council have also identified maintenance issues regarding the location and 
construction of entrance signage to estates on Council reserves (road and 
parkland).  To this end, Council will only grant permission to Developers to 
construct such entrance signage including permanent walls etc on both private 
and public land in extreme circumstances. 

 
Where such signage is to be located on public (Council) land, Council shall 
condition the consent to include the removal of the signage and regeneration of 
the site prior to when 10 lots are left to be sold. 

 
4.12 Community Input 
 

The Bundanoon Community is generally very interested in the future 
development of the town.  The town has existing Community Groups that may be 
able to benefit your development with local knowledge and Community liaison.  
Council encourage the developer to seek out these organisations for their input 
into the design process. 
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P A R T   F I V E  
PRECINCT SPECIFIC OUTCOMES 

 
 
5.1 Assumptions 
 

A series of potential subdivision layout patterns have been prepared for a number 
of significant precincts in Bundanoon with remaining subdivision potential.  They 
are meant to demonstrate broad road layout principles and an appropriate 
approach to the management of natural elements such as existing vegetation 
and drainage lines.  While they are shown as a guide only, any proposal to 
significantly vary the design approach taken by this DCP would have to be fully 
justified in the Land Use Application. 
 
The notional subdivision layouts have not been specifically assessed against 
detailed infrastructure design, traffic management etc.  These issues would need 
to be fully explored in any development application. 
 

5.2 Precinct 1 - Blue Gum Road/Erith Street   (Please see maps 2 & 3) 
 

Location:   
 
This precinct comprises a large triangular parcel of land of about 60 hectares 
located in the north-eastern corner of Bundanoon.  It is bounded by Blue Gum 
Road, Erith Street and the public lands associated with Bundanoon Oval and 
swimming pool and the existing residential developments of Lynne and Bindar 
Closes. The land is in multiple ownership with blocks either fronting Blue Gum 
Road or Erith Street.  Several blocks have frontages to both roads. 

 
 Zoning:  
 
 The land is zoned Residential 2(a) sub zone E1 that requires each new lot 

created by subdivision to have a minimum area of 2000m2.  A primary building 
setback requirement of 15 metres applies.  Council may consider a reduced 
setback to a minimum of 10 metres where the developer supplies full justification 
in terms of roadway vistas, retention of streetscape character and lot size variety. 

 
 Existing Conditions and Development: 
 
 Apart from the residential development fronting Erith Street and several houses in 

the north-western corner accessed from Blue Gum Road, the land is 
undeveloped.  A number of subdivisions, each with its own dedicated (single) 
access road have recently been approved in this area.  The land is generally 
open grassland with scattered eucalypts, farm shelter belts and planting around 
existing residences.  There are significant dense areas of native bushland, 
particularly in the north-western corner of the precinct. 

 
 Physical Characteristics: 
 
 The precinct is undulating in character and falls approximately 40 metres from 

east to west down Blue Gum Road.  The frontage to Erith Street, the local 
distributor road, is relatively flat with a small crest occurring about midway. 
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 There are two well-defined drainage lines which ultimately drain into Reedy 

Creek and then Paddy’s River.  These waters ultimately form part of the Sydney 
Drinking Water Catchment. 

 
 Drainage occurs across the site to the north west corner of Blue Gum Road and 

to a drainage line through the open area of the Jordan’s Crossing public open 
space.  There are several farm dams on the drainage lines. 

 
 A 150mm diameter sewer main crosses the site.  A pump station which requires 

upgrading is located in Blue Gum Road. 
 
 Development Potential: 
 
 Three recent subdivision approvals in the north eastern corner will yield a total of 

38 lots.  There is further potential for an additional 170 or so lots in this precinct 
subject to satisfying environmental constraints. 

 
 Constraints:  
 
 The principal constraint to development in this precinct is the need to retain and 

appropriately manage areas of special native vegetation (the Southern Highlands 
Shale Woodland endangered ecological community) and also to retain where 
possible other significant areas of trees, shelter belts etc.  Map 2 identifies these 
potential constraints. 

 
 There is also a requirement that any consolidated/integrated road pattern allow 

for the staging and incremental development of individual ownership parcels. 
 
 A major constraint to development is the provision of adequate sewerage 

services as detailed in Part 6 of this DCP. 
 
 Opportunities: 
 
 There is an opportunity to develop a road network to integrate the various 

individual land parcels currently zoned for residential subdivision to provide a 
convenient linked road network and maximise connectivity for traffic and 
pedestrians.  The proposed road network should also provide rational traffic 
circulation, minimise the number of road intersections and allow for the staging of 
the construction and development of individual development parcels.  

 
 There is also an opportunity to locate the roads away from major areas of existing 

vegetation to minimise disturbance to the endangered Shale Woodland 
community and to develop an integrated pedestrian network through the precinct 
that would link to existing pathways. 

 
 Preferred Road Pattern 
 
 The preferred road pattern is illustrated in Map 3. This proposed road layout 

option would allow for a temporary access to a parcel in one ownership to 
accommodate staged development.  Other features include: 

 
�  The provision of an access point to the consolidated subdivisions from Erith 

Street (and a second temporary access to the north east) and a single 
access from Blue Gum Road. 
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�  A road network that addresses the ownership of individual subdividable 

parcels, and takes into account as much as possible topography, existing 
vegetation and other natural features. 

�  A road network that provides good connectivity between the various land 
parcels, to discourage short cut trips from Erith Street to Blue Gum Road 
and to reduce traffic speed. 

�  A linked pedestrian network which follows existing drainage lines where 
possible. 

�  The potential for larger lots being created in order to retain and better 
manage areas of native bushland. 



Wingecarribee Development Control Plan No. 52 
Development Planning and Subdivision Guidelines for Bundanoon 

Page 16 

 
 
 



Wingecarribee Development Control Plan No. 52 
Development Planning and Subdivision Guidelines for Bundanoon 

Page 17 

 

 
 



Wingecarribee Development Control Plan No. 52 
Development Planning and Subdivision Guidelines for Bundanoon 

Page 18 

 
5.3 Precinct 2 – Railway Avenue/’Paper’ extension to William Street/Yuille Street 
 
 Location:   
 
 This precinct comprises a large rectangular parcel of land 26ha in area with a 400 

metre street frontage to Railway Avenue.   It also shares an eastern boundary 
with Yuille Street and a southern frontage to a paper extension of William Street.  
This extension forms an informal access track to Glow Worm Glen “Spring Hill”.  
It adjoins the Garland Road Nature reserve to the south and the Morton National 
Park in the south eastern corner. 

 
 Zoning:   
 
 This land is zoned residential 2(a1) with a minimum lot size form subdivision of 

4000m2.  There is a primary building set back requirement of 20 metres.   
 
 Under the Wingecarribee Our Future Strategic Plan, Council resolved to amend 

the Shire LEP to rezone certain parts of this land to part proposed Bushland 
Protection Zone and to make provision for special on site environmental controls 
to minimise potential for impacts on the adjoining Morton National Park. 

 
 Description:   
 
 The land is in single ownership and has a single dwelling accessed from Railway 

Avenue.  It is substantially cleared with some vegetation on the boundaries and 
contains water courses that drain into Dimmocks Creek which is in Morton 
National Park.  The Glow Worm Glen track is adjacent to the southern boundary.  
A new subdivision is currently being developed adjoining this precinct to the west. 

 
 Topographical/Physical Characteristics:   
 
 The land falls steeply from west to east (40 metres over 350 metres).  It also falls 

60m diagonally from the north western corner of Railway Avenue to the south 
eastern corner abutting Morton National Park.  There may be geotechnical 
issues. 

 
 Constraints to Development:   
 
 The site has a number of environmental and related issues which will constrain 

future residential subdivision.  These include: 
 

·  The presence of two Endangered Ecological Communities (Robertson 
Basalt Tall Open Forest and Southern Highlands Shale Woodland). 

·  Potential habitat value (as wildlife corridor) provided by the fingers of 
mature eucalypt dominated vegetation on the edges of the site, that 
connect to the vegetation in the adjoining Garland Nature Reserve and 
Morton National Park. 

·  Existing drainage lines which discharge into the catchment of Morton 
National Park via Dimmocks Creek.  These waters also ultimately form part 
of the Sydney Water Catchment. 

·  Stormwater Runnoff from the site has the potential to impact on Glow 
Worm Glen and the adjacent Creek.  More stringent requirements to those 
in DCP 41 may be required for this site having regard to its sensitivity. 

·  Relatively steep terrain particularly in the southern section of the site. 
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·  Maintaining important visual characteristics of the site, especially in terms 

of the significance of the entrance into Bundanoon.  There will be a need to 
assess the impact of direct access of lots off Railway Avenue and the 
removal of any vegetation along its frontage. 

·  Possible geotechnical issues which need to be addressed. 
·  The proximity of the access track to Glow Worm Glen and the Glen area 

itself to the site. 
·  The buffer function that the southern and the south eastern sections of the 

site currently provides to Morton National Park. 
·  The possible presence Aboriginal cultural artefacts and the need to consult 

with NSW NP&WS and the local aboriginal community. 
·  A major constraint to development is the provision of adequate sewerage 

services as detailed in Part 6 of this DCP. 
 
 Map 4 identifies some potential constraints over Precinct 2. 
 
 Special Considerations:  
 
 Subdivision planning must allow for the establishment of a buffer zone to the 

Morton National Park in the southern section of the site.  Council intends to 
rezone this section of the site to proposed Bushland Protection with provision for 
the development of  larger blocks (minimum size 8000m2). 

 
 Other particular issues which must be addressed include: 

·  Minimisation of soil disturbance 
·  Management and preservation of native vegetation 
·  Minimisation of changes to the natural hydrology 
·  Management of stormwater runoff quality. 

 
Preferred Road Pattern 
 
Council has no preference in this regard, the site analysis and geotechnical and 
vegetation studies will generally guide the development scenario. 
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5.4 Precinct 3 – Old Wingello/Ferndale Road and Grearsons Lane  
 
 Location:   
 
 This precinct is ‘L’ shaped with an area of about 24 hectares and approximately a 

1km street frontage to Ferndale Road and a 500 metre street frontage to Grearsons 
Lane.   It is surrounded by existing residential development off Nerrim Street and 
rural residential development to the north west.   

 
 Description and Zoning:   
 
 The land to the west of the precinct fronting Ferndale Road and Grearsons Land is 

made up of 5 separate large lots and is zoned residential 2(a) with a minimum 
subdivision lot size of 2000m2.  

 
 The land fronting Old Wingello Road is a more fragmented area of smaller lots with 

multiple owners and is zoned 2(a) with a minimum subdivision lot size of 700m2.   
 
 The precinct is substantially cleared with some vegetation on the Old 

Wingello/Ferndale Road boundary, following the drainage line, and as pockets of 
vegetation on the eastern boundaries of the site. The drainage line ultimately drains 
into Reedy Creek and then Paddy’s River and forms part of the Sydney Water 
Catchment. 

 
 Topographical/Physical Characteristics:   
 
 The precinct is gently undulating with a drainage line transversing most of the lots.  

No other details of this precinct are known at this stage.  
 
 Constraints to Development:   
 
 The site has a number of environmental and related issues which will constrain the 

development of a residential subdivision.  These include: 
 

·  The presence of a potentially endangered ecological community being 
Southern Highlands Shale Woodland, albeit an isolated pocket. 

·  There is also a requirement that any consolidated/integrated road pattern allow 
for the staging and incremental development of individual ownership parcels.  

·  A major constraint to development is the provision of adequate sewerage 
services as detailed in Part 6 of this DCP. 

 
 Development Potential/Opportunities: 
 

There is an opportunity to develop the site with a coordinated infrastructure approach 
to allow for connectivity between development areas to improve traffic and pedestrian 
management, safety and community interaction. 
 
Preferred Road Pattern 
 
Whilst Map 5 indicates a notional layout, the site analysis, relevant site studies and 
the staging of subdivision will generally guide the final development scenario.   
 
Council’s preference is for the existing drainage line to be part of the rear of individual 
subdivided lots and for one single crossing of this drainage line to provide access to 
developable land to the west. 
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5.5 Precinct 4 – Osborne Street south to Governors Street 
 
 Location:   
 
 A large rectangle shaped precinct of about 19 hectares in area with its main access 

to Osborne Street and Victoria Street.   It is surrounded by existing residential 
development on the north, east and western boundaries, with the Morton National 
Park to the South.   

 
 Description and Zoning:   
 
 The land made up of 4 separate lots, including one large lot of about 13ha.  The 

precinct is zoned Residential 2(a1) with a minimum subdivision lot size of 4000m2.  
Each lot is in separate ownership and has an existing dwelling house. 

 
 Topographical/Physical Characteristics:   
 
 The precinct is substantially cleared with vegetation corridors of Southern Highlands 

Shale Woodland along Governors Street and a pocket of Bundanoon Sandstone 
Woodland in the south eastern corner and along the eastern boundary. Scattered 
vegetation occupies the largest lot. 

 
 The precinct falls 60 metres in height from the north eastern corner to the south west.  

No other details of this precinct are known at this stage. 
 
 Constraints to Development:   
 
 The site has a number of environmental and related issues which will constrain 

residential subdivision, some are identified on Map 6.  These include: 
 

·  The presence of potentially endangered ecological community (Southern 
Highlands Shale Woodland) and Bundanoon Sandstone Woodland. 

·  The site appears to have only two practical means of access off Osborne Road 
and Governors Road.  

·  The primary access to this Precinct must be provided from Osborne or Victoria 
Street as Governors Road is not suitable as a main access route. 

·  The slope of the land in this precinct will be likely to necessitate further 
geotechnical investigation and erosion prevention measures to be 
implemented. 

·  There may be some conflict with Geotechnical issues with spring water and the 
disposal of stormwater on the site. 

·  A major constraint to development is the provision of adequate sewerage 
services as detailed in Part 6 of this DCP. 

 
 Development Potential/Opportunities: 
 

Land owners should liaise with each other to coordinate their infrastructure planning 
and provision to share/save costs and achieve a better outcome for the future 
residents of the precinct.  For example, the vicinity of the south western corners of 
the largest lot appears to the most suitable site for a sewer pump station which land 
owners in the precinct would share costs. 
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Preferred Road Pattern/Allotment Layout: 
 
While Map 7 indicates a notional road layout in this regard, the site analysis, relevant 
site studies and the staging of each development site will generally guide the 
development scenario.   
 
Council’s preference is for pedestrian access to be given to Governors Road to link 
with other neighbouring areas. 
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5.6 Precinct 5 – Penrose Road west of the Lucas Street intersection  
 
 Location:   
 
 This precinct is characterised by 2 separate development areas either side of 

Penrose Road.  The land north of Penrose Road is about 3 hectares in area and 
has the Main Southern Rail as its rear (northern) boundary.  The land to the south 
of Penrose Road is about 13 hectares in area. 

 
  Description and Zoning:   
 
 The land is zoned residential 2(a) with a minimum subdivision lot size of 700m2.  
 
 The majority of the precinct is substantially cleared with the exception of some 

lots in the south eastern corner that have remnants of the Southern Highlands 
Shale Woodland.  

 
 Topographical/Physical Characteristics:   
 
 No details of this precinct other than the likely existence of potentially significant 

vegetation are known at this stage. 
 
 Constraints to Development:   
 
 The site has a number of environmental and related issues which will constrain 

the development of a residential subdivision.  These include: 
 

·  The presence of a potentially endangered ecological community being 
Southern Highlands Shale Woodland. 

·  The land between Penrose Road and the Railway will have noise and 
vibration issues which will require investigation and likely design criteria for 
future dwellings. 

·  The precinct has some low lying areas that may present issues in the 
disposal of stormwater drainage. 

·  A major constraint to development is the provision of adequate sewerage 
services as detailed in Part 6 of this DCP. 

 
 Development Potential/Opportunities: 
 

The ownership pattern means that lots can be developed independently of one 
another in terms of traffic and other infrastructure.  However, the siting and 
immediate need for the sewer pump station near the south of the precinct will 
need to be investigated. 

 
Owners with land fronting Willis Street will need to coordinate easements to 
address the disposal of stormwater drainage in this area. 

 
Preferred Road Pattern/Allotment Layout: 
 
While Map 8 indicates a notional road layout, the site analysis, relevant site 
studies and the staging of each development site will generally guide the 
development scenario.  Council’s preference is to provide another access to 
Penrose Road to improve traffic flow and safety as indicated on Map 8. 
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PART SIX 
SPECIFIC REQUIREMENTS REGARDING 

SEWERAGE CONSTRAINTS 
 
 
6.1 Background 

 
Bundanoon’s rate of residential development since early 2003 has exceeded 
Council’s expectations.  Whilst initial infrastructure planning has been able to 
cope with these levels, the capacity of the existing sewerage scheme has raised 
concerns with council staff and overseeing state government agencies (eg. 
Sydney Catchment Authority, Department of Infrastructure Planning and Natural 
resources, the Department of Energy Utilities and Sustainability and the 
Environment Protection Authority). 
 
Councils adopted Sewerage Business Plan and Works Program identified a 
major upgrade of the Bundanoon sewerage treatment plant and associated works 
in 2006.  These works follow on from the recently completed $20M Northern 
Villages sewerage scheme, the upgrade of the Bowral sewerage treatment plant 
($8M) and the introduction of a new sewerage system for Robertson ($5M) which 
is currently under way.   
 
Each of these major upgrades and the new plant at Robertson involves 
substantial funding from both Council and the state government.  It is therefore 
difficult to ‘leap frog’ the timing identified in the works schedule to bring forward 
major works as funding is committed to other projects.  In addition, the lead times 
can be years for the design, land acquisitions, project scoping, liaison with 
government authorities, and writing and securing contracts etc. 
 
Council began the Bundanoon upgrade planning process in early 2003 and 
reported to Council in October 2003 the outcomes of the scoping study (options 
development and consideration). 
 

6.2 Action proposed by council  
 

Council resolved on 26th May 2004 to proceed with the preferred option of 
effluent re-use and undertake an Environmental Impact Statement to assess the 
impacts.  They also resolved to investigate other options of introducing flows 
back to Reedy Creek. 
 
The next steps and projected completion dates for stages to upgrade the system 
to address capacity constraints are: 
 

 Present Government consultation on design standards 
 October 2004  Complete Environmental Assessment 
 December 2004 Commence Detailed Design 
 October 2005  Complete design & specifications 
 January 2006 Tenders for construction  
 January 2007 Completion 
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6.3 Likely impacts should no action be taken 
 

The likely impacts should Council not undertake the proposed actions, would 
include sewerage overflows on the riverine system and the Sydney Drinking 
Water Catchment, as well as the likelihood of substantial fines from government 
agencies and long term risks to future project funding. 
 
The environmental impacts could vary from major to minor but could most likely 
include: 
 
·  Sewage overflows with water pollution, odour and health implications. 
·  Poorer quality of effluent water discharged from the treatment plant into 

receiving waters resulting in a decline in water quality, potential algal 
blooms and associated issues. 

 
6.4 Delays in assessing development applications 

 
New subdivision and/or medium density (including cluster housing) applications 
and received after 14th July 2004 will be deferred until such time as the upgrading 
of the sewerage system has been completed. 
 
Existing subdivisions and medium density applications (including cluster housing) 
held by Council will be assessed.  The construction of single dwelling houses on 
these approved areas and existing vacant residential lots will be permitted.  In 
addition, existing approvals and/or applications held by Council for all other 
development (eg. commercial) will be assessed and where approved permitted to 
be connected to the sewer system. 
 
All other connections to the existing sewer system will be delayed until the 
treatment plant and sewer system is upgraded. 
 
The programmed works to upgrade the capacity of the system is expected to be 
completed by January 2007.  Therefore delays will likely cease around the end of 
2006.  As the project continues this date will be monitored. 

 
6.5 Exemption from delays - criteria 
 

Development Applications received or approved prior to the date of the resolution 
of Council (14th July 2004) will be exempt from delays to connecting to the 
sewerage system where applicable. 
 
Council will consider applications for small subdivisions up to a maximum of four 
(4) blocks on merit received up until 1st August 2004. 
 
However, Council may consider an exemption where the proposed development 
does not connect to the sewerage system.  Exemptions can not be granted on 
the grounds of financial hardship or compassion, or by the temporary use of 
pump out sewer systems. 
 
Any alternative systems must have a natural or beneficial effect on water quality. 
 

 


