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8 December 2021 
 
 
Dear Panel Member, 

 
 
You are kindly requested to attend the Wingecarribee Local Planning Panel to be held in 
Nattai Room, Civic Centre, Elizabeth Street, Moss Vale on Wednesday 15 December 
2021 commencing at 3.30pm 
 
 
Yours faithfully 

 

 
 

Geoff King 
Director Communities and Place 
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6.1 8.2 Review of Determination DA 21/0208.01 - Demolition of Dwelling 
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Street, Mittagong ....................................................................................... 2 

6.2 Development Application 22/0222 - Stage 1A Upgrade to Eastern 
Precinct Arrival of the Bong Bong Common at Lot 22 DP 1225783, 
Moss Vale Road Burradoo ...................................................................... 67    

7. CLOSED COUNCIL 
Nil 

8. MEETING CLOSURE 
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Our Mission, Our Vision, Our Values  

 

OUR MISSION
To create and nurture a vibrant and diverse community growing 
and working in harmony with our urban, agricultural and natural 

environments

OUR VISION

OUR VALUES

Environment:  ‘A community that values 
and protects the natural environment 

enhancing its health and diversity’

Economy:  ‘A strong local economy that 
encourages and provides employment, 

business opportunities and tourism’

Leadership:  ‘An innovative and effective 
organisation with strong leadership’

People:  ‘A vibrant and diverse 
community living harmoniously, 

supported by innovative services and 
effective communication with Council’

Places:  ‘Places that are safe, 
maintained, accessible, sympathetic to 
the built and natural environment, that 
supports the needs of the community’

Integrity, trust and respect

Responsibility and accountability

Communication and teamwork

Service quality
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Council Chambers 
Recording and Webcasting of Wingecarribee Local Planning Panel 
Meetings 
 
This meeting is being recorded and webcast via Council’s website and a person’s image 
and/or voice may be publicly broadcast. Attendance at the meeting is to be taken as 
consent by a person to their image and/or voice being webcast. Any part of the meeting that 
is held in closed session will not be webcast. 
Council requests that everyone in attendance is respectful and uses appropriate language. 
All speakers should refrain from making any defamatory, discriminatory or offensive 
comments or releasing any personal information about another individual without their 
consent. Council accepts no liability for any damage that may result from defamatory, 
discriminatory or offensive comments made by persons attending meetings – all liability will 
rest with the individual who made the comments. 
Individuals acting in a disorderly manner can be asked by the Chairperson to leave the 
meeting under the Council’s Code of Meeting Practice.  
The recording will be available for viewing on the internet for 12 months and retained as a 
Council record. The recording is subject to copyright. 
The meeting must not be recorded by others. 
Please ensure that all electronic devices including mobile phones are switched to silent. 

The Council Chamber has 24 Hour Video Surveillance. 
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ACKNOWLEDGEMENT OF COUNTRY 

 
 

“Wingecarribee Shire Council acknowledge the Gundungurra and Tharawal people as the 
traditional custodians of this land we now call the Wingecarribee Shire. I pay my respect to 
Elders both past, present and emerging. I would also like to extend that respect to all 
Aboriginal and Torres Straight Islanders present here today.”  
 
 

APOLOGIES 
 
 
Nil at time of print.   
 

DECLARATIONS OF INTEREST 
 
 

101/3, 101/3.1 
 
The provisions of Chapter 14 of the Local Government Act 1993 regulate the way in which 
Panel Members and nominated staff of Council conduct themselves to ensure that there is 
no conflict between their private interests and their public trust.  
 
The Act prescribes that where a member of Council (or a Committee of Council) has a direct 
or indirect financial (pecuniary) interest in a matter to be considered at a meeting of the 
Council (or Committee), that interest and the reasons for declaring such interest must be 
disclosed as soon as practicable after the start of the meeting.  
 
As members are aware, the provisions of the Local Government Act restrict any member 
who has declared a pecuniary interest in any matter from participating in the discussions or 
voting on that matter and further require that the member vacate the Meeting.  
 
Council‘s Code of Conduct provides that if members have a non-pecuniary conflict of 
interest, the nature of the conflict must be disclosed. The Code also provides for a number 
of ways in which a member may manage non pecuniary conflicts of interest.  
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 6 DEVELOPMENT APPLICATIONS 

6.1 8.2 Review of Determination DA 21/0208.01 - Demolition 
of Dwelling and Construction of Boarding House at Lot 1 
DP 1251538, 14 Lousia Street, Mittagong  

Reference: DA21.0208.01 
Report Author: Consultant Town Planner 
Authoriser: Manager Development Assessment  
  

PURPOSE 
This report of this report is to consider a Review of Determination of Development 
Application 21/0208.01 which seeks development consent for the demolition of an existing 
dwelling and the construction of a Boarding House containing nine (9) single rooms, 
detached room, five (5) off-street car parking spaces, 2 motorcycle spaces and associated 
works at Lot 1 DP 1251538, 14 Louisa Street, Mittagong. The subject application was 
determined by way of refusal at the Independent Advisory Planning Assessment Panel on 5 
May 2021. 
 
 
Consultants: Jim Allman - Architect 
Applicant: Jim Allman 
Land owner: Nimish Patel 
Land zoning: R2 Low Density Residential 
Applicant’s estimated cost of proposed 
development: 

$458,228 

Notification period: 27 July – 28 August 2021 
Number of submissions: 5 submissions objecting to the Review of 

Determination 
Political donations: None identified 
Reason for referral to Panel: Review of Determination where original 

decision made by Independent Advisory 
Planning Assessment Panel 

 
 

RECOMMENDATION 
THAT the Local Planning Panel determines Review of Determination DA 21/0208.01 – 
Proposed demolition of an existing dwelling and the construction of a Boarding 
House containing nine (9) single rooms, detached room, five (5) off-street car parking 
spaces, 2 motorcycle spaces and associated works at Lot 1 DP 1251538 being 14 
Louisa Street, Mittagong by REFUSAL, subject to the recommended reasons for 
refusal specified in Attachment 1 to the report.  
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REPORT 

Executive Summary 
 

An 8.2 review of determination has been lodged by the applicant to the refusal of 
Development Application (DA) 21/0208.01 for the demolition of an existing dwelling and 
construction of a Boarding House at 14 Louisa Street, Mittagong. 
 

On 5 May 2021 the Independent Advisory Planning Assessment Panel considered the 
determination of the DA and resolved to refuse the application for the following reasons: 
 
1. The proposal will have an adverse impact on the heritage significance of the heritage 

conservation area and adjacent heritage item (clause 5.10 Wingecarribee LEP 2010); 

2. The proposed design of the development does not demonstrate compatibility with the 
character of the local area (Clause 30A SEPP) Affordable Rental Housing) 2009); 

3. The heritage statement is inadequate; 

4. The proposed built form is poor quality design and the plans contain multiple 
inconsistencies; 

5. The communal living room is inadequate for the number of living units and the 
communal living room does not address solar access requirements of the SEPP; 

6. The pattern of materials and colour palette are not defined on the plans; 

7. Both road frontages need to be defined by appropriate fencing and detailed landscape 
documentation; 

8. Hard surface carparking areas with nil setback to adjoining properties is an 
unsatisfactory outcome. 

 
The applicant has submitted additional information, including amended plans, Heritage 
Impact Statement and other supporting information to address reasons for refusal. (See 
Attachment 5) 
The review of determination was notified between 27 July and 28 August 2021 and 5 
submissions were received objecting to the application. 
Whilst the applicant has made improvements to the design, the proposed development is 
not supported for the following reasons: 

• The development is an overdevelopment of the site, in particular the proposed 
development does not comply with the minimum landscaped area requirements; 

• The proposed built form is too high and out of character with the existing built form 
within the surrounding area; and 

• The proposed development includes extensive hardstand within the front setback to 
both Louisa St and Leopold Lane. 
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Site Description and Locality 
 
The subject site (the site) is legally described as Lot 1 DP 1251538, and known as 14 
Louisa Street, Mittagong. 
 
The site is a corner lot with frontage to both Louisa Street (25.14m) and Leopold Lane 
(32.4m). 
 
The site is located within a R2 Low Density Residential zone under the LEP and is located 
within the Mittagong Heritage Conservation Area. 
 
The adjoining property to the north is a locally listed heritage item (I1488) (16 Louisa St) 
 
  
 Figures 1 and 2 illustrate the site’s location and context including detailing the walking 
distance of the subject site to the B2 zoned land. The walking distance to the B2 zoned land 
will be discussed further in the report. (see also Attachment 3). 
 
Figures 3 through to 7 provide context photos of the subject site and surrounding locality 
(see also Attachment 4) 
 

 
Figure 1: Locality Map with walking distance to B2 zone (Attachment 3 

(Source: Planning Portal)) 
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Figure 2: Aerial Photo of Subject Site (Attachment 3 (Source: Six Maps)) 

 
 

 
Figure 3: Photo of Subject Site Looking West towards Leopold Lane (Attachment 4 

(Source: Google Street view)) 
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Figure 4: Photo Looking South along Louisa Street (Attachment 4 (Source: Google 

Street view)) 
 
 
 
 
 
 
 
 

 
Figure 5: Photo of Subject Site (Attachment 4 (Source: Google Street view)) 
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Figure 6: Photo of Adjoining Heritage Item (Attachment 4 (Source: Google Street 

view)) 
 
 

 
 
 
 

 

 
Figure 7: Photo Looking East along Leopold Lane (Attachment 4 (Source: Google 

Street view) 
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Application for Review of Determination 

The applicant has lodged a Review of Determination under the provisions of Section 8.2 of 
the Environmental Planning and Assessment Act, 1979. 

Clause 8.2(1)(a) of the Environmental Planning and Assessment Act, 1979 states: 

“(1) The following determinations or decisions of a consent authority under Part 4 are 
subject to review under this division – 

(a) The determination of an application for development consent by a council, by a local 
planning panel, by a Sydney district or regional planning panel or by any person 
acting as delegate of the Minister (other than the Independent Planning Commission 
or the Planning Secretary)” 

Consequently, the purpose of this report is to consider a review of the determination having 
regard to the provisions of Section 4.15 of the Environmental Planning and Assessment Act, 
1979. 

The applicant has submitted additional information, including amended plans,  Heritage 
Impact Statement and other supporting information to address reasons for refusal. 

 

Description of Proposed Development 
 

The proposed development seeks development consent for the demolition of an existing 
dwelling and the construction of a Boarding House containing nine (9) single rooms, 
detached room, five (5) off-street car parking spaces, 2 motorcycle spaces and associated 
works. 

 
The boarding house consists of: 
 

• 9 self-contained rooms each with a bathroom/laundry, kitchenette, and single bed. 

• On the north-eastern corner of the building is a communal living area. 

• The individual rooms are located to the north and south of a central hallway running 
from the entry door on the eastern façade fronting Louisa Street. 

• Parking for 5 cars including 1 accessible space is provided fronting both Louisa 
Street and Leopold Lane. 

• 2 motorcycle parking spaces are provided 1 to each frontage. 

• Bicycle parking is provided fronting Louisa Street. 

• A garbage bin storage is provided fronting Louisa Street. 

• A shed/room with bathroom facilities is provided in the north west corner of the site. 
 



AGENDA FOR THE LOCAL PLANNING PANEL 
Wednesday 15 December 2021 
DEVELOPMENT APPLICATIONS 

 
 

Page | 9 

 
Figure 8: Proposed Site Plan (Attachment 2 (Source: Applicant)) 

 

Assessment:  Against Reasons for Refusal 
 
1. The proposal will have an adverse impact on the heritage significance of the heritage 

conservation area and adjacent heritage item (Clause 5.10 Wingecarribee LEP 2010); 

The applicant states: 
The amended application significantly modifies and improves the architectural 
appearance of the original proposal by echoing the form and scale of residential 
buildings constructed in the interwar period (1920 - late 1930’s). The building has 
distinctive features from this period including traditional gable detailing, bracketed 
awning roof projections over doubled sash windows, a traditional roof pitch (35 
degrees) and separate lower pitched verandah wrapped around the two street 
frontages. The use of plain galvanised roof sheeting also reflects the strong heritage 
response of the amended design and the bulk of the building has been deliberately 
broken up by significant articulation of the facades and stepped roof forms. All of these 
features reinforce the heritage theme of the streetscape and conservation area 
generally whilst responding sympathetically to the adjacent heritage item at 16 Louisa 
Street (on the northern boundary). These features can also be found on many nearby 
examples of other residential developments in the area. In comparison with both the 
existing building on the site and original development proposal, the current design is 
considered to contribute positively to the overall heritage setting and improve the 
quality of built form. 
Comment 



AGENDA FOR THE LOCAL PLANNING PANEL 
Wednesday 15 December 2021 
DEVELOPMENT APPLICATIONS 

 
 

Page | 10 

It is agreed that the amended application is an improvement in its design. However it 
is considered that the proposed development will still result in adverse environmental 
impacts on the heritage conservation area because the proposed development is: 

• An overdevelopment of the site, in particular the proposed development does 
not comply with the minimum landscaped area requirement; 

• Too high and out of character with the existing built form within the surrounding 
area 

• Unacceptable in respect of extensive hardstand within the front setback to both 
Louisa St, and Leopold Lane. 

 
2. The proposed design of the development does not demonstrate compatibility with the 

character of the local area (Clause 30A SEPP) Affordable Rental Housing (2009); 

The applicant states: 
The design of the amended proposal provides a residential scale and detailing which 
is entirely compatible with existing residential development in the area. The articulation 
of the facades and roof together with traditional detailing (roof pitch, materials and 
proportions) continues the strong residential development theme evidenced in the 
streetscape and positively contributes to the overall character of the area. 
Comment 
Firstly, it is noted that the applicant has submitted the DA and review of determination 
under the Affordable Rental Housing SEPP. As detailed in the assessment of the 
SEPP controls, it is considered that the subject site is not located within 400m walking 
distance of the B2 Local Centre and therefore Clause 30A technically does not apply. 
 

Notwithstanding, an assessment has been undertaken of the proposed development 
and its compatibility with the character of the local area. 
 
It is considered that the proposed development is not compatible with the character of 
the local area because: 

• The development is an overdevelopment of the site, in particular the proposed 
development does not comply with the minimum landscaped area 
requirements; 

• The proposed built form is too high and out of character with the existing built 
form within the surrounding area; and 

• The proposed development includes extensive hardstand within the front 
setback to both Louisa St and Leopold Lane. 

 
 

3. The heritage statement is inadequate 

 The applicant states: 
 The heritage statement thoroughly analyses the existing heritage setting of the area 

and the significance of the adjacent locally listed heritage item at 16 Louisa Street and 
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provides a detailed interpretation of the existing building, adjacent development, 
streetscape and predominant architectural forms. It then analyses the appropriateness 
of the heritage response of the proposed development to these features and gives an 
assessment of their success. It is our view that the revised statement more than 
adequately analyses the relevant heritage significance of the area and the proposal’s 
response. 

 Comment 
 The applicant has submitted a more detailed Heritage Impact Statement with the 

review of determination which is considered acceptable for the assessment of the 
review of determination. 

 
4.   The proposed built form is poor quality design and the plans contain multiple 

inconsistencies 

The applicant states: 

The amended proposal is highly detailed and carefully considers the architectural 
form, mass, scale and proportion in relation to the heritage setting of the site and 
adjacent development. Most importantly, the proposal responds positively to the 
existing streetscape, selection of materials and finishes to provide a high quality 
building which is a vast improvement architecturally compared the the existing 
building and the original proposal. All inconsistencies have been resolved on the 
amended proposal.  

Comment 

It is agreed that the amended application is an improvement in its design. However, it 
is considered that the proposed development will still result in adverse environmental 
impacts on the heritage conservation area because the proposed development is: 

• An overdevelopment of the site, in particular the proposed development does 
not comply with the minimum landscaped area requirement; 

• Too high and out of character with the existing built form within the surrounding 
area 

• Unacceptable in respect of extensive hardstand within the front setback to both 
Louisa St, and Leopold Lane. 

 
5.  The communal living room is inadequate for the number of living units and the 

communal living room does not address solar access requirements of the SEPP 

 The applicant states: 
The original proposal provided a communal room measuring 2.5m wide by 3.5m deep 
and no northerly windows. The amended proposal vastly improves this arrangement, 
enlarging the space by a factor of 1.7 to provide a space which measures 4.31m by 
3.47m and a northerly window 2.6m wide. This space is more than adequate to cater 
for the occupants of the proposed nine rooms in the development and will provide 
them with a comfortable, sunny, well ventilated room for their communal enjoyment. 

Comment 
The applicant has increased the size of the communal living room with dimensions of 
4.31m x 3.49m with a total area of 15m2. The room also has added a north facing 
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window. However, it is considered that the communal living room is still unacceptable 
as the room is not well connected to the outdoor open space. 

 
6.  The pattern of materials and colour palette are not defined on the plans. 

 The applicant states: 
The architectural drawings show clearly the colours and materials proposed for the 
development and a schedule of external finishes is provided. Textures of materials on 
the elevation and perspective renderings clearly portray the proposed finishes of the 
building, all of which are compatible with the heritage setting and appropriate to the 
residential form of the building. 

Comment 
The applicant has identified the colours and materials in the amended plans and 
provided a schedule of external finishes.  
 

7.  Both road frontages need to be defined by appropriate fencing and detailed landscape 
documentation. 

 The applicant states: 
The amended proposal includes 1m high picket fencing compatible with residential 
development in heritage conservation areas and sets this fencing back 1m within the 
site so that perimeter landscaping of low height hedging and shrubs soften the 
interface between the site and surrounding streetscape. The landscape plan provided 
with the amended proposal clearly sets out the proposed planting scheme and 
provides ample planting with variation to define the various portions of the proposal 
and differentiate public from private open space. 
Comment 
The applicant has proposed a 1m high picket fence which addresses the requirement 
for an appropriate fence. The applicant has provided a landscape plan in support of 
the review of determination which has been prepared by the Architect. The landscape 
plan provides a legend of proposed landscaping however there is insufficient detail on 
the landscape plan including pot size. 

 
8.  Hard surface car parking areas will nil setback to adjoining properties is an 

unsatisfactory outcome. 

 The applicant states: 

Hard paved surfaces are set back from adjacent boundaries by 1m and provided with 
hedge and shrub planting typical of residential development in the vicinity. This 
planting softens the boundary treatment and provides visual separation with adjacent 
residential development. Hard paved surfaces are restricted to the north eastern and 
south western corners of the site leaving the important south eastern street front 
corner dominated by existing trees and new planting. This proposal optimises the 
development response to the street scape and heritage setting of the site. 
Comment 

The applicant has amended the design to provide a setback of the hard surface car 
parking to adjoining properties. The applicant has provided a setback of 900mm 
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however it is questionable whether the landscaping on the boundary will be achievable 
given the car parking width on the side boundary is the minimum width and would 
conflict with the ability to open a car door. In addition, the hardstand on both road 
frontages is extensive and out of character with the surrounding area. 
 

Assessment  
 
The application has been considered with regard to the matters for consideration specified 
by section 4.15 (1) of the Environmental Planning and Assessment Act 1979, as detailed 
below.  

 
Section 4.15 (1) (a) (i)—The provisions of any environmental planning instrument that 
apply to the land  
 

State Environmental Planning Policy No 55—Remediation of Land  
 
Clause 7 of SEPP 55 requires the consent authority to consider whether land is 
contaminated prior to granting consent to the carrying out of any development on that land, 
and to be satisfied that the land is suitable for the proposed use.  After undertaking a 
desktop search using Council’s Property and Rating database, Council is satisfied the land 
is not a site of possible contamination and therefore no further assessment is required. 
 

State Environmental Planning Policy (Sydney Drinking Water Catchment) 2011  
The development is located on land to which SEPP (Sydney Drinking Water Catchment) 
2011 applies and is a Module 1 development.  The application is a Module 1 under Table A1 
of the NorBE Assessment Guidelines, so concurrence is delegated to Council. 

Subject to appropriate conditions the application could be demonstrated to comply with Cl 
10 of the SEPP. 
 
State Environmental Planning Policy (Affordable Rental Housing) 2009 

The proposed development seeks to utilise the provisions of the State Environmental 
Planning Policy (Affordable Rental Housing) 2009.  This State policy provides specific 
planning controls for the development of boarding houses. The State Policy prevails in the 
case of any inconsistency between it and the local planning control. 

 
An assessment of the proposed development against the Affordable Rental Housing SEPP 
is provided below: 
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Clause Control Discussion Compliance 
26 – Land to 
which Division 
applies 
 

This Division applies to land within 
any of the following land use zones 
or within a land use zone that is 
equivalent to any of those zones— 
(a)  Zone R1 General Residential, 

(b)  Zone R2 Low Density 
Residential, 
(c)  Zone R3 Medium Density 
Residential, 

(d)  Zone R4 High Density 
Residential, 
(e)  Zone B1 Neighbourhood 
Centre, 

(f)  Zone B2 Local Centre, 
(g)  Zone B4 Mixed Use. 
 

The site is located 
within an R2 Low 
Density Residential 
Zone. 

Yes 

27 – 
Development 
to which 
Division 
applies 
 

(1)  This Division applies to 
development, on land to which this 
Division applies, for the purposes 
of boarding houses. 
(2)  Despite subclause (1), clauses 
29, 30 and 30A do not apply to 
development on land within Zone 
R2 Low Density Residential or 
within a land use zone that is 
equivalent to that zone in the 
Greater Sydney region unless the 
land is within an accessible area. 
(3)  Despite subclause (1), clauses 
29, 30 and 30A do not apply to 
development on land within Zone 
R2 Low Density Residential or 
within a land use zone that is 
equivalent to that zone that is not 
in the Greater Sydney region 
unless all or part of the 
development is within 400 metres 
walking distance of land within 
Zone B2 Local Centre or Zone B4 
Mixed Use or within a land use 
zone that is equivalent to any of 
those zones. 
 

 
 
 

The subject site is not 
within the Greater 
Sydney Region. 
 

 
 
 
As detailed in Figure 
1, the subject site is 
473m walking 
distance of B2 Local 
Centre zone. 

 
Walking distance is 
defined in the SEPP 
as follows: 

 

walking 
distance means the 
shortest distance 
between 2 points 

 
 
 

NA 
 
 
 

 
 
 
No 
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measured along a 
route that may be 
safely walked by a 
pedestrian using, as 
far as reasonably 
practicable, public 
footpaths and 
pedestrian crossings. 

 

The applicant relies 
upon land on the 
other side of Old 
Hume Highway to be 
located 400m within 
land zoned B2 
however the clause 
specifically requires 
the land to be within 
400m walking 
distance which would 
require a person to 
cross a 4 lane 
highway with multiple 
intersections with no 
pedestrian crossing or 
traffic lights and 
noting that the route 
does not have any 
footpath. 
 
 

29 – 
Standards that 
cannot be 
used to refuse 
consent 
 

(1)  A consent authority must not 
refuse consent to development to 
which this Division applies on the 
grounds of density or scale if the 
density and scale of the buildings 
when expressed as a floor space 
ratio are not more than— 

(a)  the existing maximum floor 
space ratio for any form of 
residential accommodation 
permitted on the land, or 

(b)  if the development is on land 
within a zone in which no 
residential accommodation is 
permitted—the existing maximum 
floor space ratio for any form of 
development permitted on the 
land, or 

In accordance with 
Clause 27(3) as the 
site is not located 
within 400m walking 
distance of land 
zoned B2 Local 
Centre Clause 29 
does not apply. 

NA 
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(c)  if the development is on land 
within a zone in which residential 
flat buildings are permitted and the 
land does not contain a heritage 
item that is identified in an 
environmental planning instrument 
or an interim heritage order or on 
the State Heritage Register—the 
existing maximum floor space ratio 
for any form of residential 
accommodation permitted on the 
land, plus— 

(i)  0.5:1, if the existing maximum 
floor space ratio is 2.5:1 or less, or 
(ii)  20% of the existing maximum 
floor space ratio, if the existing 
maximum floor space ratio is 
greater than 2.5:1. 

  A consent authority must not 
refuse consent to development to 
which this Division applies on any 
of the following grounds— 
(a)  building height 
if the building height of all 
proposed buildings is not more 
than the maximum building height 
permitted under another 
environmental planning instrument 
for any building on the land, 
(b)  landscaped area 
if the landscape treatment of the 
front setback area is compatible 
with the streetscape in which the 
building is located, 
(c)  solar access 
where the development provides 
for one or more communal living 
rooms, if at least one of those 
rooms receives a minimum of 3 
hours direct sunlight between 9am 
and 3pm in mid-winter, 
(d)  private open space 
if at least the following private open 
space areas are provided (other 
than the front setback area)— 

  one area of at least 20 square 
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metres with a minimum dimension 
of 3 metres is provided for the use 
of the lodgers, 

  if accommodation is provided on 
site for a boarding house 
manager—one area of at least 8 
square metres with a minimum 
dimension of 2.5 metres is 
provided adjacent to that 
accommodation, 
(e)  parking 
if— 

(i)  in the case of development 
carried out by or on behalf of a 
social housing provider in an 
accessible area—at least 0.2 
parking spaces are provided for 
each boarding room, and 
(ii)  in the case of development 
carried out by or on behalf of a 
social housing provider not in an 
accessible area—at least 0.4 
parking spaces are provided for 
each boarding room, and 

(iia)  in the case of development 
not carried out by or on behalf of a 
social housing provider—at least 
0.5 parking spaces are provided 
for each boarding room, and 
(iii)  in the case of any 
development—not more than 1 
parking space is provided for each 
person employed in connection 
with the development and who is 
resident on site, 
(f)  accommodation size 

if each boarding room has a gross 
floor area (excluding any area 
used for the purposes of private 
kitchen or bathroom facilities) of at 
least— 
(i)  12 square metres in the case of 
a boarding room intended to be 
used by a single lodger, or 

(ii)  16 square metres in any other 
case. 
(3)  A boarding house may have 
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private kitchen or bathroom 
facilities in each boarding room but 
is not required to have those 
facilities in any boarding room. 

(4)  A consent authority may 
consent to development to which 
this Division applies whether or not 
the development complies with the 
standards set out in subclause (1) 
or (2). 
(5)  In this clause— 
social housing provider does not 
include a registered community 
housing provider unless the 
registered community housing 
provider is a registered entity 
within the meaning of 
the Australian Charities and Not-
for-profits Commission Act 2012 of 
the Commonwealth. 

 

30 – 
Standards for 
boarding 
houses 
 

  A consent authority must not 
consent to development to which 
this Division applies unless it is 
satisfied of each of the following— 

  if a boarding house has 5 or more 
boarding rooms, at least one 
communal living room will be 
provided, 

  no boarding room will have a gross 
floor area (excluding any area used 
for the purposes of private kitchen 
or bathroom facilities) of more than 
25 square metres, 

  no boarding room will be occupied 
by more than 2 adult lodgers, 

  adequate bathroom and kitchen 
facilities will be available within the 
boarding house for the use of each 
lodger, 

  if the boarding house has capacity 
to accommodate 20 or more 
lodgers, a boarding room or on site 
dwelling will be provided for a 
boarding house manager, 

    (Repealed) 

  if the boarding house is on land 

In accordance with 
Clause 27(3) as the 
site is not located 
within 400m walking 
distance of land 
zoned B2 Local 
Centre Clause 29 
does not apply. 

NA 

http://www.legislation.gov.au/
http://www.legislation.gov.au/
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zoned primarily for commercial 
purposes, no part of the ground 
floor of the boarding house that 
fronts a street will be used for 
residential purposes unless 
another environmental planning 
instrument permits such a use, 

  at least one parking space will be 
provided for a bicycle, and one will 
be provided for a motorcycle, for 
every 5 boarding rooms. 

  Subclause (1) does not apply to 
development for the purposes of 
minor alterations or additions to an 
existing boarding house. 
 

30AA – 
Boarding 
Houses in 
Zone R2 Low 
Density 
Residential 

 

A consent authority must not grant 
development consent to a boarding 
house on land within Zone R2 Low 
Density Residential or within a land 
use zone that is equivalent to that 
zone unless it is satisfied that the 
boarding house has no more than 
12 boarding rooms. 

The boarding house 
has 9 boarding 
rooms. 

Yes 

30A – 
Character of 
local area 
 

A consent authority must not 
consent to development to which 
this Division applies unless it has 
taken into consideration whether 
the design of the development is 
compatible with the character of 
the local area. 
 

In accordance with 
Clause 27(3) as the 
site is not located 
within 400m walking 
distance of land 
zoned B2 Local 
Centre Clause 29 
does not apply. 

NA 

 
 

Wingecarribee Local Environmental Plan 2010 (the LEP) 
The relevant provisions of the LEP are addressed in the table below. 
 

Clause Control Discussion Compliance 
2.3 – Zone 
objectives and 
Land Use 
Table 

 

The land is zoned R2 Low Density 
Residential, and the objectives of 
the zone are: 

•   To provide for the housing needs 
of the community within a low-
density residential environment. 

•  To enable other land uses that 

The proposed 
development is 
permissible with 
consent. 

 
 

Yes 
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provide facilities or services to 
meet the day to day needs of 
residents. 

 

5.10 - 
Heritage 
Conservation 

 

(2) Development consent is 
required for any of the following— 

(a)  demolishing or moving any of 
the following or altering the exterior 
of any of the following (including, in 
the case of a building, making 
changes to its detail, fabric, finish 
or appearance)— 
(f)  subdividing land— 
(i)  on which a heritage item is 
located or that is within a heritage 
conservation area, or 
 
(4)  The consent authority must, 
before granting consent under this 
clause in respect of a heritage item 
or heritage conservation area, 
consider the effect of the proposed 
development on the heritage 
significance of the item or area 
concerned. 
(5) The consent authority may, 
before granting consent to any 
development— 
(a)  on land on which a heritage 
item is located, or 

(b)  on land that is within a heritage 
conservation area, or 
(c)  on land that is within the 
vicinity of land referred to in 
paragraph (a) or (b), 
require a heritage management 
document to be prepared that 
assesses the extent to which the 
carrying out of the proposed 
development would affect the 
heritage significance of the 
heritage item or heritage 
conservation area concerned. 
 
 

The applicant has 
submitted a more 
detailed Heritage 
Impact Statement 
with the review of 
determination which 
is considered 
acceptable for the 
assessment of the 
review of 
determination. 
 
 
The proposed 
development is 
considered 
unacceptable from a 
heritage perspective 
because it: 

• The development is 
an 
overdevelopment of 
the site, in 
particular the 
proposed 
development does 
not comply with the 
minimum 
landscaped area 
requirements; 

• The proposed built 
form is too high and 
out of character 
with the existing 
built form within the 
surrounding area; 
and 

• The proposed 
development 
includes extensive 
hardstand within 
the front setback to 
both Louisa St and 
Leopold Lane. 

No 
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Section 4.15 (1) (a) (ii)—The provisions of any proposed instrument that apply to the 
land  
No draft instrument is relevant to the proposed development. 
 
Section 4.15 (1) (a) (iii)—The provisions of any development control plan that apply to 
the land  
The Mittagong Township DCP is the appliable DCP with the relevant provisions of the DCP 
are addressed in the table below: 
 

Clause Control Discussion Compliance 
 
C1.5 - Height 
of Buildings 

 

For single (1) storey development, 
six (6) metres. 

The proposed 
development is single 
storey however has 
an overall height of 
7.69m. 

No. 

 
C1.6 – 
Building 
Materials 

A detailed exterior colour scheme 
must be presented to allow Council 
to assess the proposed colours 
against the existing streetscape. 

The applicant has 
identified the colours 
and materials in the 
amended plans and 
provided a schedule 
of external finishes 

Yes. 

C2.4 – 
Development 
Density and 
Scale 

 

Maximum Area of Development 
Footprint 50% of the site area. 
Minimum Area of Open space 50% 
of the site area. 

 

65% 
 
42.87% 

No. 
 
No. 

C2.6 – Front 
Setbacks 
 

- Consistent with immediate 
dwellings. 

- Minimum of 4.5 to both 
street frontages. 

 

The front setback of 
the built form is 
considered 
acceptable however 
cars parking in 
parking spaces 4 & 5. 

No. 

C2.7 – Side 
Setbacks 
 

900mm Minimum of 900m 
provided to car 
spaces. 

Yes 

C2.8 – Rear 
Setbacks 

3m – 8m depending on building 
height. 
On Corner allotments, the side 
setback may be used instead of 
the rear setback. 
 

A minimum of 1.5m is 
provided to the rear, 
noting the site is a 
corner allotment. 

 
This setback is 
considered 
unacceptable and a 

No. 
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greater setback would 
be required and is 
symptomatic of an 
overdevelopment of 
the site, when 
balanced against the 
other controls for the 
site. 

 

C2.9 – 
Building 
Height in 
Storeys 

Maximum height of a dwelling 
houses shall not exceed one (1) 
storey. 

The proposed 
development does not 
exceed 1 storey. 

Yes 

C2.10 – Roof 
Forms 
 

In heritage conservation areas, 
roof pitches should be no less than 
27.5 degrees. 

The roof pitch is 35 
degrees. 

Yes. 

C4.3 – 
Controls for 
Boarding 
Houses 

(a) The proposed development 
shall comply with all relevant 
design controls contained in 
previous section of Part C of 
this Plan. 

(b) A Landscape Plan shall be 
provided for all development 
other than detached dwellings. 
 
 

 
(c) On-site private open space 

shall be provided to improve 
the residential amenity of the 
development. 
 
 
 

 
(d) Access to the subject site shall 

be located to ensure adequate 
vehicular and pedestrian 
safety. 
 

Noted. 
 

 
 
A landscape plan has 
been provided 
however lacks detail 
and has not been 
prepared by a 
landscape architect. 

 
On site private open 
space has been 
provided but is not 
well connected to the 
communal living 
room. 
 

 
Access to the site is 
provided. 

No 
 

 
 
Yes. 
 

 
 
 
 

No. 
 
 
 

 
 
Yes. 

C14 – Central 
Heritage 
Precinct 

(c) Front gardens must not be 
extensively paved, concreted 
or made impermeable to water. 
Hard paving, including 

The proposed 
development includes 
extensive paved and 
hardstand area in 

No. 
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driveways and paths etc 
should not exceed 20% of the 
area forward of the building. 

(d) Driveways that are visible to 
the street should preferably 
consist of two wheel tracks 
made of bricks, gravel, 
concrete strips or compacted 
material. Full width driveways 
should be generally less than 
2.5m wide. Extensive use of 
poured concrete should be 
avoided where visible from the 
street, unless there is no 
feasible alternative. 

 

(h) Single storey development   
predominates in the conservation 
area. No building shall exceed one 
storey plus pitched roof with 
dormer windows. 
 

front of the site which 
is calculated at 30%. 
 
The proposed 
driveways are 
extensive and include 
3 cars wide which is 
out of character with 
the area. 
 
 
 

 
 
Single storey 
proposed.  

 
 
No. 
 

 
 
 
 

 
 
 
 

Yes. 
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Section 4.15 (1) (a) (iv)—The provisions of any planning agreement that apply to the 
land  
No planning agreement or draft planning agreement applies to the land.  
 
Section 4.15 (1) (a) (v)—The provisions of the regulations (to the extent that they 
prescribe matters for the purposes of this paragraph) that apply to the land  
No provisions of Division 8 of Part 6 of the Environmental Planning and Assessment 
Regulation 2000 are relevant to the proposed development.  
 

Section 4.15 (1) (b)—The likely impacts of the development, including environmental 
impacts on both the natural and built environments, and social and economic 
impacts in the locality  
The impacts of the proposed development are discussed in the Assessment Against 
Reasons for Refusal section of this report.  
 
Section 4.15 (1) (c)—The suitability of the site for the development  
The key issues have been identified which may impact upon the suitability of the site for the 
development and discussed in the Assessment Against Reasons for Refusal section of this 
report. 
 
Section 4.15 (1) (d)—Any submissions made in accordance with the Act or the 
regulations 
Notification of the review of determination was undertaken in accordance with Council’s 
Community Engagement Strategy. Refer to the consultation section of this report for 
discussion on both internal and external submissions received. 

 
Section 4.15 (1) (e)—The public interest  
The public interest is considered in the consultation section of this report below. 
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COMMUNICATION AND CONSULTATION 

Internal Referrals 

 

Environmental Health Officer  

 

No objection, subject to appropriate conditions 
of consent. 

External Referrals 

Nil 

Public Notification 
The review of determination was publicly notified in accordance with Council’s Community 
Participation Plan from 27 July 2021 to 28 August 2021. Council received 5 submissions, 
objecting to the proposed development. 

 
The issues raised in the submissions have been summarised and considered below: 
 

Issues Response 

 
Lack of justification for the need for the Boarding 
House. 

Boarding houses are permissible with 
consent within the R2 Low Density 
residential zone under Council’s LEP. 
 

 
Violation of Clause 17 of the ARHSEPP 

Clause 17 is not applicable in this 
application. 

 
 
The enlarged building foot print contravenes 
planning stipulations. 
 

Agree and addressed previously in 
this report. 

 
The applicant has misrepresented the walking 
distance to the nearest B2 of B4 zone. 
 

Agree and addressed previously in 
this report. 

 
Leopold Lane is just that, a laneway, therefore will 
have unacceptable traffic impact and insufficient 
parking is provided. 

Agree that Leopold Lane is a laneway. 
The proposed parking arrangement is 
considered unacceptable and is not in 
character with the area. 
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The resubmitted plans don’t increase the 
communal living space sufficiently. 
 

Agree and addressed previously in 
this report. 

 
The plans have not been modified sufficiently to 
address the Panel’s reasons for refusal. 
 

Agree and addressed previously in 
this report. 

 
No plan of management has been submitted 
 

Agree and for a development like this 
would be normally expected. 
 

 
The locality is a heritage conservation area with no 
footpaths 
 

Agree. 

 
If approved, the application will set an undesirable 
precedent on the character of the area. 
 

The proposed development is 
considered out of character with the 
area and recommended for refusal. 
 

CONCLUSION 
Whilst the applicant has attempted to address the Panel’s reasons for refusal it is 
considered that the proposed development remains unacceptable and does not comply with 
key planning controls that ensure the proposed development fits within the heritage 
conservation zone and therefore remains unacceptable when considered against the 
matters specified by Section 4.15(1) of the Environmental Planning and Assessment Act 
1979. It is recommended that the Panel determines the application by refusing the 
application, subject to the reasons specified in Attachment 1. 

 
 

ATTACHMENTS 
1. Draft Reason for Refusal  
2. Proposed Plans  

3. Locality Map and Aerial Photo  
4. Photos of Site and Surrounds  
5. Applicant's Heritage Impact Statement   
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6.2 Development Application 22/0222 - Stage 1A Upgrade to 
Eastern Precinct Arrival of the Bong Bong Common at 
Lot 22 DP 1225783, Moss Vale Road Burradoo 

Reference: 22/0222 
Report Author: Consultant Planner 
Authoriser: Manager Development Assessment  
  

PURPOSE 
This report presents Development Application 22/0222 for the Panel’s consideration and 
recommends approval subject to conditions specified in Attachment 1. 
 
 
 
Consultants: • Northrop Wollongong; 

• BPS Surveyors; 
• Landscape Martrix Pty Ltd; 
• Phillips Marler; 
• Austral Archaeology Pty Ltd; 

Applicant: Wingecarribee Shire Council 

Land Owner: Wingecarribee Shire Council 

Land Zoning: E3- Environmental Management 

Applicants Estimated Cost of Works: $75,000 

Notification Period: 30/08/2021 to 20/09/2021 

Number of Submissions One (1) 

Political Donations: None Declared 

Reason for referral to Panel: Council’s Draft Code of Conduct states: 

Cl 3.15 

(b) development for which the applicant or land 
owner is: 

(i) the council, 

Cl 3.16 The assessment of development applications 
referred to in clause 3.15 must be undertaken by 
external consultants who have no pecuniary or non-
pecuniary interest (as defined in this code) in the 
application.  Such consultants are to prepare and 
provide an assessment report to the local planning 
panel to consider in determining the application. 
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RECOMMENDATION 
THAT the Wingecarribee local Planning Panel determines development application 
22/0222 for Lot 22 DP 1225783, Moss Vale Road Burradoo for the construction of 
approx. 50m of concrete pathway, relocation of Obelisk, signage, seating, removal of 
twenty-one (21) trees and landscaping by way of APPROVAL subject to conditions 
specified in ATTACHMENT 1 to this report. 

REPORT 

EXECUTIVE SUMMARY 
The application is referred to the Wingecarribee Local Planning Panel (WLPP) as required 
under Schedule 1 of the Local Planning Panels Direction as the land is owned by 
Wingecarribee Shire Council. 

Development Application 22/0222 seeks consent for the construction of approx. 50m of 
concrete pathway, relocation of Obelisk, signage, seating, removal of twenty-one (21) trees 
and landscaping.  This DA is for Stage 1A of the development on Lot 22 DP 1225783, Moss 
Vale Road Burradoo commonly known as Bong Bong Common.  The adjacent works in the 
road reserve have been assessed under the provisions of the SEPP (infrastructure) via a 
review of environment factors.  Only the works within property Lot 22 in DP 1225783 are the 
subject of this development application. 
This application was considered by the Panel at its meeting on 01 December 2021 when the 
Panel determined: 
THAT the development application be deferred, and a revised assessment report be 
resubmitted to the next local planning panel clarifying what development consent is being 
sought and providing an assessment of the heritage impacts of the proposal. 

This report has been resubmitted for the Panels determination. 
The subject site is a large common area of Council land used for public recreation as well as 
a section of road reserve along the edge of Moss Vale Road.  The site is to the western side 
of Moss Vale Road, Burradoo and is bounded by the Wingecarribee River on its southern 
side, and the Cecil Hoskins Nature reserve on the northern side.  The area is commonly 
referred to as the Bong Bong Common and contains the remains of a convict period 
settlement that dates from approximately 1821 to 1843.  The Council purchased the land in 
2013 and the development is progressing under the adopted Plan of Management for Bong 
Bong Common (Micris Management Services Pty Ltd 2012) and its associated Masterplan 
(Rappoport Pty Ltd 2008). 
The DA was notified to neighbours in accordance with Council’s Community Participation 
Plan, and one (1) submission was received.  The DA was referred to a number of officers 
within and external to Council.   No objections were raised by the referral officers.  Further 
details on these processes are also provided in the body of the report. 
The DA has been considered under the ‘Matters for consideration’ listed in Section 4.15(1) 
of the Environmental Planning & Assessment Act 1979 and is generally considered to be 
satisfactory.  Approval is recommended subject to conditions. 
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Figure 1: Location of proposed works 

 
Figure 2:  Zoning Map 
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SITE DESCRIPTION AND LOCALITY. 
 
Figure 1 illustrates the land’s location and general layout.  The site is legally described as 
Lot 22 in DP 1225783, Moss Vale Road, Burradoo and part of the road reserve to Moss 
Vale Road.  The main section of the subject site is a large common area of Council land 
used for public recreation.  The site is located to the western side of Moss Vale Road, 
Burradoo and bounded by the Wingecarribee River on the southern side, and the Cecil 
Hoskins Nature reserve on the northern side.  The area is commonly referred to as the 
‘Bong Bong Common’ and contains the remains of a convict period settlement that dates 
from approximately 1821 to 1843.  The Council purchased the land in 2013 and the 
development is progressing under the adopted Plan of Management for Bong Bong 
Common (Micris Management Services Pty Ltd 2012) and its associated Masterplan 
(Rappoport Pty Ltd 2008). 

 
Figure 3:  Shows extent of works subject to this development consent and works 

proposed under approval under Part 5 of the EP&A Act. 
 
HISTORY – BONG BONG COMMON 
 
The Bong Bong Common has high historical significance at the State level as it incorporates 
the site of Bong Bong township, the original European settlement in the Southern Highlands.  
As the first government settlement south of the Cumberland Plain and at the frontier of 
colonial pastoralism, the Bong Bong Common is important in the history of expansion of 
NSW in the 1820’s and 1830’s.   
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The area was visited by Governor Macquarie in 1820 and he allocated the area for a 
township which was to be a government stronghold in the district of Argyle.  It demonstrates 
the way in which the central government reacted to the challenges of maintaining law and 
order in the far-reaching colony. 

The Bong Bong Common has local historical significance as the area was used for grazing 
by Dr Charles Throsby and eventually became part of the Throsby family estate centres on 
Throsby Park. 

Bong Bong Common has high significance at the State level for its associations with Dr 
Charles Throsby and Governor Macquarie.  Dr Charles Throsby was a naval surgeon, 
magistrate, famed explorer and member of the first Legislative Council.  His exploratory 
journeys, which not only earned him Government favour and wealth, resulted in the 
expansion of the Colony into the Southern Tablelands.  Throsby was the first European to 
settle in the Bong Bong Common locality in 1817 and was also a District Magistrate at Bong 
Bong.  Governor Macquarie travelled through the area in 1820, named Throsby Park while 
visiting Dr Throsby and camped in the area he set aside for the government township. 

Further, the area has high local significance as it is associated with Charles Throsby Jnr, 
who took over the estate of his uncle in 1828 and was also a large local landholder and 
magistrate.  In 1844 he purchased the site of the township. 

The Bong Bong Common has high local aesthetic significance as the existing open, grassed 
cultural landscape has remained such for almost 190 years, since at least the early 1820’s.  
This aesthetic significance is derived from its setting.  The components of its setting are: the 
undulating nature of the topography; the Wingecarribee River with its associated ponds and 
the causeway; open grassland; and uncluttered view corridors south-west across the site 
from the Moss Vale Road (Old Argyle Road) and from the higher ground of the Common 
south and west to the Wingecarribee River and south-east towards Moss Vale and from the 
floodplain to adjacent and distant ridges.  Further, it has distinctive pastoral quality which 
contributes to its “genus locii” or sense of place. 

The Bong Bong Common site has high research potential at the State level.  It could 
potentially yield valuable information about the settlement at Bong Bong and early colonial 
government towns generally as the site should contain intact archaeological remains 
deposited over a short period of time, (i.e. 1821-c1843).  When the settlement was 
abandoned the buildings quickly became dilapidated and disappeared.  The ruins would 
have eventually been covered by flood born silt and buried.  As there has been no building 
on the site and it is unlikely it has ever been intensively cropped, there has been minimal 
disturbance to the site since the 1860’s and as such the integrity of the sub-surface remains 
would be high. 

The causeway of the Old Argyle Road over the Wingecarribee River also has high research 
potential at the State level as it is the earliest surviving in the State and therefore has the 
ability to provide information on early construction techniques for river crossings. 

The Bong Bong Common, including the causeway, is rare at the State level in that the 
original settlement at Bong Bong was almost entirely an official settlement with no private 
residential component.  The area did not thrive like other settlements of the colonial period 
and although there was an Inn, there was limited private enterprise in the locality.   
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It is the oldest settlement in the Southern Highlands and there are no other settlements of 
the period that did not constitute a private residential and/or strong commercial component 
from its establishment.  The causeway is thought to be the oldest river crossing of its 
construction type in the state. 

DESCRIPTION OF PROPOSED DEVELOPMENT  
 
The proposed works to be undertaken in Stage 1A is to upgrade access to the Eastern 
Precinct arrival of the Bong Bong Common.  The site was purchased by Council in 2013.  
The eastern precinct provides the parking and the main arrival for the site. 
Adjacent to the proposed development, is an area of road reserve on which includes a 
proposal to formalise and upgrade the existing car park at the eastern precinct of the 
Common.  This has been assessed under the provisions of Part 5 of the Environmental 
Planning and Assessment Act 1979 Act. This creates a highly legible car park for visitors to 
experience the new arrival area for the Bong Bong Common Interpretive walk as outlined in 
the Masterplan prepared in 2019.  This information is provided to inform the panel only and 
does not form part of this application.   
This application relates to the works detailed below which include: 

• Re-profiled Swales and drainage; 

• Gathering Space/Pedestrian entry into Precinct; 

• Relocation of obelisk; 

• Extended Shared Path, and 

• New Boundary Fence. 
 

By relocating the obelisk, visitors to the Common are provided with an opportunity for an 
arrival place at the Common to experience the eastern archaeological site at the former 
Bong Bong settlement.   
New works for Stage 1A will also link up with existing walking track connections into Cecil 
Hoskins Reserve to the east and the main areas of Bong Bong Common to the west and will 
allow for the connections of future walking tracks and interpretive settings that will allow for 
greater exploration and understanding of the archaeology in the Eastern Precinct. 
The list of major works Stage 1A is as follows: 

Re-profiled Swales and drainage. 
 

• The car park will be edged by two open drainage swales that have been slightly 
excavated and re-profiled to improve drainage flow. 
 The swales will be lied with coir matting to prevent erosion. 
 The swales will be planted with native and locally occurring wetland sedges 

that will have a high tolerance for drought and frost. 
 New head walls and a larger drainage pipe under the car park will connect 

the two swales and will provide improved stormwater dispersion in flooding 
and heavy rainfall events. 

 The southern end of the swale will be turfed. 
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Gathering Space/Pedestrian entry into Precinct. 
 

• At the southern end of the car park, a gathering space on a concrete slab will 
provide connections into the Eastern Precinct as well as link with existing 
connections to the western Precinct and Cecil Hoskins Nature Reserve. 

• The gathering space will also include the following amenities/park furniture: 
 11xhardwood timber bollards separating the car park from the gathering 

space.  2 x bollards will be removable, allowing for maintenance and 
emergency vehicle access. 

 1 bench seat. 
 2xbin enclosures for general waste, with a dog bag dispenser attached. 
 5x steel bike hoops for bicycle parking. 

• New planting of native grasses and sedges on the east and west sides of the 
Gathering Space highlighting the area as a formal entry space. 

Extended Shared Path. 
 

• A new concrete shared path will connect the southern end of the gathering space 
with the existing shared path to the south of the site. 
 It will replace the remaining bitumen left between the gathering space and the 

existing shared path. 
 Loose gravel areas either side of the new shared path will be re-turfed 
 The shared path will be line marked as per section 12 of the RMS delineation 

guidelines (Pavement markings for bicycle facilities). 
 New signage at the southern end of the gathering space will mark the end of 

shared path and will indicate for cyclists to dismount before entering the 
space. 

 Provision has been made to extend the shared path through the gathering 
space and 2.5meytres of free (turfed) space between the car park and 
eastern swale has been provided, allowing for the possible future extension 
of the shared path/cycleway link north to connect with the suburbs of 
Burradoo and Bowral. 

New Boundary Fence 
 

• The car park edge to the west will be re-fenced.  The existing agricultural fence with 
timber posts, star pickets, barbed wire dog mesh will be removed and replaced with 
a new 1.2 metre high fence that will demarcate the Common site from the car park 
and consist of the following: 
 300mm dia hardwood timber strainer posts with stays on the ends and 

corners. 
 150mm dia hardwood timber intermediate posts every 12 metres. 
 Steel star pickets at 3 metre intervals between each timber intermediate post. 
 4 strands of galvanised plain wire at 200mm intervals from the top of the 

posts. 
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Details of works to be carried out under DA 22/0222 include: 
 
Interpretation Setting/Relocated Obelisk 
 

• An interpretive space for the relocated Obelisk will be located to the east of the car 
park, set approximately 20 metres into the Eastern Precinct. 
 The large stone Obelisk, which marks the location of the original settlement 

will be relocated from the edge of the car park into the interpretive setting 
within the paddock.  OHM Consultants have prepared a Conservation and 
Recommendations report which has detailed each element and condition of 
the Obelisk.   

 The Obelisk will be relocated approximately 25 metres from its current 
location.  It will be moved in one section with its footing, in a protective frame 
to prevent damage.  The item will be lifted into position in the same 
orientation as its current setting and grouted onto a new footing beneath its 
original footing.   

 The Obelisk is noted as being in good condition, with the lettering of the 
element needing infill colouring, general cleaning and repairs required to the 
pointing, after its relocation. 

 4 connecting concrete stone block seats will be located in the interpretive 
area.  This highly elemental piece was inspired by the blocks of stone found 
within the causeway located in the Western Precinct and is designed to be 
robust and low maintenance. 

 2 Water Gums (Tristaniopsis laurina ‘Luscious’) will be placed in the turf 
behind the relocated Obelisk, emulating the positioning of the Lombardy 
Poplars that were previously located behind the original location of the 
Obelisk. 

 The existing plaques commemorating the planting of the original Lombardy 
Poplar trees will be relocated and placed into the new concrete slab, one 
adjacent to each side of the Obelisk.  Context for the plaques will be provided 
on the nearby interpretive signage. 

New tree Planting/Wind Break. 
 

• The existing stand of Monterey Pines (Pinus radiata) will need to be thinned as some 
specimens are failing. 
 As per the Arboricultural report, 17 specimens have been recommended for 

removal for the Stage 1A works. 
 A new stand of trees consisting of 17 Himalayan Cedars (Cedrus deodara), 

will be located slightly set back from the original alignment. 
 The remaining Monterey Pines (Pinus radiata) will be crown raised by 10 

metres to allow sufficient light and air for the new trees to grow and will be 
eventually removed during future stages of work or when they reach ‘end of 
life’. 
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Interpretation Signage 
 

• The site will have a family of interpretive and wayfinding signage with information 
and graphics direct printed on powder-coated aluminium plates attached to steel 
frames and footings which will consist of the following: 
 1x Main Entry/Naming sign (ID1) ‘Bong Bong Common’ at the Moss Vale 

Road entry. 
 1x Trail Head sign (ID2) with site map and interpretation info adjacent to the 

pedestrian path connecting to the new Obelisk setting. 
 2x Information Signs (ID3) at the entry to the car park and new shared path 

connection with supplementary wayfinding and regulatory information. 
 1x Large Interpretive Sign (IN1) in the interpretation setting for the relocated 

Obelisk. 
 2x Ground Plane Signs (GP1) in the interpretation Setting for the Relocated 

Obelisk.  Embossed precast concrete panels with lettering set into the 
concrete slab. 
 

PLANNING ASSESSMENT 
 
Assessment against the provisions of the various environmental planning instruments 
applicable to the site /and the proposed development is undertaken in the following section. 
Section 4.15(1)(a)(i) – The provision of any environmental planning instrument that apply to 
the land. 

State Environmental Planning Policy (Sydney Drinking Water Catchment) 2011  
The catchment SEPP aims: 

(a) to provide for healthy water catchments that will deliver high quality water while 
permitting development that is compatible with that goal. 
 

(b) to provide that a consent authority must not grant consent to a proposed 
development unless it is satisfied that the proposed development will have a 
neutral or beneficial effect on water quality. 

 
(c) to support the maintenance or achievement of the water quality objectives for 

the Sydney drinking water catchment. 
 

The application was referred to Water NSW who have provided their concurrence under 
Clause 11 of the State Environmental Planning Policy (Sydney Drinking Water Catchment 
(2011) for a proposal for the construction of approximately 50 metres of concrete pathway, 
relocation of Obelisk, signage, seating, removal of trees (21) and landscaping by letter 
dated 24 September 2021. 
 

State Environmental Planning Policy No 55 – Remediation of Land 
Clause 7 of SEPP 55 requires the consent authority to consider whether the land is 
contaminated and whether the land is or can be made suitable for the purpose for which 
development is proposed. 
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Based on Council’s records, the site and immediately adjoining property have been 
historically used firstly as a convict settlement and then for recreational purposes.  There is 
no evidence to suggest any potentially contaminating activities have taken place on or near 
the site.  Accordingly, the site is considered suitable for the proposed recreational use and 
satisfies the provisions of SEPP 55. 
 

State Environmental Planning Policy (Koala Habitat Protection) 2021 
SEPP (Koala Habitat Protection) 2021 aims to encourage the conservation and 
management of area of natural vegetation that provide habitat for koalas to support a 
permanent free-living population over their present range and reverse the current trend of 
koala population decline. 
Clause 12 of this SEPP provides as follows: 
 Development assessment process-other land 

A council is not prevented from granting consent to a development application for 
consent to carry out development on land if- 
(a) the land does not have an approved koala plan of management applying to the 

land, or 
(b) the council is satisfied that the land is not core koala habitat. 

Comment: The subject site does not have a koala plan of management and is not core 
koala habitat.  The proposed development is for the removal of trees that are not core koala 
habitat and will be supervised by a fauna handler.  Accordingly, the proposal is acceptable 
in terms of SEPP (Koala Habitat Protection) 2021. 

 
Wingecarribee Local Environmental plan 2010 (WLEP) 
The land is in Zone E3 Environmental management.  The Land Use Table at the end of Part 
2 of the LEP specifies developments for the purpose of Recreation Areas are permitted with 
consent in Zone E3.  The wider site includes SP2 land (road reserve) as shown on the 
mapping extract previously included.   
The proposal is consistent with the specific objectives of the zone in that the proposed 
activity enables the land to provide a range of recreational settings and activities and 
compatible land uses. 
 
Clause Control Assessment Compliance 

2.3 Land 
Objectives 
and Land Use 
Table 

Provides objectives and 
permissible/prohibited 
landuses for the various zones 
under WLEP 2010 

The site E3 Environmental 
Management and the proposed 
development is permissible with 
development consent 

Yes 

5.10 Heritage 
Conservation 

(a) To conserve the 
environmental heritage of 
Wingecarribee 

 
(b) To conserve the heritage 

significance of heritage 
items and heritage 
conservation area, 
including associated 

The proposed development will 
conserve the environmental 
heritage of the site 

Yes 
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fabric, settings and views. 

 
(c) To conserve 

archaeological sites. 

 
CONSERVATION AREA – ARCHAEOLOGY 
The subject site is identified in the WLEP 2010 as being within a Conservation Area – 
Archaeology.  Austral Archaeology Pty Ltd were commissioned to undertake a Historical 
Archaeological Assessment (HAA) for the proposed works associated with Stage 1A of the 
Bong Bong Common Masterplan. 

The purpose of the HAA is to assess the potential impact of the development on the 
significance of any archaeological values that may be present within or in the vicinity of the 
study area. 
The study area contains the remains of a convict period settlement that dates from 
approximately 1821 to 1843 which consisted predominantly of government buildings where 
soldiers and public servants would have worked and lived.  The settlement was 
progressively abandoned from 1837 in favour of the new settlement at Berrima, with only 2 
buildings remaining in 1843.  The second phase of use occurred at one of the buildings 
which became known as Dove’s store and operated until 1863.  The settlement was subject 
to frequent flooding and is likely to have become buried in flood-borne silts that will have 
preserved the archaeological remains.  Much of the study area has not been subsequently 
built on or used for agriculture, with impacts to archaeological resources being limited to the 
realignment of Argyle Road (now Moss Vale Road) which cuts through the original township 
boundaries and may have impacted the barracks and one other structure.   
An airstrip constructed during the 1970’s may have also truncated or displaced the upper 
soil profiles associated with the burial ground.  The only above-ground element of the 
settlement to remain is the c. 1817 causeway, which is considered to be the oldest known 
surviving causeway in NSW and probably Australia.  Given the period of occupation, its role 
as an early administrative centre, the likely intactness of the archaeological resource and its 
corresponding research potential, the study area has been assessed as possessing State 
significance. 
This assessment has identified that the Plan of Management for Bong Bong Common and 
its associated Masterplan is based on mapping of heritage sites that are subject to a 
significant degree of potential inaccuracy due to the nature of the historical sources utilised.  
This has resulted in a degree of risk that implementing the strategies in these documents 
will impact relics that are protected under the NSW Heritage Act 1977 (Heritage Act).   
The Stage 1A works, being the focus of this assessment, have the potential to impact upon 
the location of the barracks and Commandant’s residence, both of which are likely to be 
located within or close to the proposed works.  Given the proximity of the works to these 
structures, there is the potential for unmapped archaeological remains to also occur.  This 
assessment has concluded that harm to archaeological remains can be mitigated by 
confirming areas of high archaeological potential through a program of archaeological 
testing, redesigning the proposed works where necessary to avoid any identified 
archaeological remains of State significance and monitoring of works in areas outside these 
areas of high archaeological potential as a precaution. 
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Recommendations 
To mitigate the harm documented in this assessment, it is recommended that: 

 
1. Given that the proposed works have the potential to harm archaeological remains, 

an excavation permit is required under the NSW Heritage Act 1977.  A research 
design detailing the proposed methodology for undertaking archaeological 
investigations within the study area is presented in the appendices of this report, and 
the proponent should apply for a Section 140 Excavation Permit.  A suitably 
accredited Excavation Director who is approved by Heritage NSW to oversee the 
excavation of sites of State significance will need to be nominated as Excavation 
Director. 
 

2. If Aboriginal archaeological material or deposits are encountered during earthworks, 
all works affecting that material or deposits must cease immediately to allow an 
archaeologist to make an assessment of the find.  The archaeologist may need to 
consult with the Office of Environment and Heritage and the relevant Aboriginal 
stakeholders regarding the find.  Section 89A of the National Parks & Wildlife Act 
1974 requires that the Heritage NSW must be notified of any Aboriginal objects 
discovered within a reasonable time. 

 
3. Should the proposed development be altered significantly from designs and 

specifications outlined in this report and detailed in Appendix A, then a 
reassessment of heritage/archaeological impacts may be required.  This includes 
any impacts not explicitly stated in Section 7. 

 
4. A copy of this assessment should be lodged by the proponent in the local history 

section of the local library, and in the library maintained by Heritage NSW. 
 
Applicants Response 
The applicant engaged Austral Archaeology to undertake an archaeological testing program 
to identify the nature and extent of the archaeological resources associated with the historic 
town of Bong Bong. 
The historical test excavations were completed in accordance with the Section 140 approval 
(ID#223) and the associated Archaeological Research design (Austral Archaeology Pty Ltd.  
The methodology aimed to utilize 6 test trenches to identify the archaeological remains 
associated with the historic town of Bong Bong but identifying the locations of the goal, 
Barracks and Commandants quarters. 
Following the testing program, the following recommendations were made: 

1. It is recommended that the Bong Bong Masterplan (Phillips Marler & Peter Campbell 
Design 2019) be updated to reflect the revised location for the township of Bong 
Bong.  Subsequent Section 140 approvals will need to be made for any further 
stages of the Masterplan associated with the Bong Bong Common. 

2. Earthworks associated with the car park will need to be modified to ensure that 
impacts below the aggregate base below the bitumen are mitigated.  Archaeological 
horizons within this location are approximately 100-200 millimeters below the 
bitumen and cannot be removed.  Given the variable heights in the archaeological 
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profiles, any removal of the bitumen and aggregate in these locations will need to be 
monitored and subject to detailed archaeological recording. 

3. Archaeological features have been identified have been identified in relation to the 
relocation of the obelisk, these are located approximately 200millimeters below the 
ground surface and earthworks in this location will need to be subject to a program of 
archaeological monitoring. 

4. The Bong Bong Masterplan (Phillips Marler & Peter Campbell Design 2019) includes 
interpretive elements relating to the various elements of the township.  It is 
recommended that any proposed interpretive media be updated to reflect results of 
the archaeological program.  This includes the following: 

a. Adjust the locations of signs to reflect probable building locations; 
b. Landscape elements to reflect the location of the buildings such as shallow-

rooted plantings and surface treatments, where possible; 
c. An interpretation of the barrack block and other buildings in the surface treatment 

for the car park, walking tracks and associated landscaping works.  This could 
consist of engravings or different colours of concrete that correspond with 
identified foundations and features; 

d. Use of artefacts identified as part of the archaeological program in interpretive 
displays; 

e. Interpretive media detailing the results of the archaeological program and how 
this has informed our understanding of the town of Bong Bong. 

Appropriate conditions have been provided in the draft Conditions of Consent (Condition 
14). 
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Rural Lands Development Control Plan (DCP) 
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The Rural Lands DCP provisions are structured into two components: objectives and 
controls.  The objectives provide the framework for assessment under each requirement 
and outline key outcomes that a development is expected to achieve.  The controls contain 
both numerical standards and qualitative provisions.  Any proposed variations from the 
controls may be considered only where the applicant successfully demonstrates that an 
alternative solution could result in a more desirable planning and urban design outcome. 

The relevant provisions of the Rural Lands DCP are addressed below: 
 

DCP Compliance Table 
Part A – All Land  

Section 2 – General Objectives  

Control Standard Proposed Compliance 

A2.2.6 
Visual Amenity 

Every new 
development 
generates an impact 
on the visual amenity 
of the immediate 
environment which can 
in turn, affect the 
environment of the 
surrounding area. 

The proposed 
removal of trees will 
have a visual impact 
upon the 
environment whilst 
the new trees are 
growing, however, 
the new trees will 
ameliorate this 
impact in time. 

Yes  

 
ENVIRONMENTAL ASSESSMENT 
 
The site has been inspected (05 October 2021) and the application has been assessed 
having regard to Section 4.15 of the Environmental Planning and Assessment Act, 1979, as 
amended. 
 

Section 4.15 ‘Matters for 
Consideration 

Comments 

Section 4.15 (1)(a)(iiia) – 
Provision of any Planning 
Agreement or draft Planning 
Agreement. 
 

No planning agreement has been entered into or 
proposed under section 7.4 of the Environmental 
Planning and Assessment Act 1979 in relation to the 
land 

Section 4.15 (1)(a)(iv) – 
Provisions of the Regulations. 
 

No provisions of Division 8 of Part 6 of the 
Environmental Planning and Assessment Regulation 
2000 are relevant to the proposed development. 

Section 4.15 (1)(b) – The likely 
impacts of the development, 
including environmental impacts 
on the natural and built 
environment and social and 

The environmental impacts of the proposed 
development on the natural and built environment have 
been addressed in this report. 
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economic impacts in the locality. The proposed development is consistent with the 
dominant character in the locality. 
 
The proposal will not result in detrimental social or 
economic impacts on the locality. 
 

Section 4.15 (1)(c) – The 
suitability of the site for the 
development. 

The site is located in close proximity to local services.  
The site has sufficient area to accommodate the 
proposed land-use and associated structure.  
Therefore, the site is considered suitable for the 
proposed development. 
 

Section 4.15 (1)(d) – Any 
submissions made in 
accordance with the EP&A Act 
or EP&A Regulation. 

 

There was one submission made in regard to the 
Development Application  

Section 4.15 (1)(e) – The public 
interest. 

The proposal promotes the objectives of the zone and 
will not result in any significant adverse environmental, 
social or economic impacts on the locality.  
Accordingly, the proposal is considered to be in the 
public interest. 

 

 
COMMUNITY CONSULTATION 
 
The owners of adjoining and likely affected neighbouring properties were notified of the 
proposed development in accordance the Notification of Development Proposals Policy – 14 
November 2018.  The application was notified from 30 August 2021 to 20 September 2021.  
There was one (1) submission received as a result of the notification process: 
 
 Greg Boardley – Address not provided. 

 
  I noticed on the advertisement that it is proposed to remove 20 pine trees?  Surely 

most of these trees don’t need to be cut down.  I don’t think we realise how old 
these trees are to get this big and they provide shade and habitat. 

 
Comment:  An arborist report has been provided that supports the removal of the trees and 
the replacement of those trees as they have reached their end of life.  The trees will be 
removed under supervision of a fauna handler. 
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INTERNAL AND EXTERNAL COMMUNICATIONS 
 
External Referrals. 
 
1. Water NSW 

Water NSW have provided their concurrence under Clause 11 of State 
Environmental Planning Policy (Sydney Drinking Water Catchment) 2011 dated 24 
September 2021 subject to conditions. 

 
2. Transport for NSW 

Transport for NSW has reviewed documents for the proposed development and 
requested additional information as detailed below along with comments from the 
applicant. 
TfNSW Request - A further description of the development which outlines what the 
existing space is currently being used for; 

 
Applicant response: 
 

o The works which are the subject of the development application are solely 
located with Lot 22, DP 1225783 and include construction of approximately 
50m of concrete pathway, relocation of the obelisk, signage, seating, the 
removal of 21 trees, and landscaping.  All other works are the subject of an 
environmental assessment under Part 5 of the EP&A Act and rely on 
previous consultations with RMS, Crown and other stakeholders to inform the 
assessment.  The Part 5 assessment considers the provisions of the ISEPP 
in relation to “development for the purpose of a road or road infrastructure 
facilities” by a public authority.  The area within Lot 22 DP 1225783 is 
currently a disused pasture paddock. 
 

o The area assessed under Part 5 is currently being used as an informal 
carpark that provides access to the Bong Bong Cycle track, Wingecarribee 
River and the Cecil Hoskins Nature Reserve walking trails.  The informal 
carpark makes use of the road pavement from the abandoned previous road 
alignment.  This forms the access road (carpark aisle) and supports 
perpendicular vehicle parking on the eastern grassed verge and parallel 
parking on the western grassed verge.  A recent count of vehicles indicated 
30 vehicles parked within the area. 

 
TfNSW Request - Existing and proposed traffic generation for the junction of Moss 
Vale Road and the access road; 

 

Applicant response: 
 

o The traffic generation at the junction of Moss Vale Road and the access road 
has been determined as nil under the environmental assessment conducted 
under Part 5 of the EP&A act.  This has been informed by Councils 
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discussions with the RMS during the development of the Bong Bong 
Common Masterplan.  It was identified that the (then) RMS could accept an 
existing parking capacity of 22 vehicles and it was agreed that if Council were 
to develop Stage 1A of the Bong Bong Common Masterplan with no more 
than 22 carpark spaces that this would not constitute ‘traffic generating 
development’.  Council does have plans to develop Stage 1b, 2 and 3 but 
these do not form part of this development application.  When these stages 
progress, they will be the subject of a separate development application 
which will include a BAR arrangement for the junction with Moss Vale Road 
and the access road.  To confirm, the current proposal has been determined 
as not traffic generating development and this has been based on the input of 
RMS. 
 

o The works which are the subject of the development application (i.e. 
approximately 50m of concrete pathway, relocation of the obelisk, signage, 
seating, the removal of 21 trees, and landscaping) are not expected to 
generate traffic. 

 

TfNSW notes there have been vehicle crashes in this location.  It is also noted there is 
currently an RPA type arrangement at the junction of Moss Vale Road and the access 
road; has there been any consideration to upgrades to this intersection, e.g. BAR 
treatment to allow through vehicles to pass right turning vehicles into the access road. 

 

Applicant response: 
 

o The environmental assessment conducted under Part 5 of the EP&A act did 
consider the need for a BAR and took into consideration the input from RMS 
in determining this was not required for this stage of the works. 
 

o Stage 1b, 2 and 3 are planned as a separate development application.  It is 
expected that these stages will generate traffic and that a BAR treatment of 
the junction of Moss Vale Road and the access road will be included in the 
works.  It is noted that Council is in the final stages of securing grant funding 
to progress with designing and then constructing Stages 1b and 2, so a BAR 
treatment would likely be developed in the next 2-3 years.  Given that the 
current development application is not ‘traffic generating development’ a BAR 
treatment is not considered necessary as part of these works. 

 
As a concluding comment, please note that Council is committed to continue to work 
with TfNSW in the ongoing development of the Bong Bong Common Precinct. It is 
expected that Stages 1B, 2 and 3 of the Masterplan will generate traffic and that a 
BAR and potentially other traffic treatments may be required as part of subsequent 
stages.  We are committed to working with TfNSW to ensure these are properly 
planned, designed and implemented as the development warrants them. 
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TfNSW have provided the following advice dated 19 October 2021: 

 
- The works which are the subject of this DA (Stage 1A) are located within Lot 22 

DP 1225783.  This includes the construction of a concrete pathway, relocation of 
the obelisk, signage, seating, the removal of trees, and landscaping; 
 

- All other works included in Stage 1A e.g. Formalisation of existing car park, 
footpath, signage, and landscaping works within the road reserve, are subject of 
a separate environmental assessment under Part 5 of the EP&A Act; 

 
- TfNSW also notes the subsequent stages (Stage 1b, 2 and 3) for this site are 

planned by Council as a separate DA.  It is expected that these stages will 
generate traffic and that BAR treatment of the junction of Moss Vale Road and 
the access road will be included in these works, which have been based on 
previous discussions with TfNSW; 

 
Given the above, TfNSW does not believe the subject development will have a 
significant impact on Moss Vale Road.  On this basis, TfNSW does not object to the 
development application. 

Internal Referrals. 
 

1. Development Engineer Referral response dated 06 October 2021 
The application is considered to be satisfactory in relation to Engineering matters 
subject to conditions being imposed on the notice of determination.   

 
2. Environment & Sustainability Referral response dated 02 October 2021 

The application is considered to be satisfactory in relation to biodiversity subject to 
the following conditions being imposed on the notice of determination. 
I note the proposal is to remove Pinus radiata and this is listed as an environmental 
weed.  However, large trees can be breeding habitat for protected fauna.  Protected 
fauna are listed under Schedule 5 of the Biodiversity Conservation Act 2016. 

Based on previous experience, this tree can support nests of bird species such as 
Magpie and Currawong.  Being close to Wingecarribee River, other birds may also 
use these trees for nests at different times.  If tree hollows are present, then 
microbats may be using these. 

Fauna occupation can be seasonal, and if checked today, changes may occur closer 
to tree removal time. 

On this basis, I would suggest that the applicant provide a set of safeguard/mitigation 
measures that address: 

Preclearing survey by an ecologist to detect if protected fauna are using these trees 
for reproductive habitat.  Survey to occur 1 week before planned tree removal.  If 
fauna occupying trees, then identification and nesting duration will assist with 
programming of tree works to avoid harm to such fauna; 

Staged tree removal, to first determine if tree removal can be delayed until there is 
no longer a dependency of fauna on these trees (e.g. offspring have fledged – nest 
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no longer required); if delay not possible, then remove trees not required for habitat 
leaving habitat trees until there is no longer a dependency.  Preclearing survey may 
be required again; 

Tree removal with fauna handler will be required if avoiding cannot be achieved.  
Fauna handler recommendations to be followed including delay of works in extreme 
weather conditions.  Fauna handler must have all relevant approvals, licences and 
permits for these works including a biodiversity Conservation licence, and Animal 
Ethics approvals. 

Unintentional harm, in case an animal is injured or orphaned during works, there 
needs to be a plan of how the fauna will be treated or cared for. 

Conditions have been provided in the draft consent conditions to cover these 
recommendations. (Condition 8). 
 

3. Heritage Advisor Referral response dated 28 September 2021 
The application is considered to be satisfactory in relation to heritage matters with 
the following comments: 
Heritage Exemption for obelisk relocation. 

 
• As council heritage advisor, I endorse a heritage exemption for the obelisk 

relocation, provided that an archaeological check of the new obelisk location 
is done; 

• Most practical could be for the archaeologist to monitor the excavation for the 
new obelisk location. 

• A costlier alternative could be for a hand dug archaeological test pit at the 
new obelisk location (before the mechanical excavator moves in). 

 
DISCUSSION OF KEY ISSUES 
 
In 2019 Wingecarribee Shire Council prepared a Masterplan for a multi stage upgrade of the 
Bong Bong Common. 
The Stage 1A being undertaken is to upgrade the access to the Eastern Precinct arrival of 
the Bong Bong Common.  The Eastern Precinct provides the parking and the main arrival 
for the site. 
The formalisation of the existing car park (not part of this application) at the Eastern Precinct 
of the Common creates a highly legible car park for visitors to experience the new arrival 
area for the Bong Bong Common interpretive walk outlined in the Masterplan in 2019. 

By relocating the Obelisk, visitors to the Common are provided with an opportunity for an 
arrival place at the Common to experience the eastern archaeological site of the former 
Bong Bong settlement.  New works for Stage 1A will also link up with existing walking track 
connections into Cecil Hoskins Reserve to the east and the main areas of Bong Bong 
Common to the west and will allow for the connection of future walking tracks and 
interpretive settings that will allow for greater exploration and understanding of the 
archaeology in the Eastern Precinct. 
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CONCLUSION 
 
The proposed development has been assessed using the ‘Matters for consideration’ listed in 
Section 4.15(1) of the Environmental Planning and Assessment Act 1979 and is found to be 
satisfactory. 
That Development Application 22/0222 for Lot 22 DP 1225783, Moss Vale Road, Burradoo 
be APPROVED subject to conditions for the construction of Stage 1A foot paving, 
landscaping, tree removal, relocation of obelisk and interpretive signage in association with 
the proposed adjacent works in the road reserve that have been assessed under Part 5 of 
the Environmental Planning and Assessment Act 1979. 

 
• The proposal is consistent with the relevant objectives contained within the 

Wingecarribee Local Environmental Plan 2010 and the relevant requirements of the 
Rural Lands Development Control Plan. 
 

• The proposal is consistent with the specific objectives of the E3 Environmental 
Management zone in that the proposed works will have a low impact on the site, 
elements within it and the potential sub-surface archaeology.  The transformation of 
the car park, and integration of the Eastern precinct into Bong Bong Common will 
create a highly legible arrival space for visitors to experience and provide a greater 
understanding of the site’s relationship with the Western Precinct of Bong Bong 
Common. 

 

ATTACHMENTS 
1. Draft Conditions of Development Consent  
2. Bong Bong Common Masterplan  
3. Stage 1A Landscape Plan  

4. Interim Archaelogical Report  
5. Bong Bong Common Development Plans  
6. Tree Removal Details   
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Geoff King 
Director, Communities and Place 
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