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PURPOSE
This report outlines amendments to Council’s Planning Proposal Policy, which reflect the
requirements and implications of the Department of Planning and Environment’s Local
Environmental Plan Making Guideline, which came into force in December 2021.
The draft revisions to the Policy document and clarify the process for Council’s consideration of
planning proposal applications in accordance with the Guideline, including the timeframes
stipulated by the Department of Planning and Environment (DPE).

RECOMMENDATION
The Policy be placed on Public Exhibition for a period of 28 days. At the conclusion of that period
if there are any submissions by way of objection a further report will be submitted to Council,
otherwise the Policy will be adopted as exhibited.

IMPACTS
Financial
This matter has no direct financial impact upon Council's adopted budget or forward estimates.
Strategic Plan - Hills Future
Council is required to assess planning proposals on their merits and deal with individual
Proponents in an equitable and transparent manner. The efficient and proper assessment and
processing of planning proposals is critical to Council’s role in shaping growth, achieving a
vibrant community and developing a prosperous economy in the Shire. The Planning Proposal
Policy articulates Council’s expectations with respect to new planning proposals and outlines a
clear, transparent and equitable framework within which each individual application will be
assessed and processed. The amendments proposed within this report seek to update the
policy to reflect recent changes to the planning proposal system made by Government and the
expectations for Councils including the timeliness of decision making.
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LINK TO HILLS SHIRE PLAN
Strategy:
5.1 The Shire’s natural and built environment is well managed through strategic land use and
urban planning that reflects our values and aspirations.
Outcomes:
5 Well planned and liveable neighbourhoods that meets growth targets and maintains amenity

NSW Government Planning Reform Action Plan
Also in July 2020, the NSW Government announced the Planning Reform Action Plan, which
outlined long term structural reform of the planning system consisting of a series of initiatives,
some of which seek to reduce assessment times for planning proposals, regionally significant
development applications (DAs) and major projects. In an effort to reduce planning proposal
application assessment timeframes, DPE have since undertaken a number of process reforms
focused on revised delegations, additional guidelines, clearer timeframes post gateway
determination, digital mapping and improving the quality of planning proposals.
Minister’s Expectations and EP&A Order – Released December 2021
On 15 December 2021, Council received a letter from the then Secretary of the Department of
Planning, Industry and Environment (now known as Department of Planning and Environment)
notifying Council that the then Minister for Planning and Public Spaces, the Hon. Rob Stokes
had made the Environmental Planning and Assessment (Statement of Expectations) Order
2021. The Order sets out the Minister’s expectations as to what constitutes an efficient and
effective planning system. This included setting benchmarks for Council performance in the
areas of development assessment, planning proposals and strategic planning. The Minister had
decided to outline his clear expectations for the planning system in the Order so that incoming
Councillors were aware of the importance of an efficient and effective planning system in
supporting a strong economy and delivering better places following the local Government
elections.
Of particular relevance to planning proposal applications, the order articulates that Councils
should make decisions on whether or not to support a planning proposal within 90 days of
lodgement and subsequently comply with the conditions in the Gateway Determination,
including the finalisation deadline. A copy of this correspondence is provided as Attachment 3
to this report.
Revised Local Environmental Plan Making Guidelines – Released December 2021
Also in December 2021, the NSW Department of Planning and Environment (DPE) released a
revised ‘Local Environmental Plan Making Guideline’ and a discussion paper titled ‘A new
approach to rezonings’. On 22 February 2022, Council received a report regarding these
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BACKGROUND
Planning Proposal Policy – Adopted July 2020
On 28 July 2020 Council adopted a Planning Proposal Policy. The Policy articulates the steps
in the planning proposal process, clarifies the supporting information required to be submitted
with a proposal and identifies the opportunities available for Proponents to engage with
Councillors. It also communicates Council’s expectations with respect to consideration of the
relevant State and local strategic planning policies and identifies the need for satisfactory
arrangements to be in place to address additional infrastructure demands where unplanned
development uplift is sought through a proposal.
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documents and resolved to make a submission on the discussion paper ‘A new approach to
rezonings’ which objects to the proposed changes (Report and Minute provided as Attachment
4 to this report). It is noted that the Local Environmental Plan Making Guideline took effect
immediately and has been in force since its release. To date, DPE has not finalised the exhibited
changes proposed in the ‘A new approach to rezonings’ discussion paper.
Further discussion on the revised Local Environmental Plan Making Guidelines is included in
Section 1 of this report.

1. LOCAL ENVIRONMENTAL PLAN MAKING GUIDELINE
The ‘Local Environmental Plan Making Guideline’ provides an overview of and further guidance
on the process of considering rezonings. It came into force upon its release by Government in
December 2021.
The Guideline introduced a more formalised pre-lodgement phase, known as a ‘scoping study’
(which includes pre-lodgement Government agency consultation) and the identification of
‘categories’ of rezoning proposals with corresponding benchmark timeframes and supporting
technical information requirements.
The four categories of proposals identified are:
▪
▪
▪
▪

Basic – amendments to correct minor errors, housekeeping amendments;
Standard – rezonings with limited impact which amend principal development standards, or
include additional permitted uses;
Complex – rezonings with significant amendments to the LEP which would trigger
infrastructure demand, respond to new infrastructure or implement a new policy; and
Principal – a Principal Local Environmental Plan, creating a new LEP or significant
amendments that apply to the whole Council area.

For each of the four categories of planning proposals, the Department has identified the
expected assessment timeframe for each phase of the proposal, as shown below:
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Updated Planning Proposal Categories and Fees – The Hills Shire Plan 2022-2023
On 14 June 2022, Council adopted the 2022-2023 Hills Shire Plan, which includes revised
planning proposal fees and charges that align with the planning proposal categories in the
Department’s Guideline and introduce a description and fee for the ‘scoping’ study and phase
which Proponents are now expected to complete prior to lodgement of an application. The
revised fees and charges came into effect on 1 July 2022.
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It is noted that the majority of the Proponent-initiated rezonings that Council receives would fall
into either the ‘standard’ or, more commonly, the ‘complex’ categories. The Guidelines indicate
that a Proponent is eligible to lodge a Rezoning Review after either 90 days or 115 days,
depending on the category of rezoning.
The Guideline includes a template ‘scoping study’ for Proponents to use, a framework for
engaging with Government authorities at the pre-lodgement stage and indicative requirements
for supporting technical information to accompany each rezoning application, based on the
category.
2. REVISED PLANNING PROPOSAL POLICY
An updated Planning Proposal Policy has been prepared which reflects the revised Local
Environmental Plan Making Guideline and its implications for the way in which Council must
process planning proposal applications. It provides further guidance regarding the planning
proposal application process, the opportunities for Proponents to engage with Councillors
during the process and the new ‘scoping’ process prior to lodgement.
A draft of the updated Planning Proposal Policy is provided as Attachment 1, with a tracked
change version provided as Attachment 2. The key changes include:
1. Inclusion of discussion regarding timeframes for processing planning proposals based on
the Minister’s Statement of Expectations and the Department’s Local Environmental Plan
Making Guideline;
2. Inclusion of more detailed information regarding lodgement material requirements;
3. Inclusion of information regarding the new ‘scoping’ phase of the process, such as
submission requirements and process for arranging a scoping meeting with Council officers;
4. Update the planning proposal process flow chart to reflect the current framework and
system;
5. Removal of the optional opportunity for Proponents to present to Councillors following either
the submission of revised information or the completion of public exhibition, given the
timeframes stipulated by the Minister’s Expectations and DPE’s Guideline do not enable
sufficient time at these points in the process for further presentations and briefings to occur;
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Figure 1

Rezoning categories and benchmark timeframes
Source: Local Environmental Plan Guideline (December 2021) DPE
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6. Remove Appendix 2 – Indicative Timeframes for Planning Proposals, as this is proposed to
instead be covered in the new Section 3 b) of the Policy (“Timeframes for Processing
Planning Proposals”); and
7. Update references and dates throughout the Policy as necessary.

ATTACHMENTS
1. Revised Planning Proposal Policy (11 pages)
2. Revised Planning Proposal Policy – Marked Up Version (18 pages)
3. Ministers Statement of Expectations (7 pages)
4. Previous Report 22 February 2022 (173 Pages)
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CONCLUSION
The Planning Proposal Policy has been updated to reflect the Minister’s Expectations for
Councils, the Department’s revised Local Environmental Plan Making Guideline and the
implications of these changes to the way in which Council must process planning proposal
applications. The revised Policy will continue to document and clarify the process for Council’s
consideration of planning proposal applications to ensure that Council can continue to progress
planning proposals in an efficient, timely, transparent and equitable manner.
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ATTACHMENT 1

PLANNING PROPOSAL
POLICY
Policy 22/2022-2025

DATE
• Ordinary Meeting of Council DATE TO BE INSERTED
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POLICY NO:

22/ 2022-2025

LEGISLATIVE
REQUIREMENTS

Council’s Code of Conduct (and the Office of Local Government Model
Code of Conduct)

RESPONSIBILITY:

Forward Planning

OBJECTIVE:

To articulate Council’s expectations with respect to new planning proposals
and to establish a clear, transparent and equitable framework within which
planning proposal proponents can address Councillors during the assessment
process.

REVIEW

Within the first 12 months of each term of Council or as required.

THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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Introduction

This policy is known as The Hills Shire Council Planning Proposal Policy (‘the policy’). It applies to all
Planning Proposal Applications lodged with Council from DATE TO BE INSERTED and was adopted by
resolution of the Council on DATE TO BE INSERTED.
The objective of this policy is to articulate Council’s expectations with respect to new planning proposals
and to establish a clear, transparent and equitable framework within which Council will process and
assess planning proposal applications, including opportunities for planning proposal proponents to
address Councillors during the assessment process.

2.

Terms and Definitions

Act means the Environmental Planning and Assessment Act 1979 (NSW).
Council means The Hills Shire Council.
Environmental Planning Instrument has the same meaning as the Act.
Instrument change means a change to an Environmental Planning Instrument.
Minister means the Minister for Planning and Public Spaces, New South Wales.
Regulations mean the Environmental Planning and Assessment Regulation 2000.
Planning Proposal Application means an application prepared and lodged with Council which seeks
to facilitate an Instrument Change in accordance with the NSW Department of Planning and
Environment’s ‘Local Environmental Plan Making Guideline’.
Proponent means a person who has sought a change to an environmental planning instrument.

3.

Key Strategic Considerations and Assessment Criteria

a) Strategic Context
All Planning Proposals will be assessed against the strategic framework that is in force at the time of
assessment. To demonstrate strategic merit, an application must establish consistency with the following
Strategic Planning documents, including but not limited to:
•
•
•
•
•
•
•

Greater Sydney Region Plan, ‘A Metropolis of Three Cities’ (found here);
Central City District Plan (found here);
Ministerial Directions (found here);
Council’s Local Strategic Planning Statement and Supporting Strategies (found here);
North West Rail Link Corridor Strategy and related Structure Plans (found here);
Hills Corridor Strategy (found here); and
Precinct Plans (found here).

Where a proposal seeks to justify an inconsistency with any of the above Plans and Strategies, it must
clearly establish how the proposal will result in a superior planning outcome and community benefit.
Planning Proposals should also indicate how they give effect to the outcomes and strategies within
Council’s Community Strategic Plan.
b) Timeframes for Processing Planning Proposals
On 26 November 2021 the Environmental Planning and Assessment (Statement of Expectations) Order
was made and stipulates requirements for Councils to comply with in terms of processing planning
proposals. If a council does not meet the Minister’s Expectations under this order, the Minister may
exercise powers under s9.6(1)(b) of the Act and appoint a planning administrator or a regional panel to
THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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exercise Council functions.
The order states :
“A council should:
(a) Make a decision as to whether to support or not a proponent led planning proposal
(rezoning) as soon as practical and no longer than 90 days, or
(b) submit a proponent led planning proposal for Gateway determinations as soon as practical
and no longer than 90 days after having indicated its support for the planning proposal,
(c) publicly exhibit a planning proposal or hold a public hearing in line with the conditions of a
Gateway determination,
(d) consider or respond to public submission on a draft LEP in accordance with their community
participation plan,
(e) make a LEP, which has been delegated to the Council, in the timeframes specified in the
Gateway determination.”
In December 2021, the Department of Planning and Environment released the Local Environmental Plan
Making Guideline (found here), which stipulates categories for types of planning proposals and
benchmark timeframes for the consideration and determination of planning proposals. Council’s adopted
Fees and Charges identify planning proposal categories consistent with the Guideline and provide for
corresponding fees. The benchmark timeframes in the Guideline are shown in the following figure:

Figure 1
Local Environmental Plan Making Guideline Benchmark Timeframes for Planning Proposals
The benchmark timeframes in the Guideline differ from the Minister’s Expectations. The time required to
undertake each stage in the LEP making process varies, depending on the nature, scale and complexity
of a proposal, the issues that need to be resolved, and the level of community interest. Council will
process planning proposals in an efficient, transparent, accountable, and outcomes focused manner to
set clear expectations for the community.
Council is expected to determine whether or not a planning proposal will proceed to Gateway
Determination within a maximum of 120 working days of a proposal being lodged. Therefore, detailed
consideration of infrastructure, design or other technical matters cannot be deferred to the post-Gateway
stage and there are no opportunities to negotiate and revise elements of a proposal following formal
lodgement. The Scoping Phase of the process (refer to Section 4 below) provides an opportunity for
Proponents to present their proposal to Council officers and receive feedback on their proposal prior to
lodgement.
Following formal lodgement of the planning proposal, Council officers will promptly progress with the
following steps:
• Proponents will be invited to provide a presentation to the elected Council at the next available
Councillor Briefing, in accordance with this Policy;
• Council officers will complete a full technical assessment of the application, as submitted, and
THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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report this to the Local Planning Panel for advice; and
Following the Local Planning Panel, Council officers will promptly report the application to
Council, as submitted, for a determination on whether or not to progress to Gateway
Determination.

c) Assessment of Infrastructure Demand
Proponents must undertake an assessment of the capacity of local, regional and state infrastructure,
identify solutions/ opportunities to address any infrastructure shortfalls, and establish a mechanism for
fair and reasonable contributions to be made that are proportionate to the demand for additional
infrastructure generated by the proposed uplift.
Where planning proposals are seeking uplift beyond current planning controls, Proponents must
demonstrate that satisfactory arrangements are in place to address additional demand for local and State
infrastructure. This includes (but is not limited to):
•
•
•
•
•

Passive and active open space;
Community facilities;
Educational establishments;
Traffic and transport infrastructure; and
Drainage and Water Management.

Any offer to enter into a Voluntary Planning Agreement or draft Contributions Plan amendment proposed
in conjunction with a planning proposal must be lodged with the planning proposal application in order to
be considered with the planning proposal.
The timeframes set out by the Department (Figure 1) require these matters to be considered concurrently
as one application package. The assessment of infrastructure demand and the potential solutions or
mechanisms provided with the planning proposal will inform the assessment of the proposal in terms of
the services and infrastructure that are or will be available to meet the demands arising from the
proposal. This is a fundamental consideration in the assessment of whether or not a proposal should
proceed to Gateway Determination. If a Proponent intends to make a Voluntary Planning Agreement
offer or amend a Contributions Plan in association with a planning proposal, these discussions should
occur with Council officers during the ‘scoping’ phase of the process, prior to lodgement.
d) Lodgement Requirements
The following information would likely be required with any Planning Proposal Application;
a) Application Form, Owners Consent and completed Political Donations forms;
b) A Planning Proposal Report, which addresses the Department of Planning and Environment’s
Local Environmental Plan Making Guideline;
c) Master Plan, Structure Plan, Concept Development Plans, Urban Design Report and/or
Architectural Plans that include a site and concept plan and depict landscaped areas, car parking,
setbacks, shadow diagrams, building footprints and building heights (at a minimum);
d) A draft Development Control Plan;
e) Traffic, Parking and Accessibility Report;
f) Environmental constraints reports (stormwater, flooding, biodiversity & bushfire);
g) Utilities Servicing Report;
h) Economic and Residential Demand Analysis,
i) Local Infrastructure Analysis and Mechanism – which considers the impacts of the proposal local
infrastructure and recommends a suitable development contributions framework in association with
any development uplift on the land, along with the proposed development contributions plan or
draft Voluntary Planning Agreement; and
j) Briefing Presentation material for Councillor briefing session.

4.

Scoping Phase

Prior to lodging a planning proposal application, all Proponents are required to prepare a scoping
study in accordance with the Local Environmental Plan Making Guideline (DPE) and meet with
Council’s Forward Planning Team to obtain pre-lodgement feedback and submission requirements..
The scoping study is to be provided to Council and the fee detailed in the adopted Fees and Charges
THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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is to be paid prior to the meeting with Council officers being arranged.
Meetings can be arranged by completing the online form on Council’s website.

5.

Planning Proposal Application Process

Figure 1 shows the key steps in the Planning Proposal Application process:

THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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Figure 2
Planning Proposal Application Process

THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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Local Planning Panel

A Planning Proposal is required to be referred to the Panel in accordance with section 2.19 of the
Environmental Planning and Assessment Act 1979 and the Local Planning Panels Direction – Planning
Proposals (Ministerial Direction). Planning Proposals are referred to The Hills Local Planning Panel for
advice only in accordance with Council’s Operational Guidelines (found here).
As the Panel has an advisory role only and no determinations are made, Panel meetings are held “in
camera” and are not open to the public or proponents. The making of decisions with respect to Planning
Proposals by the Elected Council will be held in public in accordance with Council’s adopted Code of
Meeting Practice.
The Panel’s advice on Planning Proposals will be published on Council’s website within 2 business days
following the electronic determination. In order to meet the timeframes specified by DPE, Council officers
will schedule the planning proposal to be reported to the next available Council meeting, where the
Panel’s advice will be provided to Council when determining whether or not a Planning Proposal should
proceed to Gateway Determination.

7.

Opportunities for Proponents to Address Councillors

Proponents will be provided with opportunities to address Councillors with respect to their Planning
Proposal Application at the following stages in the Planning Proposal Application assessment process
(identified in red):

Figure 3
Engagement Opportunities throughout Planning Proposal Process
Opportunities to address Councillors will be administered and regulated in accordance with the
following requirements and parameters:

A.

Councillor Briefing - Following Lodgement of a Planning Proposal Application

Following the lodgement of a new Planning Proposal Application, Proponents will be invited to provide
a short presentation to Councillors at a Councillor Briefing, subject to the following:


Councillor Briefings are generally held on the first Tuesday of each month;



Proponents will generally be advised of the opportunity to present 4 weeks prior to the scheduled
Councillor Briefing however the agenda for each Briefing may be subject to change;



Presentations will be limited to a maximum of 15 minutes;

 Based on the time available, the number of participants representing the proponent is to be kept to
a minimum with the expectation that no more than four (4) attendees is appropriate;


An electronic copy of all presentation material must be provided to Council officers with lodgement
of the Planning Proposal Application. The matter will be scheduled for the next available Councillor
Briefing.; If the material is not provided, Council officers will provide a technical briefing to
THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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Councillors, however the Proponent will not have the opportunity to present; and


Councillors will have the opportunity to ask questions of a Proponent following each presentation.

Councillor Briefings are for information purposes only and are not a forum in which decisions are made
or feedback is given. The opportunity to present at a Councillor Briefing occurs prior to the assessment
of the application by Council officers or the receipt of advice from the Local Planning Panel. The nature
of questions received during the briefing or any subsequent discussion should not be taken as an
indication of the likely outcome of their application. Decisions on planning matters are made in public at
Council meetings following detailed assessment of the proposal and preparation of a report to Council
by Council officers.
At the opening of each Councillor Briefing, the Mayor shall read the following statement:
Councillor Briefings are for information purposes only and are not a forum in which decisions are
made. Decisions on planning matters are made in public at Council meetings following detailed
assessment of the proposal and preparation of a report to Council by Council officers. Councillors
must ensure that no action, statement or communication conveys any suggestion of a predetermined view on a planning matter or willingness to provide concessions or preferential
treatment to individual Proponents. Any such action, statement or communication may result in a
Councillor being disqualified from making a decision on that planning matter.

B.

Ordinary Council Meeting – Pre-Gateway Determination

Proponents have the opportunity to address Council during a public Council meeting, prior to the Council
making a decision on whether or not a Planning Proposal should be forwarded to the Department of
Planning and Environment for Gateway Determination.
Council will be provided with a report on the Planning Proposal Application (including any associated
Development Control Plan amendments, draft Voluntary Planning Agreements or draft Contributions Plans)
prepared by Council officers and Proponents will have the opportunity to address Council during the
meeting in accordance with Council’s adopted Code of Meeting Practice.

C.

Ordinary Council Meeting – Post-Exhibition Consideration of Planning Proposal

Proponents have the opportunity to address Council during a public Council meeting when Council
considers the outcomes of the consultation period, prior to the Council making a decision on whether
or not a Planning Proposal should proceed to finalisation.
Council will be provided with a report on the Planning Proposal and outcomes of the consultation
period prepared by Council officers and Proponents will have the opportunity to address Council
during the meeting in accordance with Council’s adopted Code of Meeting Practice.

8.

Community Participation

Consultation with the Community will be undertaken in accordance with requirements under the
Environmental Planning and Assessment Act 1979, the Environmental Planning and Assessment
Regulations 2000 and Council’s adopted Community Participation Plan.
A Planning Proposal will be exhibited concurrently with any associated draft Voluntary Planning
Agreement or draft Development Control Plan.

9.

Probity and Proper Conduct

In accordance with the Statement of Business Ethics, Council will ensure all its business relationships
are ethical, fair and consistent. Anyone ‘doing business with Council’ (including all applicants, political
lobbyists, consultants and owners) must act ethically, fairly and honestly in all dealings with the Council.
Engagement with Councillors or Council Officers should be undertaken in accordance with the Statement
of Business Ethics and this Planning Proposal Policy.
THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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In accordance with the Environmental Planning and Assessment Act 1979, political donations and gifts
are to be disclosed when planning proposals are lodged and at any point during the process if any
component of the disclosure changes during this period.
In accordance with Council’s Code of Conduct, Councillors are required to ensure that land use planning
decisions are properly made in a fair and transparent manner. Decisions on planning matters are made
in the public Council Meeting forum.
The Code of Conduct and the Statement of Business Ethics are available on Council’s website. Any
concerns relating to Probity or Conduct should be directed to the Council’s Public Officer on 9843 0159,
the Council’s General Manager or any Group Manager by telephone or in writing.

10.

Associated Documents

Strategic Documents:
• Greater Sydney Region Plan, ‘A Metropolis of Three Cities’ (found here);
• Central City District Plan (found here);
• Ministerial Directions (found here);
• Council’s Local Strategic Planning Statement (found here);
• North West Rail Link Corridor Strategy and related Structure Plans (found here);
• Hills Corridor Strategy (found here); and
• Precinct Plans (found here).
• Local Environmental Plan Making Guideline (found here)
Council Documents:
• Political Donations and Disclosures Form (found here);
• Community Participation Plan (found here);
• Fees and Charges (found here);
• Statement of Business Ethics (found here);
• Council’s Code of Conduct (found here); and
• Council’s Local Planning Panel Operational Guidelines (found here).

11.

Appendices

Appendix 1 – Planning Proposal Application Form and Checklist

THSC Policy No 22 – Planning Proposal Policy: DATE TO BE INSERTED
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ATTACHMENT 2

PLANNING PROPOSAL
POLICY
Policy 22/2017-20202022-2025

DATE
• Ordinary Meeting of Council 28 July 2020DATE TO BE INSERTED
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POLICY NO:

22/2017-2020 2022-2025

LEGISLATIVE
REQUIREMENTS

Council’s Code of Conduct (and the Office of Local Government Model
Code of Conduct)

RESPONSIBILITY:

Forward Planning

OBJECTIVE:

To articulate Council’s expectations with respect to new planning proposals
and to establish a clear, transparent and equitable framework within which
planning proposal proponents can address Councillors during the assessment
process.

REVIEW

Within the first 12 months of each term of Council or as required.

THSC Policy No 22 – Planning Proposal Policy: 29 July 2020DATE TO BE INSERTED

2

PAGE 314

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022

Contents
SECTION

SUBJECT

PAGE

1

Introduction

4

2

Terms and Definitions

4

3

Key Strategic Considerations and Assessment Criteria

4

4

Pre-Lodgement DiscussionsScoping Phase

5

5

Assessment Planning Proposal Application Process

5

6

Local Planning Panel

7

7

Opportunities for Proponents to Address Councillors

7

8

Community Participation

9

9

Probity and Proper Conduct

9

10

Associated Documents

9

11

Appendices

9

Appendix 1 – Planning Proposal Application Form and Checklist

10

Appendix 2 – Indicative Timeframes for Planning Proposals

16

THSC Policy No 22 – Planning Proposal Policy: 29 July 2020DATE TO BE INSERTED

3

PAGE 315

ORDINARY MEETING OF COUNCIL

1.

23 AUGUST, 2022

Introduction

This policy is known as The Hills Shire Council Planning Proposal Policy (‘the policy’). It applies to all
Planning Proposal Applications lodged with Council from 29 July 2020DATE TO BE INSERTED and was
adopted by resolution of the Council on 28 July 2020 DATE TO BE INSERTED.
The objective of this policy is to articulate Council’s expectations with respect to new planning proposals
and to establish a clear, transparent and equitable framework within which Council will process and
assessment planning proposal applications, including opportunities for planning proposal proponents to
can address Councillors during the assessment process.

2.

Terms and Definitions

Act means the Environmental Planning and Assessment Act 1979 (NSW).
Council means The Hills Shire Council.
Environmental Planning Instrument has the same meaning as the Act.
Instrument change means a change to an Environmental Planning Instrument.
Minister means the Minister for Planning and Public Spaces, New South Wales.
Regulations mean the Environmental Planning and Assessment Regulation 2000.
Planning Proposal Application means an application prepared and lodged with Council which seeks
to facilitate an Instrument Change in accordance with the NSW Department of Planning , Industry and
Environment’s ‘A Guide to Preparing Planning Proposals’ ‘Local Environmental Plan Making Guideline’.
Proponent means a person who has sought a change to an environmental planning instrument.

3.

Key Strategic Considerations and Assessment Criteria

a) Strategic Context
All Planning Proposals will be assessed against the strategic framework that is in force at the time of
assessment. To demonstrate strategic merit, an application must establish consistency with the following
Strategic Planning documents, including but not limited to:
•
•
•
•
•
•
•

Greater Sydney Region Plan, ‘A Metropolis of Three Cities’ (found here);
Central City District Plan (found here);
Section 9.1 Ministerial Directions (found here);
Council’s Local Strategic Planning Statement and Supporting Strategies (found here);
North West Rail Link Corridor Strategy and related Structure Plans (found here);
Hills Corridor Strategy (found here); and
Precinct Plans (found here).

Where a proposal seeks to justify an inconsistency with any of the above Plans and Strategies, it must
clearly establish how the proposal will result in a superior planning outcome and community benefit.
Planning Proposals should also indicate how they give effect to the outcomes and strategies within
Council’s Community Strategic Plan.
b) Timeframes for Processing Planning Proposals
On 26 November 2021 the Environmental Planning and Assessment (Statement of Expectations) Order
was made and stipulates requirements for Councils to comply with in terms of processing planning
proposals. If a council does not meet the Minister’s Expectations under this order, the Minister may
exercise powers under s9.6(1)(b) of the Act and appoint a planning administrator or a regional panel to
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exercise Council functions.
The order states :
“A council should:
(a) Make a decision as to whether to support or not a proponent led planning proposal
(rezoning) as soon as practical and no longer than 90 days, or
(b) submit a proponent led planning proposal for Gateway determinations as soon as practical
and no longer than 90 days after having indicated its support for the planning proposal,
(c) publicly exhibit a planning proposal or hold a public hearing in line with the conditions of a
Gateway determination,
(d) consider or respond to public submission on a draft LEP in accordance with their community
participation plan,
(e) make a LEP, which has been delegated to the Council, in the timeframes specified in the
Gateway determination.”
In December 2021, the Department of Planning and Environment released the Local Environmental Plan
Making Guideline (found here), which stipulates categories for types of planning proposals and
benchmark timeframes for the consideration and determination of planning proposals. Council’s adopted
Fees and Charges identify planning proposal categories consistent with the Guideline and provide for
corresponding fees. The benchmark timeframes in the Guideline are shown in the following figure:

Figure 1
Local Environmental Plan Making Guideline Benchmark Timeframes for Planning Proposals
The benchmark timeframes in the Guideline differ from the Minister’s Expectations. The time required to
undertake each stage in the LEP making process varies, depending on the nature, scale and complexity
of a proposal, the issues that need to be resolved, and the level of community interest. Council will
process planning proposals in an efficient, transparent, accountable, and outcomes focused manner to
set clear expectations for the community.
Council is expected to determine whether or not a planning proposal will proceed to Gateway
Determination within a maximum of 120 working days of a proposal being lodged. Therefore, detailed
consideration of infrastructure, design or other technical matters cannot be deferred to the post-Gateway
stage and there are no opportunities to negotiate and revise elements of a proposal following formal
lodgement. The Scoping Phase of the process (refer to Section 4 below) provides an opportunity for
Proponents to present their proposal to Council officers and receive feedback on their proposal prior to
lodgement.
Following formal lodgement of the planning proposal, Council officers will promptly progress with the
following steps:
• Proponents will be invited to provide a presentation to the elected Council at the next available
Councillor Briefing, in accordance with this Policy;
• Council officers will complete a full technical assessment of the application, as submitted, and
THSC Policy No 22 – Planning Proposal Policy: 29 July 2020DATE TO BE INSERTED

5

PAGE 317

ORDINARY MEETING OF COUNCIL
•

23 AUGUST, 2022

report this to the Local Planning Panel for advice; and
Following the Local Planning Panel, Council officers will promptly report the application to
Council, as submitted, for a determination on whether or not to progress to Gateway
Determination.

b)c)
Assessment of Infrastructure Demand
Proponents must undertake an assessment of the capacity of local, regional and state infrastructure,
identify solutions/ opportunities to address any infrastructure shortfalls, and establish a mechanism for
fair and reasonable contributions to be made that are proportionate to the demand for additional
infrastructure generated by the proposed uplift.
Where planning proposals are seeking uplift beyond current planning controls, Proponents must
demonstrate that satisfactory arrangements are in place to address additional demand for local and State
infrastructure. This includes (but is not limited to):
•
•
•
•
•

Passive and active open space;
Community facilities;
Educational establishments;
Traffic and transport infrastructure; and
Drainage and Water Management.

Any offer to enter into a Voluntary Planning Agreement or draft Contributions Plan amendment proposed
in conjunction with a planning proposal must be lodged with the planning proposal application in order to
be considered with the planning proposal.
If a Proponent intends to submit a draft Contribution Plan amendment request or draft Voluntary Planning
Agreement offer in order to address increased demand for local infrastructure or the delivery of public
benefits, this must form part of the application material at the time of lodgement. The timeframes set out
by the Department (Figure 1) require these matters to be do not enable for consideration considered
concurrently as one application package. of these matters at a later point in the process and as such,
Tthe assessment of infrastructure demand and the potential solutions or /mechanisms provided included
within the planning proposal lodgement material will inform the relevant infrastructure assessment of the
proposal in terms of the services and infrastructure that are or will be available to meet the demands
arising from the proposal. (and ability for an application to address increased demand) as aThis is a
fundamental consideration in the assessment of whether or not a proposal should proceed to Gateway
Determination. If a Proponent intends to discuss the potential to make a Voluntary Planning Agreement
offer or amend a Contributions Plan in association with a planning proposal to Council, these discussions
should occur with Council officers during the ‘scoping’ phase of the process, prior to lodgement.
d) Lodgement Requirements
The following information would likely be required with any Planning Proposal Application;
a) Application Form, Owners Consent and completed Political Donations forms;
b) A Planning Proposal Report, which addresses the Department of Planning and Environment’s
Local Environmental Plan Making Guideline;
c) Master Plan, Structure Plan, Concept Development Plans, Urban Design Report and/or
Architectural Plans that include a site and concept plan and depict landscaped areas, car parking,
setbacks, shadow diagrams, building footprints and building heights (at a minimum);
d) A draft Development Control Plan;
e) Traffic, Parking and Accessibility Report;
f) Environmental constraints reports (stormwater, flooding, biodiversity & bushfire);
g) Utilities Servicing Report;
h) Economic and Residential Demand Analysis,
i) Local Infrastructure Analysis and Mechanism – which considers the impacts of the proposal local
infrastructure and recommends a suitable development contributions framework in association with
any development uplift on the land, along with the proposed development contributions plan or
draft Voluntary Planning Agreement; and
j) Briefing p Presentation material for Councillor briefing session.
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Pre-Lodgement Scoping PhaseDiscussions

It is strongly recommended that allPrior to lodging a planning proposal application, all Proponents are
required to prepare a scoping study in accordance with the Local Environmental Plan Making
Guideline (DPE) and meet with Council’s Forward Planning Team to obtain pre-lodgement preliminary
feedback and submission requirements., prior to lodging a planning proposal application. The scoping
study is to be provided to Council and the fee detailed in the adopted Fees and Charges is to be paid
prior to the meeting with Council officers being arranged.
Meetings should be held early in the planning phase and can be arranged by completing the online
form on Council’s website contacting the Forward Planning Team on 9843 0343. .

5.

Planning Proposal Application Process

Figure 1 shows the key steps in the Planning Proposal Application processprocess:
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Figure 21
Request to Prepare Planning Proposal Application Assessment Process
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Local Planning Panel

A Planning Proposal is required to be referred to the Panel in accordance with section 2.19 of the
Environmental Planning and Assessment Act 1979 and the Local Planning Panels Direction – Planning
Proposals (Ministerial Direction). Planning Proposals are referred to The Hills Local Planning Panel for
advice only in accordance with Council’s Operational Guidelines (found here).
As the Panel has an advisory role only and no determinations are made, Panel meetings are held “in
camera” and are not open to the public or proponents. The making of decisions with respect to Planning
Proposals by the Elected Council will be held in public in accordance with Council’s adopted Code of
Meeting Practice.
The Panel’s advice on Planning Proposals will be published on Council’s website within 2 business days
following the electronic determination. In order to meet the timeframes specified by DPE, Council officers
will schedule the planning proposal to be reported to the next available Council meeting, where the
Panel’s advice and will be provided to Council when determining whether or not a Planning Proposal
should proceed to Gateway Determination.

7.

Opportunities for Proponents to Address Councillors

Proponents will be provided with opportunities to address Councillors with respect to their Planning
Proposal Application at the following stages in the Planning Proposal Application assessment process
(identified in red):

Figure 32
Engagement Opportunities throughout Planning Proposal Process
Opportunities to address Councillors will be administered and regulated in accordance with the
following requirements and parameters:

A.

Councillor WorkshopBriefing - Following Lodgement of a Planning Proposal Application

Following the lodgement of a new Planning Proposal Application, Proponents will be invited to provide
a short presentation to Councillors at a Councillor WorkshopBriefing, subject to the following:


Councillor WorkshopBriefings are generally held on the first Tuesday of each month;



Proponents will generally be advised of the opportunity to present 4 weeks prior to the scheduled
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Councillor WorkshopBriefing however the agenda for each WorkshopBriefing may be subject to
change;


Presentations will be limited to a maximum of 15 minutes;

 Based on the time available, the number of participants representing the proponent is to be kept to
a minimum with the expectation that no more than four (4) attendees is appropriate;


An electronic copy of all presentation material must be provided to Council officers no less than 2
weeks prior to the Councillor Workshop to enable for distribution of the material to Councillors. If
presentation material is not provided at this time, the presentation may be rescheduled for a later
Workshopwith lodgement of the Planning Proposal Application. The matter will be scheduled for the
next available Councillor Briefing.; If the material is not provided, Council officers will provide a
technical briefing to Councillors, however the Proponent will not have the opportunity to present;
and



Councillors will have the opportunity to ask questions of a Proponent following each presentation.

Councillor WorkshopBriefings are for information purposes only and are not a forum in which decisions
are made or feedback is given. The opportunity to present at a Councillor Briefing occurs prior to the
completion of assessment of the application by Council officers or the receipt of advice from the Local
Planning Panel. The nature of questions received during the bBriefing or any subsequent discussion
should not be taken as an indication of the likely outcome of their application. Decisions on planning
matters are made in public at Council meetings following detailed assessment of the proposal and
preparation of a report to Council by Council officers.
At the opening of each Councillor WorkshopBriefing, the Mayor shall read the following statement:
Councillor WorkshopBriefings are for information purposes only and are not a forum in which
decisions are made. Decisions on planning matters are made in public at Council meetings
following detailed assessment of the proposal and preparation of a report to Council by Council
officers. Councillors must ensure that no action, statement or communication conveys any
suggestion of a pre-determined view on a planning matter or willingness to provide concessions
or preferential treatment to individual Proponents. Any such action, statement or communication
may result in a Councillor being disqualified from making a decision on that planning matter.

B.

Ordinary Council Meeting – Pre-Gateway Determination

Proponents have the opportunity to address Council during a public Council meeting, prior to the Council
making a decision on whether or not a Planning Proposal should be forwarded to the Department of
Planning, Industry and Environment for Gateway Determination.
Council will be provided with a report on the Planning Proposal Application (including any associated
Development Control Plan amendments, draft Voluntary Planning Agreements or draft Contributions Plans)
prepared by Council officers and Proponents will have the opportunity to address Council during the
meeting in accordance with Council’s adopted Code of Meeting Practice.

C.

Councillor Workshop – Following Consultation and Public Exhibition

Where a Planning Proposal receives a Gateway Determination and proceeds to consultation with
public authorities and public exhibition, Proponents will be invited to provide a further presentation to
Councillors at a Councillor Workshop following the completion of the consultation period.
This opportunity would allow Proponents to address issues raised during the consultation period by
public authorities or the community and would be subject to the following:


Councillor Workshops are generally held on the first Tuesday of each month;



Proponents will generally be advised of the opportunity to present 4 weeks prior to the scheduled
Councillor Workshop however the agenda for each Workshop may be subject to change;
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Presentations will be limited to a maximum of 15 minutes;

 Based on the time available, the number of participants representing the proponent is to be kept to
a minimum with the expectation that no more than four (4) attendees is appropriate;
 An electronic copy of all presentation material must be provided to Council officers no less than 2
weeks prior to the Councillor Workshop to enable for distribution of the material to Councillors. If
presentation material is not provided at this time, the presentation may be rescheduled for a later
Workshop; and
 Councillors will have the opportunity to ask questions of a Proponent following each presentation.
Councillor Workshops are for information purposes only and are not a forum in which decisions are
made. Decisions on planning matters are made in public at Council meetings following detailed
assessment of the proposal and preparation of a report to Council by Council officers.
At the opening of each Councillor Workshop, the Mayor shall read the following statement:
Councillor Workshops are for information purposes only and are not a forum in which decisions
are made. Decisions on planning matters are made in public at Council meetings following
detailed assessment of the proposal and preparation of a report to Council by Council officers.
Councillors must ensure that no action, statement or communication conveys any suggestion of a
pre-determined view on a planning matter or willingness to provide concessions or preferential
treatment to individual Proponents. Any such action, statement or communication may result in a
Councillor being disqualified from making a decision on that planning matter.

D.C. Ordinary Council Meeting – Post-Exhibition Consideration of Planning Proposal
Proponents have the opportunity to address Council during a public Council meeting when Council
considers the outcomes of the consultation period, prior to the Council making a decision on whether
or not a Planning Proposal should proceed to finalisation.
Council will be provided with a report on the Planning Proposal and outcomes of the consultation
period prepared by Council officers and Proponents will have the opportunity to address Council
during the meeting in accordance with Council’s adopted Code of Meeting Practice.

E.

Councillor Workshop – Strategically Significant or Substantially Revised
Proposals

A Proponent may be invited to present a revised proposal at a Councillor Workshop at any point within
the Planning Proposal assessment process, where the Mayor determines that:
a) the proposal is of a significant scale or strategic significance to warrant an additional
presentation to Councillors; or
b) the extent of revisions to a proposal are such that it is no longer substantially the same
proposal as originally presented to Councillors at a previous Councillor Workshop.

8.

Community Participation

Consultation with the Community will be undertaken in accordance with requirements under the
Environmental Planning and Assessment Act 1979, the Environmental Planning and Assessment
Regulations 2000 and Council’s adopted Community Participation Plan.
Where possible, aA Planning Proposal will be exhibited concurrently with any associated draft Voluntary
Planning Agreement or draft Development Control Plan.

9.

Probity and Proper Conduct
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In accordance with the Statement of Business Ethics, Council will ensure all its business relationships
are ethical, fair and consistent. Anyone ‘doing business with Council’ (including all applicants, political
lobbyists, consultants and owners) must act ethically, fairly and honestly in all dealings with the Council.
Engagement with Councillors or Council Officers should be undertaken in accordance with the Statement
of Business Ethics and this Planning Proposal Policy.
In accordance with the Environmental Planning and Assessment Act 1979, political donations and gifts
are to be disclosed when planning proposals are lodged and at any point during the process if any
component of the disclosure changes during this period.
In accordance with Council’s Code of Conduct, Councillors are required to ensure that land use planning
decisions are properly made in a fair and transparent manner. Decisions on planning matters are made
in the public Council Meeting forum.
The Code of Conduct and the Statement of Business Ethics are available on Council’s website. Any
concerns relating to Probity or Conduct should be directed to the Council’s Public Officer on 9843 0159,
the Council’s General Manager or any Group Manager by telephone or in writing.

10.

Associated Documents

Strategic Documents:
• Greater Sydney Region Plan, ‘A Metropolis of Three Cities’ (found here);
• Central City District Plan (found here);
• Section 9.1 Ministerial Directions (found here);
• Council’s Local Strategic Planning Statement (found here);
• North West Rail Link Corridor Strategy and related Structure Plans (found here);
• Hills Corridor Strategy (found here); and
• Precinct Plans (found here).
• Local Environmental Plan Making Guideline (found here)
Council Documents:
• Political Donations and Disclosures Form (found here);
• Community Participation Plan (found here);
• Fees and Charges (found here);
• Statement of Business Ethics (found here);
• Council’s Code of Conduct (found here); and
• Council’s Local Planning Panel Operational Guidelines (found here).

11.

Appendices

Appendix 1 – Planning Proposal Application Form and Checklist
Appendix 2 – Indicative Timeframes for Planning Proposals
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Planning Proposal
Application Form
Planning Proposal Application
Made under the NSW Environmental Planning and Assessment Act 1979.
About this form
Use this form to lodge a Planning Proposal to amend The Hills Local Environmental Plan (LEP), which may include
associated amendments to The Hills Development Control Plan (DCP) 2012. This is a public document and may be
made available to the community upon request.
How to lodge this form
Please ensure all fields have been completed, this form must be submitted as part of a Planning Proposal Application.
Essential information: Before you begin, ensure that you read the Planning Proposal Policy HERE. Please note that
a Planning Proposal scoping meeting is to be conducted prior to lodging your Planning Proposal. You can make an
appointment for a Planning Proposal scoping meeting by using Council’s online form HERE.

OFFICE USE ONLY
PLP No.

Fee: $

Date

Receipt No.

DETAILS OF PERSON LODGING PROPOSAL
Company/ Organisation

Title

Mr

Mrs

Ms

Miss

Other

Given Name

Family Name

Unit/ Suite No.

House No.

Street Name
Suburb

State

Postcode

Postal address: (if different from above)
Preferred Contact:
Mobile No.

Mobile

Business

Email
Business No.

Email Address
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PROPONENT DETAILS Are you lodging this proposal on behalf of someone else? If yes, please provide their details.
Company/ Organisation

Title

Mr

Mrs

Ms

Miss

Other

Given Name

Family Name

Unit/ Suite No.

House No.

Street Name
Suburb

State

Postcode

Postal address: (if different from above)
Preferred Contact:

Mobile

Mobile No.

Business

Email
Business No.

Email Address
NOMINATE WHO WILL RECEIVE CORROSPONDENCE RELATING TO PROPOSAL (choose one only)
Entity or Person Lodging Proposal
Proponent
LOCATION OF PROPERTY Please provide details for all properties relevant to the proposal
Street Address
Suburb

Postcode

Lot No. DP/ SP
OWNERS CONSENT Please attach proof of consent from all registered owners of the land
Number of Owners
Name of Owner 1
Owners Address
Contact Number
Signature

Date

Name of Owner 2
Owners Address
Contact Number
Signature

Date

www.thehills.nsw.gov.au | 9843 0555
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Name of all other owners

Owners Address
Signature

Date

DESCRIPTION OF PROPOSAL
Planning Proposal Type

Basic

Refer to Council’s Fees and Charges
for a detailed description of each type.
Proposed Amendments to The Hills
Local Environmental Plan 2019
(LEP 2019)

Standard

Complex

Zone

Lot Size

Floor Space Ratio

Height of Building

Additional Permitted Use
Other: (please specify)
Brief Description of Proposed
Amendments
Brief Description of Proposed
Development
Does the planning proposal require a site-specific DCP or an amendment to The Hills DCP 2012

YES

NO

SCOPING MEETING
A Planning Proposal scoping meeting is required prior to preparing and submitting a Planning Proposal. A copy of
the Council correspondence in response to the meeting is to be provided with this application.
Has a scoping meeting occurred

YES

NO (please tick)

Meeting Date
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PLANNING PROPOSAL LODGEMENT CHECKLIST
Matters for consideration are on a case by case basis. The Planning Proposal package will generally include the
information listed below depending on the complexity, nature, and context of the Planning Proposal.
Further advice will be provided with respect to lodgment requirements as part of the scoping discussions.
Please ensure that you upload all plans and documentation that is relevant to your application to the NSW Planning
Portal.
Submitted

Council to Confirm

Completed Application Form
Completed Political Donations and Gifts Disclosure Form
Statement of Business Ethics
Application Fee – additional fees may apply if a DCP amendment is
required (refer to Council’s fees and charges for current financial year)
Owners Consent (all owners)*
Description of the subject land/ property and the locality
Council Correspondence in response to the Planning Proposal
scoping meeting
Planning Proposal Report which includes and addresses the
mandatory components indicated in the Department of Planning
and Environment’s Local Environmental Plan Making Guidelines:
a)

Objectives and intended outcomes of the planning proposal

b)

An explanation of the provisions that are to be amended or
included in The Hills Local Environmental Plan 2019

c)

Justification and process for implementation of proposed
amendments and outcomes (including assessment against
relevant Section 9.1 Ministerial Directions, justification that the
proposal is the best means of achieving the desired outcomes,
consideration of alternative options, and consideration of
relevant state, regional, and local planning strategies)

d)

Draft LEP mapping of current and proposed changes to maps

e)

Proposed community consultation (including consultation with
any relevant government agencies)

f)

Site plan drawn to scale (with north point clearly shown)
indicating physical features such as trees, topography, existing
buildings, and all adjoining properties and buildings

g)

Detailed analysis of the site and surrounding locality identifying
any relevant significant issues that need to be addressed in
considering the planning proposal (e.g. site constraints and
other development barriers)

h)

Photos/ photomontages of the site and surrounding area

i)

Relevant plans and concept drawings demonstrating the
proposed amendments

j)

Explanation of any intended activities for the site if the
planning proposal is successful and their potential impacts on
the surrounding area (e.g. traffic and parking, noise, amenity,
odour, solar access, privacy etc.)

k)

Details of substantial public benefit that would result from the
planning proposal

l)

Draft site-specific development control plan*
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Submitted

Council to Confirm

Councillor Workshop Presentation Material
Infrastructure Demand Analysis
Infrastructure Contributions Mechanism/draft Voluntary Planning
Agreement
Urban Design Report* (including building massing / shadow diagrams)
Development Yield Analysis (potential residential yield and employment
generation)*
Transport & Accessibility Study* (including parking, pedestrian and
traffic)
Ecology Report*
Bushfire Assessment Report*
Flood Study*
Preliminary Geotechnical Report*
Commercial/Retail Viability Analysis/Economic Impact Report*
Design Quality Statement*
Acoustic Report*
Bushfire Hazard Assessment Report*
Heritage Impact Assessment*
Site Contamination Assessment* (in accordance with
Ministerial Direction)
Agricultural Land Capability/ Land Use Conflict Report*
Servicing Reports* – Electricity, Sewer, Water, Gas etc.
Acid Sulfate Soil Report*
Water Quality Report*
Any other study deemed appropriate or required by Council staff at
Planning Proposal scoping meeting:
Please specify:
* May be required/ requested as determined by Council

DECLARATION
-

I declare that all the information in the application and checklist is, to the best of my knowledge, true and correct.

-

I understand that if the information is incomplete the application may be returned, delayed, rejected or more
information may be requested.

-

I acknowledge that if the information provided is misleading any approval granted ‘may be void’.

-

I have submitted all plans, forms and documentation as outlined in the checklist.

Signature(s)

Date
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ATTACHMENT 3

Office of the Secretary
15 December 2021

Dear General Manager
I am writing to advise you that the Hon. Rob Stokes, Minister for Planning and Public
Spaces and Minister for Transport and Roads has recently made the Environmental
Planning and Assessment (Statement of Expectations) Order 2021.
The Order sets out clear expectations as to what constitutes an efficient and effective
planning system and one that business and the community can have confidence in. It
sets benchmarks for council performance in the areas of development assessment,
planning proposals and strategic planning. A copy of this Order is attached.
You will also be aware that the Government has placed similar performance
expectations on the Department of Planning, Industry and Environment (the
Department) and other agencies with approval roles in the planning system. There
are also new requirements on industry to improve the timeliness and quality of
development applications. More information about these performance expectations
and recent planning system reforms is available at www.planning.nsw.gov.au/Policyand-Legislation/Planning-reforms/Planning-Reform-Action-Plan.
During the last two years, councils and government agencies have been working
hard to ensure we have an efficient and effective planning system that is able to
support the state in its economic recovery from the COVID-19 pandemic. It is the
planning system that has allowed businesses to adapt and thrive, that has given
people the confidence to invest in New South Wales and that has supported jobs
across the economy.
I wish to acknowledge how hard councils have worked during the pandemic to
ensure timely decision-making and in supporting the significant amount of planning
reform that has occurred. New South Wales now has a planning system that is
managed digitally through ePlanning, which makes consent authorities and
Government agencies more accountable for their performance. We also have a
planning system that is increasingly strategically led and where the community can
have confidence in the planning decisions that are being made.
As you are aware, slow decision-making, whether by Government agencies or a
council, is the enemy of public confidence in the planning system and leads to bad
economic, social and environmental outcomes. The work that we have all done over
the last two years has put the planning system in good stead and has allowed for
new performance indicators to be set. The performance indicators outlined in the
Minister’s Order should not be seen as aspirational but as achievable and critical to
the effective functioning of the planning system.
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The Minister has decided to outline his clear expectations for the planning system in
the attached Order so that incoming councillors are aware of the importance of an
efficient and effective planning system in supporting a strong economy and delivering
better places. It is also important to note that for the first time incoming councillors
will be provided an induction on the planning and their role in ensuring the planning
system as efficiently as possible. Accordingly, I would encourage you to table this
letter and Order at your first available council meeting.
I look forward to continuing to work productively with you in meeting these
performance indicators. As always, the Department is here to assist you if you feel
you have any issues in meeting any of these expectations. As always, feel free to
reach out to the Planning Delivery Unit or the Department’s regional planning teams
if your council needs further support or guidance. By continuing to work together, I
am sure we will be able to build a stronger, more resilient economy and a planning
system that meets the expectations of business and the community.
Yours sincerely

Kiersten Fishburn
Secretary
Encl. Environmental Planning and Assessment (Statement of Expectations) Order 2021
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ATTACHMENT 4

MINUTES of the duly convened Ordinary Meeting of The Hills Shire Council held
remotely via audio visual on 22 February 2022
Clr Dr B Burton
Clr R Tracey
Clr A Hay OAM
VOTING AGAINST THE MOTION
None
ITEM 5

SUBMISSION
REGARDING
DISCUSSION PAPER - 'A
REZONINGS'

NSW
GOVERNMENT
NEW APPROACH TO

A MOTION WAS MOVED BY COUNCILLOR BLUE AND SECONDED BY COUNCILLOR
HAY OAM THAT the Recommendation contained in the report be adopted.
THE MOTION WAS PUT AND CARRIED UNANIMOUSLY.
75

RESOLUTION
Council make a submission on the discussion paper ‘A new approach to rezonings’, as
provided in Attachment 1, which strongly objects to the proposed reforms and requests that
the Minister reconsider the new approach to rezonings and/or abandon the changes
proposed.
Being a planning matter, the Mayor called for a division to record the votes on this matter
VOTING FOR THE MOTION
Mayor Dr P Gangemi
Clr M Hodges
Clr F De Masi
Clr V Ellis
Clr M Blue
Clr J Brazier
Clr R Boneham
Clr J Cox
Clr R Jethi
Clr Dr M Kasby
Clr Dr B Burton
Clr R Tracey
Clr A Hay OAM
VOTING AGAINST THE MOTION
None
CALL OF THE AGENDA
A MOTION WAS MOVED BY COUNCILLOR BLUE AND SECONDED BY COUNCILLOR
HODGES THAT items 7 and 8 be moved by exception and the recommendations contained
therein be adopted.
THE MOTION WAS PUT AND CARRIED.
This is Page 6 of the Minutes of the Ordinary Meeting of The Hills Shire Council held
on 22 February 2022
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SUBMISSION
DISCUSSION
REZONINGS'

REGARDING
PAPER - 'A

NSW
GOVERNMENT
NEW APPROACH TO

OC INFO

THEME:

6KDSLQJ*URZWK

GROUP:

SHIRE STRATEGY, TRANSFORMATION AND SOLUTIONS

RESPONSIBLE OFFICER:

PRINCIPAL COORDINATOR FORWARD PLANNING
0(*$1081$5,
MANAGER – FORWARD PLANNING
1,&+2/$6&$5/721

PURPOSE
7KLV UHSRUW SURYLGHV D VXPPDU\ RI WKH *RYHUQPHQW¶V SURSRVHG UHIRUPV WR WKH SODQQLQJ
SURSRVDO UH]RQLQJ  V\VWHP LGHQWLILHV WKH VLJQLILFDQW LPSOLFDWLRQV RI WKHVH GRFXPHQWV IRU
&RXQFLODQGSURYLGHVDUHFRPPHQGHGGUDIWVXEPLVVLRQIRUFRQVLGHUDWLRQDQGHQGRUVHPHQWE\
&RXQFLO

RECOMMENDATION
&RXQFLO PDNH D VXEPLVVLRQ RQ WKH GLVFXVVLRQ SDSHU µ$ QHZ DSSURDFK WR UH]RQLQJV¶ DV
SURYLGHG LQ $WWDFKPHQW  ZKLFK VWURQJO\ REMHFWV WR WKH SURSRVHG UHIRUPV DQG UHTXHVWV WKDW
WKH 0LQLVWHU UHFRQVLGHU WKH QHZ DSSURDFK WR UH]RQLQJV DQGRU DEDQGRQ WKH FKDQJHV
SURSRVHG

IMPACTS
Financial
7KLV PDWWHU KDV QR GLUHFW ILQDQFLDO LPSDFW XSRQ &RXQFLO V DGRSWHG EXGJHW RU IRUZDUG
HVWLPDWHV+RZHYHULWLVSRVVLEOHGHSHQGLQJRQWKHRXWFRPHRIWKLVUHYLHZWRLQFUHDVHFRVWV
SHQDOWLHVDQGOHJDOPD\FRQVWUDLQLQFRPH$SSHDOPHFKDQLVPVZLOOVLJQLILFDQWO\LQFUHDVHWKH
QXPEHU RI DSSOLFDWLRQV DQG DSSHDOV  '3( KDV IODJJHG WKH SRWHQWLDO WR FKDQJH WKH IHH
VWUXFWXUH IRU SODQQLQJ SURSRVDO DSSOLFDWLRQV DQG VHW IL[HG UDWHV IRU GLIIHUHQW W\SHV RI
DSSOLFDWLRQV LQ FRPSDULVRQ WR WKH FXUUHQW V\VWHP ZKLFK SURYLGHV LQGLYLGXDO &RXQFLOV WKH
GLVFUHWLRQ WR VHW WKH YDOXH DQG WHUPV RI IHHV IRU WKH ORGJHPHQW RI D SODQQLQJ SURSRVDO 1R
GHWDLOVKDYHEHHQSURYLGHGZLWKUHVSHFWWRSURSRVHGIHHVE\'3(KRZHYHUWKLVPD\LPSDFW
RQ&RXQFLO¶VDELOLW\WRDGHTXDWHO\UHVRXUFHWKHHIILFLHQWSURFHVVLQJRISODQQLQJSURSRVDOVDV
ZHOO RWKHU NH\ SODQQLQJ ZRUN  ,W LV GLIILFXOW WR HVWLPDWH ILQDQFLDO LPSDFW XQWLO UHIRUPV DUH
ILQDOLVHG

72675,9()25%(77(57+,1*6

AUTHOR:

Strategic Plan - Hills Future
&RXQFLOLVUHTXLUHGWRDVVHVVLQGLYLGXDOSODQQLQJSURSRVDOVRQWKHLUPHULWVLQDQHTXLWDEOHDQG
WUDQVSDUHQW PDQQHU 7KH HIILFLHQW DQG SURSHU DVVHVVPHQW DQG SURFHVVLQJ RI SODQQLQJ
SURSRVDOV LV FULWLFDO WR &RXQFLO¶V UROH LQ VKDSLQJ JURZWK DFKLHYLQJ D YLEUDQW FRPPXQLW\ DQG
GHYHORSLQJDSURVSHURXVHFRQRP\LQWKH6KLUH&RXQFLO¶VVXEPLVVLRQZLWKUHVSHFWWRWKHQHZ
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DSSURDFK WR UH]RQLQJV ZLOO DGYRFDWH IRU 7KH +LOOV 6KLUH RXU FRPPXQLW\ UHVLGHQWV DQG
EXVLQHVVHVDQGDUWLFXODWHV&RXQFLO¶VH[SHFWDWLRQVZLWKUHVSHFWWRWKHQHZUH]RQLQJSURFHVV
&ULWLFDOO\WKHVXEPLVVLRQVHHNVWRUHLWHUDWHWKHQHHGIRU&RXQFLOVWRPDLQWDLQDSUHGRPLQDQW
UROHLQWKHGHWHUPLQDWLRQRISODQQLQJSURSRVDOV

Outcome:
:HOOSODQQHGDQGOLYHDEOHQHLJKERXUKRRGVWKDWPHHWVJURZWKWDUJHWVDQGPDLQWDLQVDPHQLW\

EXECUTIVE SUMMARY
7KLV UHSRUW SURYLGHV D VXPPDU\ RI WZR GRFXPHQWV UHOHDVHG E\ WKH 'HSDUWPHQW RI 3ODQQLQJ
DQG (QYLURQPHQW '3(  IRUPHUO\ 'HSDUWPHQW RI 3ODQQLQJ ,QGXVWU\ DQG (QYLURQPHQW  LQ
'HFHPEHUEHLQJ



$UHYLVHGµ/RFDO(QYLURQPHQWDO3ODQ0DNLQJ*XLGHOLQH¶ SURYLGHGDV$WWDFKPHQW DQG
$GLVFXVVLRQSDSHUWLWOHGµ$QHZDSSURDFKWRUH]RQLQJV¶ SURYLGHGDV$WWDFKPHQW 

,W DOVR RXWOLQHV WKH VLJQLILFDQW LPSOLFDWLRQV RI WKHVH GRFXPHQWV IRU &RXQFLO¶V UROH LQ PDNLQJ
ORFDOSODQQLQJGHFLVLRQVDQGSURYLGHVDGUDIWVXEPLVVLRQWRWKHH[KLELWLRQRIµ$QHZDSSURDFK
WR UH]RQLQJV¶ SURYLGHG DV $WWDFKPHQW   IRU &RXQFLO¶V FRQVLGHUDWLRQ DQG HQGRUVHPHQW 7KH
VXEPLVVLRQ FRQFOXGHV WKDW WKH HIIRUWV RI WKH IRUPHU 0LQVWHU WR LPSURYH WKH SODQQLQJ V\VWHP
DUH QRWHG EXW WKDW WKH FXUUHQW 0LQLVWHU VKRXOG EH VWURQJO\ XUJHG WR VXEVWDQWLDOO\ UHFRQVLGHU
DQGRUDEDQGRQWKHSURSRVHGFKDQJHV
7KHGLVFXVVLRQSDSHUIODJVFKDQJHVWRWKHUH]RQLQJSURFHVVZKLFK ZLOOVLJQLILFDQWO\DOWHUWKH
UROH RI &RXQFLOV 3URSRQHQWV DQG *RYHUQPHQW DJHQFLHV 6RPH RI WKH NH\ IHDWXUHV RI WKH
FXUUHQW UH]RQLQJ SURFHVV VXFK DV *DWHZD\ 'HWHUPLQDWLRQV DQG 5H]RQLQJ 5HYLHZV DUH
SURSRVHGWREHUHPRYHG7KHQHZSURFHVV ZRXOGSODFHDGLVSURSRUWLRQDWHHPSKDVLVRQWKH
SUHORGJHPHQWSKDVHRIWKHSURFHVVE\UHTXLULQJ&RXQFLORIILFHUVWRFRPPHQWRQWKHVWUDWHJLF
DQGVLWHVSHFLILFPHULWRIDSURSRVDOSULRUWRVXEPLVVLRQRIDSSOLFDWLRQPDWHULDO DQGWHFKQLFDO
VWXGLHV,WZRXOGDOVRUHVXOWLQXSIURQWSXEOLFH[KLELWLRQ SULRUWR&RXQFLOPDNLQJDQ\GHFLVLRQ
RQ WKH PDWWHU  DQG UHTXLUH 3URSRQHQWV WR WDNH RQ PXFK RI WKH UROH &RXQFLO FXUUHQWO\
XQGHUWDNHV VXFK DV FRQVLGHULQJ DQG UHVSRQGLQJ WR SXEOLF VXEPLVVLRQV DQG FRQVXOWLQJ ZLWK
*RYHUQPHQWDJHQFLHVEHIRUHDQ\FRQVLGHUDWLRQRUGHWHUPLQDWLRQRIDSURSRVDOE\&RXQFLO
7KHGLVFXVVLRQSDSHUFUHDWHVµFDWHJRULHV¶RIUH]RQLQJVZKLFKKDYHVWDQGDUGLVHGEHQFKPDUN
WLPHIUDPHV ZLWKLQ ZKLFK FHUWDLQ PLOHVWRQHV DUH WR EH UHDFKHG 7KH SURSRVHG FKDQJHV ZLOO
VWDQGDUGLVHIHHVIRUUH]RQLQJV FXUUHQWO\&RXQFLOVFDQGHWHUPLQHDSSURSULDWHIHHV DQGHQDEOH
3URSRQHQWV WR DFFHVV UHIXQGV LQ WKH HYHQW WKH EHQFKPDUN WLPHIUDPHV DUH QRW PHW 7KH
GLVFXVVLRQSDSHULQGLFDWHVWKDW'3(ZLOOKDYHDVLJQLILFDQWO\UHGXFHGUROHIRUPDQ\UH]RQLQJV

72675,9()25%(77(57+,1*6

LINK TO HILLS SHIRE PLAN
Strategy:
7KHVKLUH¶VQDWXUDODQGEXLOWHQYLURQPHQWLVZHOOPDQDJHGWKURXJKVWUDWHJLFODQGXVHDQG
XUEDQSODQQLQJWKDWUHIOHFWVRXUYDOXHVDQGDVSLUDWLRQV

7KHGLVFXVVLRQSDSHUDOVRLQGLFDWHVWKHSRWHQWLDOIRUDSSHDOVIRUSULYDWHSURSRQHQWVRQO\ QRW
&RXQFLOV  LQ WKH /DQG DQG (QYLURQPHQW &RXUW IRU UH]RQLQJV ZLWK DQRWKHU RSWLRQ EHLQJ
UH]RQLQJDSSHDOVEHLQJFRQVLGHUHGE\WKH,QGHSHQGHQW3ODQQLQJ&RPPLVVLRQ
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7KHFKDQJHVSURSRVHGLQWKHGLVFXVVLRQSDSHUPD\SURYLGH&RXQFLOZLWKDGGLWLRQDOFRQWURORI
WKH UH]RQLQJ SURFHVV +RZHYHU WKHUH DUH VLJQLILFDQW ULVNV WR &RXQFLO LQ WHUPV RI LQFUHDVHG
DSSHDO ULJKWV DQG WKH DVVRFLDWHG FRVWV RI GHIHQGLQJ DSSHDOV DQG UHGXFLQJ WKH ULJKWV IRU
&RXQFLOLQLWLDWHGUH]RQLQJV

:KLOH WKH (QYLURQPHQWDO 3ODQQLQJ DQG $VVHVVPHQW $FW  SURYLGHV WKH OHJLVODWLYH DQG
SURFHGXUDO IUDPHZRUN IRU WKH DVVHVVPHQW RI SODQQLQJ SURSRVDOV WKHUH UHPDLQV VFRSH IRU
&RXQFLOWRKDYHD3ROLF\WKDWSURYLGHVJUHDWHUJXLGDQFHIRUWKHJHQHUDOSXEOLFDQG3URSRQHQWV
ZLWKUHVSHFWWR&RXQFLO¶VH[SHFWDWLRQVDQGVWDQGDUGSURFHGXUHV
2Q  -XO\  &RXQFLO DGRSWHG D 3ODQQLQJ 3URSRVDO 3ROLF\ UHIHU WR $WWDFKPHQW   ZKLFK
KDV EHHQ LQ IRUFH VLQFH WKLV WLPH 7KH 3ROLF\ DUWLFXODWHV WKH VWHSV LQ WKH SODQQLQJ SURSRVDO
SURFHVV FODULILHV WKH VXSSRUWLQJ LQIRUPDWLRQ UHTXLUHG WR EH VXEPLWWHG ZLWK D SURSRVDO DQG
LGHQWLILHV WKH RSSRUWXQLWLHV DYDLODEOH IRU 3URSRQHQWV WR HQJDJH ZLWK &RXQFLOORUV ,W DOVR
FRPPXQLFDWHV&RXQFLO¶VH[SHFWDWLRQVZLWKUHVSHFWWRFRQVLGHUDWLRQRIWKHUHOHYDQW6WDWHDQG
ORFDOVWUDWHJLFSODQQLQJSROLFLHVDQGLGHQWLILHVWKHQHHGIRUVDWLVIDFWRU\DUUDQJHPHQWVWREHLQ
SODFH WR DGGUHVV DGGLWLRQDO LQIUDVWUXFWXUH GHPDQGV ZKHUH XQSODQQHG GHYHORSPHQW XSOLIW LV
VRXJKWWKURXJKDSURSRVDO
$OVR LQ -XO\  WKH 16: *RYHUQPHQW DQQRXQFHG WKH 3ODQQLQJ 5HIRUP $FWLRQ 3ODQ 7KH
$FWLRQ 3ODQ RXWOLQHV ORQJ WHUP VWUXFWXUDO UHIRUP RI WKH SODQQLQJ V\VWHP DQG FRQVLVWV RI D
VHULHVRILQLWLDWLYHVVRPHRIZKLFKVHHNWRUHGXFHDVVHVVPHQWWLPHVIRUSODQQLQJSURSRVDOV
UHJLRQDOO\ VLJQLILFDQW GHYHORSPHQW DSSOLFDWLRQV '$V  DQG PDMRU SURMHFWV 7R VXSSRUW WKH
UHGXFWLRQ RI SODQQLQJ SURSRVDO DVVHVVPHQW WLPHIUDPHV DQG VWUHDPOLQH SURFHVVHV '3( DUH
ZRUNLQJ RQ D UDQJH RI SURFHVV UHIRUPV VXFK DV UHYLVHG GHOHJDWLRQV DGGLWLRQDO JXLGHOLQHV
FOHDUHU WLPHIUDPHV SRVWJDWHZD\ GHWHUPLQDWLRQGLJLWDO PDSSLQJ DQG LPSURYLQJ WKH TXDOLW\ RI
SODQQLQJ SURSRVDOV $V SDUW RI WKH 3ODQQLQJ 5HIRUP $FWLRQ 3ODQ '3( KDYH UHOHDVHG WKH
UHYLVHG µ/RFDO (QYLURQPHQWDO 3ODQ 0DNLQJ *XLGHOLQH¶ DQG D GLVFXVVLRQ SDSHU WLWOHG µ$ QHZ
DSSURDFKWRUH]RQLQJV¶
2Q'HFHPEHU&RXQFLOUHFHLYHGDOHWWHUIURPWKHWKHQ6HFUHWDU\RIWKH'HSDUWPHQWRI
3ODQQLQJ ,QGXVWU\ DQG (QYLURQPHQW QRZ NQRZQ DV 'HSDUWPHQW RI 3ODQQLQJ DQG
(QYLURQPHQW  QRWLI\LQJ &RXQFLO WKDW WKH WKHQ 0LQLVWHU IRU 3ODQQLQJ DQG 3XEOLF 6SDFHV +RQ
5RE 6WRNHV KDV PDGH WKH (QYLURQPHQWDO 3ODQQLQJ DQG $VVHVVPHQW 6WDWHPHQW RI
([SHFWDWLRQV  2UGHU  UHIHU WR $WWDFKPHQW   7KH 2UGHU VHWV RXW WKH 0LQLVWHUV
H[SHFWDWLRQV DV WR ZKDW FRQVWLWXWHV DQ HIILFLHQW DQG HIIHFWLYH SODQQLQJ V\VWHP7KLV LQFOXGHV
VHWWLQJ EHQFKPDUNV IRU FRXQFLO SHUIRUPDQFH LQ WKH DUHDV RI GHYHORSPHQW DVVHVVPHQW
SODQQLQJ SURSRVDOV DQG VWUDWHJLF SODQQLQJ 7KH 0LQLVWHU KDG GHFLGHG WR RXWOLQH KLV FOHDU
H[SHFWDWLRQVIRUWKHSODQQLQJV\VWHPLQWKH2UGHUVRWKDWLQFRPLQJ&RXQFLOORUVDUHDZDUHRI
WKHLPSRUWDQFHRIDQHIILFLHQWDQGHIIHFWLYHSODQQLQJV\VWHPLQVXSSRUWLQJDVWURQJHFRQRP\
DQGGHOLYHULQJEHWWHUSODFHV

72675,9()25%(77(57+,1*6

BACKGROUND
&RXQFLO¶V /RFDO 6WUDWHJLF 3ODQQLQJ 6WDWHPHQW /636  LV WKH SULPDU\ SROLF\ JXLGLQJ GHFLVLRQV
RQ VWUDWHJLF ODQG XVH SODQQLQJ DQG KRZ JURZWK LQ 7KH 6KLUH LV PDQDJHG $FWLRQ  RI WKH
/636VWDWHVWKDW&RXQFLOZLOOSUHSDUHDQGHQGRUVHD3ODQQLQJ3URSRVDO3ROLF\WKDWDUWLFXODWHV
LWVH[SHFWDWLRQVZLWKUHVSHFWWRQHZSODQQLQJSURSRVDOV
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7KH RUGHU UHTXLUHV &RXQFLOV WR PDNH GHFLVLRQV RQ ZKHWKHU WKH VXSSRUW D SODQQLQJ SURSRVDO
ZLWKLQGD\VIURPUHFHLYLQJWKHDSSOLFDWLRQDQGFRPSO\ZLWKWKHFRQGLWLRQVLQWKH*DWHZD\
'HWHUPLQDWLRQLQFOXGLQJWKHILQDOLVDWLRQGHDGOLQH

REPORT
1.
Revised Local Environmental Plan Making Guideline

7KH NH\V FKDQJHV LQ FRPSDULVRQ WR WKH H[LVWLQJ SURFHVV LQFOXGH JXLGDQFH UHODWHG WR D QHZ
SUHORGJHPHQWSKDVHNQRZQDVDµVFRSLQJVWXG\¶ ZKLFKLQFOXGHVSUHORGJHPHQW*RYHUQPHQW
DJHQF\ FRQVXOWDWLRQ  DQG WKH LGHQWLILFDWLRQ RI µFDWHJRULHV¶ RI UH]RQLQJ SURSRVDOV ZLWK
FRUUHVSRQGLQJEHQFKPDUNWLPHIUDPHVDQGVXSSRUWLQJWHFKQLFDOLQIRUPDWLRQUHTXLUHPHQWV,WLV
QRWHGWKDWWKHVHHOHPHQWVDUHQRW\HWUHIOHFWHGLQOHJLVODWLRQDQGDVVXFKWKHµVFRSLQJVWXG\¶
DQG SUHORGJHPHQW PHHWLQJV DUH QRW FXUUHQWO\ PDQGDWRU\ QRU DUH WKH WLPHIUDPHV DQG
LQIRUPDWLRQUHTXLUHPHQWVIRUGLIIHUHQWFDWHJRULHVRISURSRVDOVUHIHUHQFHGLQOHJLVODWLRQ
7KHIRXUFDWHJRULHVRISURSRVDOVLGHQWLILHGDUH
 %DVLF±DPHQGPHQWVWRFRUUHFWPLQRUHUURUVKRXVHNHHSLQJDPHQGPHQWV
 6WDQGDUG±UH]RQLQJVZLWKOLPLWHGLPSDFWZKLFKDPHQGSULQFLSDOGHYHORSPHQWVWDQGDUGV
RULQFOXGHDGGLWLRQDOSHUPLWWHGXVHV
 &RPSOH[±UH]RQLQJVZLWKVLJQLILFDQWDPHQGPHQWVWRWKH/(3ZKLFKZRXOGWULJJHU
LQIUDVWUXFWXUHGHPDQGUHVSRQGWRQHZLQIUDVWUXFWXUHRULPSOHPHQWDQHZSROLF\DQG
 3ULQFLSDO±D3ULQFLSDO/RFDO(QYLURQPHQWDO3ODQFUHDWLQJDQHZ/(3RUVLJQLILFDQW
DPHQGPHQWVWKDWDSSO\WRWKHZKROH&RXQFLODUHD
7KHIRXUFDWHJRULHVRISODQQLQJSURSRVDOVDQGWKHFRUUHVSRQGLQJWLPHIUDPHVDUHVKRZQLQWKH
ILJXUHEHORZ

72675,9()25%(77(57+,1*6

7KH µ/RFDO (QYLURQPHQWDO 3ODQ 0DNLQJ *XLGHOLQH¶ SURYLGHV DQ RYHUYLHZ RI DQG IXUWKHU
JXLGDQFHRQWKHFXUUHQWSURFHVVRIFRQVLGHULQJUH]RQLQJVZLWKVRPHFKDQJHVDQGDGGLWLRQV
&ULWLFDOO\ WKLV *XLGHOLQH FDPH LQWRIRUFH XSRQ LWV UHOHDVH LQ'HFHPEHU  DQG '3( LV QRW
VHHNLQJIHHGEDFNRQWKLVGRFXPHQW

Figure 1

5H]RQLQJFDWHJRULHVDQGEHQFKPDUNWLPHIUDPHV
6RXUFH/RFDO(QYLURQPHQWDO3ODQ*XLGHOLQH 'HFHPEHU '3(
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7KH GLVFXVVLRQ SDSHU µ$ QHZ DSSURDFK WR UH]RQLQJV¶ KDV EHHQ SUHSDUHG E\ '3( WR RXWOLQH
SURSRVHG FKDQJHV WR WKH ZD\ SODQQLQJ SURSRVDOV RU UH]RQLQJV DUH SURFHVVHG LQ WKH IXWXUH
'3(LVH[KLELWLQJWKHGLVFXVVLRQSDSHUIRUIHHGEDFNIURPVWDNHKROGHUV

7KHUHIRUPVDUHXOWLPDWHO\ LQWHQGHGWRFXWWKHWLPHLWWDNHVWRSURFHVVDSURSRVDOWRFKDQJH
SODQQLQJ UXOHV E\ D WKLUG E\  HVWDEOLVK DQ DSSHDOV SDWKZD\ IRU SODQQLQJ SURSRVDOV WR
RYHUFRPH GHOD\V DQG HQDEOH H[SHGLHQW SURJUHVVLRQ RI UH]RQLQJV WKDW DUH FRQVLVWHQW ZLWK
VWUDWHJLFSODQV

'3(LQWHQGWR

 VLPSOLI\SURFHVVDQGPLQLPLVHGXSOLFDWLRQ
 FUHDWHPRUHFHUWDLQW\DQGFRQVLVWHQF\
 LPSURYHWUDQVSDUHQF\DQGWUXVW
 LPSURYHWKHTXDOLW\RISURSRVDOV
 UHGXFHSURFHVVLQJWLPHIUDPHV
 HPSRZHUFRXQFLOVWRPDNHGHFLVLRQVRQPDWWHUVLPSRUWDQWWRWKHLUORFDOFRPPXQLWLHV
 DOORZWKH*RYHUQPHQWWRGHDOZLWKPDWWHUVZKHUHLQWHUYHQWLRQLVEHQHILFLDODQG
 UHFRJQLVHSULYDWH3URSRQHQWVLQWKHSURFHVVDQGJLYHUHFRXUVHRSSRUWXQLWLHV

'3( LV LQYLWLQJ VXEPLVVLRQV XQWLO WK )HEUXDU\  ZLWK D YLHZ WR FRPPHQFLQJ WKH QHZ
SURFHVV LQ  7KH IROORZLQJ ILJXUH RXWOLQHV WKH NH\ FKDQJHV WR WKH UH]RQLQJ SURFHVV
SURSRVHGLQWKHGLVFXVVLRQSDSHU


72675,9()25%(77(57+,1*6


,W LV QRWHG WKDW WKH PDMRULW\ RI WKH 3URSRQHQWLQLWLDWHG UH]RQLQJV &RXQFLO FXUUHQWO\ FRQVLGHUV
ZRXOGIDOOLQWRWKHµVWDQGDUG¶RUµFRPSOH[¶FDWHJRULHV

7KH*XLGHOLQHVLQGLFDWHWKDWD3URSRQHQWLVHOLJLEOHWRORGJHD5H]RQLQJ5HYLHZDIWHUHLWKHU
GD\V RU  GD\V GHSHQGLQJ RQ WKH FDWHJRU\ RI UH]RQLQJ 7KLV LV DQ DPHQGPHQW IURP WKH
SUHYLRXVGD\RQO\WULJJHUIRUD5H]RQLQJ5HYLHZKRZHYHULWLVQRWHGWKDWWKH3UDFWLFH1RWH
36µ,QGHSHQGHQWUHYLHZVRISODQPDNLQJGHFLVLRQV¶KDVQRWEHHQXSGDWHGWRUHIOHFWWKH
QHZGD\WULJJHU&RXQFLOZLOOQRORQJHUEHDVNHGWREHWKH3ODQQLQJ3URSRVDO$XWKRULW\IRU
SODQQLQJSURSRVDOVWKDWZHUHQRWVXSSRUWHGE\&RXQFLOEXWDUHVXEVHTXHQWO\SURJUHVVHGDVD
UHVXOWRID5H]RQLQJ5HYLHZWKLVZLOOEHWKH6\GQH\&HQWUDO&LW\3ODQQLQJ3DQHO

7KH*XLGHOLQHVDOVRLQFOXGHDWHPSODWHµVFRSLQJVWXG\¶IRU3URSRQHQWVWRXVHDIUDPHZRUNIRU
HQJDJLQJZLWK*RYHUQPHQWDXWKRULWLHVDWWKHSUHORGJHPHQWVWDJHDQGLQGLFDWLYHUHTXLUHPHQWV
IRUVXSSRUWLQJWHFKQLFDOLQIRUPDWLRQWRDFFRPSDQ\HDFKUH]RQLQJEDVHGRQWKHFDWHJRU\

,WLVQRWHGWKDWWKHFKDQJHVWRWKHSURFHVVLQFOXGHGLQWKH*XLGHOLQHWKDWLVQRZLQIRUFHDUH
DOVR LQFOXGHG LQ WKH GLVFXVVLRQ SDSHU µ$ QHZ DSSURDFK WR UH]RQLQJV¶ ZKLFK LV FXUUHQWO\ RQ
H[KLELWLRQDQGGLVFXVVHGEHORZ

2.
Summary Of ‘A New Approach To Rezoning’ Discussion Paper
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&RPSDULVRQRIH[LVWLQJDQGSURSRVHGUH]RQLQJSURFHVV
6RXUFHµ$QHZDSSURDFKWRUH]RQLQJV¶ 'HFHPEHU '3(


7KHNH\FKDQJHVWRWKHSURFHVVLQFOXGH

 $ PDQGDWRU\ µVFRSLQJ¶ VWDJH SULRU WR ORGJHPHQW RI WKH UH]RQLQJ ZKLFK LQYROYHV WKH
SUHSDUDWLRQ RI WKH VFRSLQJ VWXG\ PHHWLQJ ZLWK &RXQFLO DQG VWDWH DJHQFLHV DQG WKH
LVVXHRIIRUPDODGYLFHIROORZLQJWKHPHHWLQJ7KHDGYLFHZLOOLQFOXGHLQLWLDOIHHGEDFNRQ
ZKHWKHUDUH]RQLQJKDVVWUDWHJLFDQGVLWHVSHFLILFPHULWDVZHOODVµVWXG\UHTXLUHPHQWV¶
VXSSRUWLQJ WHFKQLFDO LQIRUPDWLRQ UHTXLUHG  ZKLFK ZLOO EH YDOLG IRU  PRQWKV ,I D

72675,9()25%(77(57+,1*6

Figure 2
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 7KH GLVFXVVLRQ SDSHU LQFOXGHV EHQFKPDUNWLPHIUDPHVIRU HDFK FDWHJRU\ RI SURSRVDO
DVVKRZQLQWKHILJXUHEHORZ




Figure 3

3URSRVHGFDWHJRULHVRIUH]RQLQJVDQGDVVRFLDWHGEHQFKPDUNWLPHIUDPHV
6RXUFHµ$QHZDSSURDFKWRUH]RQLQJV¶ 'HFHPEHU '3(


 ,QWURGXFWLRQRIDµSODQQLQJJXDUDQWHH¶ZKHUH3URSRQHQWVDUHHQWLWOHGWRIHHUHIXQGVLI
&RXQFLO GRHV QRW GHWHUPLQH UH]RQLQJV ZLWKLQ WKH EHQFKPDUN WLPHIUDPHV &RXQFLO VWLOO
QHHGVWRDVVHVVDQGGHWHUPLQHWKHUH]RQLQJIROORZLQJLVVXLQJDUHIXQG
 7KHUH ZLOO EH QR ORQJHU EH D *DWHZD\ 'HWHUPLQDWLRQ VWDJH DQG '3( ZLOO QRW EH
LQYROYHGLQDPDMRULW\RI3URSRQHQWLQLWLDWHGUH]RQLQJV&RXQFLOZLOOQRORQJHUKDYHWKH
RSSRUWXQLW\WRUHVROYHWRSURFHHGWRH[KLELWLRQRIDUH]RQLQJ DVWKLVZLOORFFXUEHIRUH
&RXQFLOKDVFRQVLGHUHGDSURSRVDO 7KHHOHFWHG&RXQFLOZLOORQO\FRQVLGHU3URSRQHQW
LQLWLDWHGUH]RQLQJVRQFHIROORZLQJSXEOLFH[KLELWLRQDQG&RXQFLORIILFHUDVVHVVPHQWRI
WKHSURSRVDO
 2QFH D 3URSRQHQW ORGJHV D UH]RQLQJ SURSRVDO SXEOLF H[KLELWLRQ FRPPHQFHV
LPPHGLDWHO\ DQG DXWRPDWLFDOO\ RQ WKH 3ODQQLQJ 3RUWDO 7KHUH ZRXOG EH QR &RXQFLOORU
ZRUNVKRSRUIRUPDO&RXQFLOFRQVLGHUDWLRQRIWKHSURSRVDOSULRUWRSXEOLFH[KLELWLRQ

 '3(ZLOOWDNHFDUULDJHRIUH]RQLQJDSSOLFDWLRQVLQLWLDWHGE\SXEOLFDXWKRULWLHVUH]RQLQJV
DFFRPSDQLHG E\ D VWDWH VLJQLILFDQW '$ UH]RQLQJV ZKHUH &RXQFLO LV WKH 3URSRQHQW
UH]RQLQJ DSSOLFDWLRQV WR DPHQG D 6(33 ZKLFK SUHVXPDEO\ LQFOXGHV WKH *URZWK
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3URSRQHQW GRHV QRW ORGJH WKHLU UH]RQLQJ ZLWKLQ  PRQWKV WKH VWXG\ UHTXLUHPHQWV
ODSVH DQG WKH 3URSRQHQW PXVW FRPPHQFH WKH SURFHVV DJDLQ ,W LV QRW LQWHQGHG IRU
&RXQFLOWRIRUPDOO\FRQVLGHUDQ\UH]RQLQJDWWKHVFRSLQJVWDJH,WLVLQWHQGHGIRUWKHUH
WREHDVWDQGDUGIHHIRUWKLVSURFHVVEDVHGRQWKHFDWHJRU\RIUH]RQLQJ

 7KHUH DUH WR EH VWDQGDUG IHHV IRU WKH DVVHVVPHQW RI UH]RQLQJV LQ DGGLWLRQ WR WKH
VFRSLQJIHH +RZHYHUWKHUHDUHQRGHWDLOVRQZKDWWKHVHIHHVZLOOEHRWKHUWKDQWKUHH
 RSWLRQVRIIHHVWUXFWXUHVEHLQJIL[HGIHHVYDULDEOHIHHVDQGRUFRPELQDWLRQRIERWK
7KH REMHFWLYHV DUH WR DFKLHYH FRVW UHFRYHU\ IRU &RXQFLO NHHS IHHV UHDVRQDEOH IRU
3URSRQHQWVEHWUDQVSDUHQWDQGSUHGLFWDEOHDQGHDVLO\DGPLQLVWHUHG
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&HQWUHV  RU UH]RQLQJ DSSOLFDWLRQV WKDW DUH FRQVLGHUHG WR EH VWDWH RU UHJLRQDOO\
VLJQLILFDQW


 7KH HOHFWHG &RXQFLO ZLOO FRQVLGHU WKH UH]RQLQJ RQO\ RQFH WRZDUGV WKH HQG RI WKH
SURFHVVWRGHWHUPLQHZKHWKHURUQRWWRILQDOLVHDSODQQLQJSURSRVDO

 5H]RQLQJ5HYLHZVDQG *DWHZD\5HYLHZVDUHQRORQJHUSDUWRIWKHSURFHVV,QVWHDG
WKHUHZRXOGEHDQDSSHDOSURFHVVHLWKHUWKURXJKWKH/DQGDQG(QYLURQPHQW&RXUWRU
,QGHSHQGHQW 3ODQQLQJ &RPPLVVLRQ 7KHVH DSSHDO SURFHVVHV ZRXOG QRW EH DYDLODEOH
IRU&RXQFLOLQLWLDWHGUH]RQLQJVZKHUH&RXQFLOZRXOGLQVWHDGQHHGWRVHHNUHYLHZ QRWD
IRUPDODSSHDO WKURXJKWKH3ODQQLQJ'HOLYHU\8QLWRI'3(

 7KHUH DUH LQVWDQFHV ZKHUH FHUWDLQ 9ROXQWDU\ 3ODQQLQJ $JUHHPHQWV DQG UH]RQLQJV
EHLQJ GHWHUPLQHG E\ &RXQFLO PD\ EH FRQVLGHUHG D FRQIOLFW RI LQWHUHVW 7KHUH LV WKH
SRWHQWLDO IRU WKH /RFDO 3ODQQLQJ 3DQHO 'LVWULFW 3ODQQLQJ 3DQHO RU '3( WR LQVWHDG
GHWHUPLQHWKHVHUH]RQLQJV

3.
Issues

$ GUDIW VXEPLVVLRQ KDV EHHQ SUHSDUHG DQG LV SURYLGHG DV $WWDFKPHQW  IRU &RXQFLO¶V
FRQVLGHUDWLRQ7KHPRVWFULWLFDOLVVXHVIRU&RXQFLODUHVXPPDULVHGEHORZ

 7KHSURSRVHGUHIRUPVZLOOGUDVWLFDOO\FKDQJHWKHUROHDQGWLPLQJRI&RXQFLOFRQVLGHULQJ
DUH]RQLQJSURSRVDO&RXQFLOZLOOQRORQJHUJHWWKHRSSRUWXQLW\WRFRQVLGHUDSURSRVDO
WRGHWHUPLQHZKHWKHURUQRWLWKDVVXIILFLHQWVWUDWHJLFDQGVLWHVSHFLILFPHULWWRSURFHHG
WR SXEOLF H[KLELWLRQ ZLWK DOO UH]RQLQJ SURSRVDOV HYHQ WKRVH WKDW DUH QRW DOLJQHG ZLWK
WKH VWUDWHJLF IUDPHZRUN DQG DUH XQOLNHO\ WR EH VXSSRUWHG  EHLQJ H[KLELWHG WR WKH
FRPPXQLW\ &RXQFLO FXUUHQWO\ KDV WKH UROH RI EHLQJ D µJDWHNHHSHU¶ RI UH]RQLQJV
HQVXULQJWKDWWKHUHLVVRPHPHULWLQDSURSRVDOEHIRUHLWLVSURJUHVVHGIRUD*DWHZD\
'HWHUPLQDWLRQDQGSXEOLFH[KLELWLRQ7KLVUROHLVEHLQJUHPRYHG

 7KH SURSRVHG EHQFKPDUN WLPHIUDPHV GR QRW DFFRXQW IRU WKH ZLGH YDULHW\ RI PDWWHUV
FRQVLGHUHG LQ SODQQLQJ SURSRVDOV 7KH FXUUHQW +LOOV 6KLUH &RXQFLO 3ODQQLQJ 3URSRVDO
3ROLF\ DLPV WR SURFHVV UH]RQLQJV HIILFLHQWO\ ZKLOH DOVR DOORZLQJ WKH GHYHORSPHQW
LQGXVWU\IOH[LELOLW\WRUHVSRQGWRLVVXHV7KHSURSRVHGEHQFKPDUNWLPHIUDPHVDUHYHU\
VKRUWFRPSDUHGWRWKHDYHUDJHWLPHIRUFRPSOHWLQJDSODQQLQJSURSRVDO)RUH[DPSOH
EDVHG RQ &RXQFLOV UHFRUGV IURP  RQZDUGV D µVWDQGDUG¶ FDWHJRU\ 3URSRQHQW
LQLWLDWHGSODQQLQJSURSRVDOWDNHVGD\V ZHHNV RQDYHUDJHWREHFRPSOHWHG,Q
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 )ROORZLQJ H[KLELWLRQ WKH 3URSRQHQW ZLOO EH UHVSRQVLEOH IRU UHVSRQGLQJ WR SXEOLF DQG
SXEOLF DXWKRULW\ VXEPLVVLRQV DQG VXEPLWWLQJ WKHVH UHVSRQVHV DQG SRWHQWLDOO\ DQ
DPHQGHG UH]RQLQJ SURSRVDO WR &RXQFLO DV D UHVXOW $W WKLV SRLQW WKH µDVVHVVPHQW¶
EHJLQV DQG D µFORFN¶ LV VWDUWHG IRU DVVHVVPHQW ILQDOLVDWLRQ DQG GHWHUPLQDWLRQ RI D
UH]RQLQJ VLPLODUWRD'HYHORSPHQW$SSOLFDWLRQDVVHVVPHQW EHIRUHD3URSRQHQWFDQ
DSSHDORUDFFHVVDIHHUHIXQGXQGHUWKHSODQQLQJJXDUDQWHH

 7KHPDWWHUVIRUFRQVLGHUDWLRQLQWKHDVVHVVPHQWRIDUH]RQLQJDUHQRZDOLJQHGZLWKWKH
FXUUHQW 5H]RQLQJ 5HYLHZ FRQVLGHUDWLRQV EHLQJ WKH VWUDWHJLF DQG VLWH VSHFLILF PHULW
WHVWVFRQVLGHUDWLRQRIVXEPLVVLRQVDQGSXEOLFLQWHUHVW
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FRPSDULVRQWKHQHZ'3(*XLGHOLQHEHQFKPDUNWLPHIUDPHIRUDVWDQGDUGSURSRVDOLV
GD\V ZHHNV DQGLQWKHH[KLELWHGGLVFXVVLRQSDSHUSURSRVHGWRIXUWKHUUHGXFH
WKLV WR  GD\V  ZHHNV  ,W KDV EHHQ &RXQFLO¶V H[SHULHQFH WKDW RQO\ WKH PRVW
VWUDLJKWIRUZDUGSURSRVDOVDUHDEOHWREHFRPSOHWHGLQDWLPHIUDPHZKLFKLVFORVHWRWKH
EHQFKPDUN WLPHIUDPHV )RU H[DPSOH WKH UHFHQW UH]RQLQJ DQG DPHQGPHQWV WR
GHYHORSPHQW VWDQGDUGV WR IDFLOLWDWH H[SDQVLRQ RI WKH 0XVHXP 'LVFRYHU\ &HQWUH WRRN
GD\V ZHHNV WRFRPSOHWH
 ,QFRQWUDVWPDQ\SURSRVDOVUHTXLUHVLJQLILFDQWQHJRWLDWLRQVDQGUHYLVLRQVLQUHVSRQVH
WRRXWFRPHVRI&RXQFLORIILFHUDQGRUSXEOLFDJHQF\DVVHVVPHQWRULQRUGHUWRHVWDEOLVK
DSSURSULDWHLQIUDVWUXFWXUHFRQWULEXWLRQVPHFKDQLVPV)RUH[DPSOHDSODQQLQJSURSRVDO
WR LQFUHDVH WKH KHLJKW DQG IORRU VSDFH UDWLR DSSOLFDEOH WR ODQG DW  %XUEDQN 3ODFH
1RUZHVW WRRN DSSUR[LPDWHO\  GD\V  ZHHNV  'HOD\V LQ WKH FXUUHQW SURFHVV
RIWHQ RFFXU ZKHQ 3URSRQHQWV DUH DGYLVHG RI FRQFHUQV RU LVVXHV ZLWK WKHLU SURSRVDO
OHDGLQJWRUHSHDWHGDWWHPSWVE\3URSRQHQWVWRDPHQGWKHSURSRVDOWRDGGUHVVLVVXHV
'HOD\V DUH DOVR RIWHQ WKH UHVXOW RI FRQFXUUHQW EXW QHFHVVDU\  FRQVLGHUDWLRQ RI
DVVRFLDWHG 9ROXQWDU\ 3ODQQLQJ $JUHHPHQWV DQG 'HYHORSPHQW &RQWURO 3ODQ
DPHQGPHQWV&XUUHQWO\WKHQHJRWLDWLRQVDQGUHYLVLRQVWKDWRFFXUGXULQJWKHVHGHOD\V
ZLOOPRVWRIWHQUHVXOWLQDVXSHULRUSODQQLQJRXWFRPH LQPDQ\FDVHVDUHWKHGLIIHUHQFH
EHWZHHQDSURSRVDOEHLQJVXLWDEOHWRSURFHHGRUQRW 7KHUHYLVHGSURFHVVZRXOGQRW
SURYLGHDQ\RSSRUWXQLW\IRU3URSRQHQW¶VWRUHYLVHSURSRVDOVPDWHULDOO\RQFHVXEPLWWHG
7KH ILQDQFLDO SHQDOWLHV DQG WULJJHUV IRU DSSHDO ULJKWV ZRXOG IRUFH &RXQFLO LQWR EHLQJ
H[WUHPHO\ ULJLG LQ LWV DVVHVVPHQW RI UH]RQLQJ DSSOLFDWLRQV DQG GHWHUPLQLQJ DOO
SURSRVDOVEDVHGRQWKHDSSOLFDWLRQDVLQLWLDOO\VXEPLWWHG7KHUHZRXOGEHQRVFRSHIRU
QHJRWLDWLRQRIRXWFRPHVEHWZHHQ&RXQFLODQG3URSRQHQWVRUWKHVXEPLVVLRQRIUHYLVHG
DSSOLFDWLRQV 7KLV PD\ QRW SURYLGH WKH IOH[LELOLW\ QHHGHG WR DFKLHYH WKH EHVW SODQQLQJ
RXWFRPHVDQGZRXOGOLNHO\OHDGWRDQLQFUHDVHLQµQHJDWLYH¶GHWHUPLQDWLRQVLQWKHVKRUW
WHUP
 :LWKUHVSHFWWR&RXQFLOLQLWLDWHGSURSRVDOVIURPRQZDUGVWKHVHWRRNDQDYHUDJH
RI  GD\V  ZHHNV  &RXQFLO LQLWLDWHG SURSRVDOV RIWHQ PRYH PRUH VZLIWO\ WKURXJK
WKHSURFHVVZLWKWKHGHOD\VPRVWRIWHQEHLQJFDXVHGDZDLWLQJWKHLVVXHRID*DWHZD\
'HWHUPLQDWLRQSXEOLFDJHQF\VXEPLVVLRQVRUILQDOLVDWLRQSURFHVVHVE\*RYHUQPHQW DV
&RXQFLO RIWHQ GRHV QRW KDYH GHOHJDWLRQ  1RQH RI WKH &RXQFLO LQLWLDWHG SURSRVDOV
SURJUHVVHGE\&RXQFLOVLQFHPHWWKHEHQFKPDUNWLPHIUDPHVLQWKH*XLGHOLQHIRU
D *DWHZD\ 'HWHUPLQDWLRQ EHLQJ LVVXHG RU IRU ILQDOLVDWLRQ +RZHYHU WKH PDMRULW\ RI
WKHVHSURSRVDOVPHWWKH*XLGHOLQHEHQFKPDUNVIRUSXEOLFH[KLELWLRQ EHLQJWKHSDUWRI
WKH SURFHVV FRQWUROOHG E\ WKH &RXQFLO  7KH EHQFKPDUN WLPHIUDPHV VKRXOG EH
UHFRQVLGHUHGWREHPRUHUHDVRQDEOHDQGDFKLHYDEOHIRUUH]RQLQJVZKLOVWDOVRDOORZLQJ
IRU VRPH IOH[LELOLW\ WR ZRUN WKURXJK LVVXHV DQG DFKLHYH VXSHULRU DQG µDSSURYDEOH¶ 
SODQQLQJRXWFRPHV
 ,WLVQRWDSSURSULDWHIRUDSSHDOVRQUH]RQLQJGHFLVLRQWREHFRQVLGHUHGDWWKH/DQGDQG
(QYLURQPHQW&RXUW7KHFRVWDQGWLPHRI/DQGDQG(QYLURQPHQW&RXUWSURFHHGLQJVLV
XQUHDVRQDEOHDQGZRXOGFUHDWHDVLJQLILFDQWEXUGHQIRU&RXQFLO¶VDQGWKHFRPPXQLW\LW
UHSUHVHQWVWDNLQJDZD\IURP&RXQFLO¶VDELOLW\WRDOORFDWHUHVRXUFHVWRLWVRWKHUSULPDU\
IXQFWLRQV DQG VWUDWHJLF SODQQLQJ RSHUDWLRQV  )XUWKHU /DQG DQG (QYLURQPHQW &RXUW
FRPPLVVLRQHUVDQGMXGJHVDUHQRWH[SHUWVLQVWUDWHJLFSODQQLQJODQGXVHVWUDWHJ\RU
WKH FRQVLGHUDWLRQ RI D ZLGH UDQJH RI SRWHQWLDO RXWFRPH VFHQDULRV ZKLFK LV UHTXLUHG
ZKHQPDNLQJVWUDWHJLFSODQQLQJGHFLVLRQV
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 7KHUHLVFRQFHUQUHJDUGLQJWKHODFNRIDSSHDOSURFHVVIRU&RXQFLOLQLWLDWHGUH]RQLQJVLW
LV QRW DSSURSULDWH WKDW D &RXQFLO LQLWLDWHG SURSRVDO GRHV QRW KDYH WKH VDPH DSSHDO
ULJKWVDV3URSRQHQWOHGUH]RQLQJV7KH+LOOVKDVKDGPXOWLSOHLQVWDQFHVRIQHHGLQJWR
H[HUFLVH*DWHZD\5HYLHZVDQGKDGVLJQLILFDQW&RXQFLOOHGSURMHFWVGHOD\HGDVDUHVXOW
RIKDYLQJUH]RQLQJSURSRVDOVGHWHUPLQHGWRQRWSURFHHGDWWKHHQGRIWKHSURFHVV


 7KH ODFN RI LQIRUPDWLRQ UHJDUGLQJ IHHV LV FRQFHUQLQJ DV WKHUH DUH VLJQLILFDQW FRVWV
DVVRFLDWHGZLWKSURJUHVVLQJUH]RQLQJVHVSHFLDOO\ZKHUHWKHUHDUHDODUJHYROXPHVRI
WHFKQLFDOLQIRUPDWLRQSURYLGHGDQGPXOWLSOH&RXQFLOVWDIIPHPEHUVUHTXLUHGWRDVVHVV
WKH LQIRUPDWLRQ 7KH ZRUNORDG DQG UHVRXUFLQJ UHTXLUHPHQWV DVVRFLDWHG ZLWK WKH
DVVHVVPHQW DQG PDQDJHPHQW RI SURSRQHQWOHG SODQQLQJ SURSRVDOV KDV LQ WKH SDVW
EHHQDPDMRUEDUULHUWRHQDEOLQJ&RXQFLOWRSURSHUO\UHVRXUFHDQGSURJUHVVRWKHUPRUH
FULWLFDO DQG ZLGHUUHDFKLQJ  VWUDWHJLF SODQQLQJ SROLF\ ZRUN 7KLV ZRXOG EH IXUWKHU
H[DFHUEDWHGE\DQ\GLVFUHSDQF\EHWZHHQUHVRXUFLQJFRVWVLQFXUUHGE\&RXQFLODQGWKH
DPRXQWWKDWFDQEHUHFRYHUHGWKURXJKDSSOLFDWLRQIHHV

$ GUDIW VXEPLVVLRQ KDV EHHQ SUHSDUHG E\ &RXQFLO RIILFHUV DQG LV SURYLGHG DV $WWDFKPHQW 
7KHGUDIWVXEPLVVLRQFRPPHQWVRQWKHVHPDMRULVVXHVGHWDLOHGDERYHDVZHOODVDUDQJHRI
RWKHU WHFKQLFDO PDWWHUV LGHQWLILHG GXULQJ D UHYLHZ RI WKH PDWHULDO ,W LV UHFRPPHQGHG WKDW
&RXQFLO PDNH D VXEPLVVLRQ RQ WKH GLVFXVVLRQ SDSHU µ$ QHZ DSSURDFK WR UH]RQLQJV¶ DV
SURYLGHGLQ$WWDFKPHQW

8OWLPDWHO\JLYHQWKHVLJQLILFDQWLPSOLFDWLRQVWKDWWKHUHIRUPVZRXOGKDYHRQ&RXQFLO¶VDELOLW\WR
PDQDJH SODQQLQJ SURSRVDOV DQG UHWDLQ LWV SUHGRPLQDQW GHFLVLRQPDNLQJ UROH ZLWK UHVSHFW WR
ORFDO SODQQLQJ LVVXHV LW LV UHFRPPHQG WKDW &RXQFLO VWURQJO\ REMHFW WR WKH SURSRVHG UHIRUPV
DQG UHTXHVW WKDW WKH 0LQLVWHU VXEVWDQWLDOO\ UHFRQVLGHU WKH QHZ DSSURDFKWR UH]RQLQJV DQGRU
DEDQGRQWKHFKDQJHVSURSRVHG

4.
Planning Proposal Policy

,W LV QRWHG WKDW &RXQFLO¶V H[LVWLQJ 3ODQQLQJ 3URSRVDO 3ROLF\ LV UHTXLUHG WR EH UHYLHZHG ZLWKLQ
WKH ILUVW  PRQWKV RI HDFK WHUP RI &RXQFLO 7KH UHYLHZ RI WKH H[LVWLQJ 3ODQQLQJ 3URSRVDO
3ROLF\ ZLOO EH WKH VXEMHFW RI D IXWXUH UHSRUW WR &RXQFLO 7KLV UHYLHZ ZLOO QHHG WR UHIOHFW WKH
FKDQJHVWRWKH/RFDO(QYLURQPHQWDO3ODQ0DNLQJ*XLGHOLQHVPDGHE\'3(LQ'HFHPEHU
DQGFRQVLGHUDQGUHIOHFWDQ\FKDQJHVIODJJHGLQWKHGLVFXVVLRQSDSHUWRWKHH[WHQWWKH\DUH
ILQDOLVHGE\'3(IROORZLQJWKHH[KLELWLRQSHULRG
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 7KH WLPLQJ VHW RXW E\ '3( ZRXOG PHDQ WKDW D SODQQLQJ SURSRVDO LV DEOH WR SURJUHVV
WKURXJKWKHPDMRULW\RIWKHSURFHVVZLWKWKHILUVWWLPHD SODQQLQJDXWKRULW\LVIRUPDOO\
FRQVLGHULQJGHWHUPLQLQJWKHSURFHVVEHLQJRQHRIWKHILQDOVWHSV7KHDVVHVVPHQWRID
UH]RQLQJ RFFXUULQJ VR ODWH LQ WKH SURFHVVIROORZLQJ SXEOLF H[KLELWLRQ DQG FRQVXOWDWLRQ
ZLWK*RYHUQPHQWDXWKRULWLHVLVQRWDSSURSULDWH,W LVXQUHDVRQDEOHIRU&RXQFLORIILFHUV
WR SURYLGH DGYLFH WR 3URSRQHQWV DW WKH µVFRSLQJ VWDJH¶ RQ VWUDWHJLF DQG VLWH VSHFLILF
PHULW ZKHQ WKH\ GR QRW KDYH WKH WHFKQLFDO LQIRUPDWLRQ QHHGHG WR PDNH D IXOO
DVVHVVPHQW)XUWKHUWKHDVVHVVPHQWVWDJHRIWKHSURFHVVLVQRWFOHDUO\GHWDLOHGLQWKH
GLVFXVVLRQSDSHUWRHQDEOH&RXQFLOWRXQGHUVWDQGWKHLPSOLFDWLRQV7KHFXUUHQWUROHRI
WKH/RFDO3ODQQLQJ3DQHOJLYLQJDGYLFHDQGRUWKHSURSRVHG'HVLJQDQG3ODFH6(33
UHTXLUHPHQWVIRUFRQVLGHUDWLRQE\D'HVLJQ5HYLHZ3DQHOLVQRWPHQWLRQHG
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ATTACHMENTS
 'UDIW6XEPLVVLRQRQµ$QHZDSSURDFKWRUH]RQLQJV¶GLVFXVVLRQSDSHU SDJHV 
 /RFDO(QYLURQPHQWDO3ODQ0DNLQJ*XLGHOLQH 'HFHPEHU  SDJHV 
 µ$QHZDSSURDFKWRUH]RQLQJV¶'LVFXVVLRQ3DSHU 'HFHPEHU  SDJHV 
 7KH+LOOV3ODQQLQJ3URSRVDO3ROLF\ SDJHV 
 /HWWHUIURP'3(DQG(QYLURQPHQWDO3ODQQLQJDQG$VVHVVPHQW 6WDWHPHQWRI
([SHFWDWLRQV 2UGHU SDJHV 
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ATTACHMENT 1

28 February 2022

Ms Paulina Wythes
Director, Planning Legislative Reform
Department of Planning and Environment
Locked Bag 5022
PARRAMATTA NSW 2124
Via the NSW Planning Portal online submission form.

Our Ref: FP85

Dear Ms Wythes,
SUBMISSION TO ‘A NEW APPROACH TO REZONINGS’
Thank you for the opportunity to make a submission on the discussion paper ‘A new approach to
rezonings’ released by the Department of Planning and Environment.
The Hills Shire Council is extremely concerned about the proposed changes to the role of Councils
in the rezoning process and strongly objects to the proposed reforms as exhibited. The Hills Shire
Council considered a report on the discussion paper at its meeting on 22 February 2022 and
resolved to make this submission and urge the Minister to reconsider the new approach to
rezonings and/or abandon the proposed changes. A copy of the Council report and resolution is
attached to this letter and forms part of the submission (refer to Attachment 1).
The discussion paper is framed in the context of the reforms making the system ‘plan-led’. That is,
the basis for all decision making regarding potential land-use change is strategic planning and
strategic planning will be strengthened in the planning legislation, with emphasis on place-based
planning. There is an explanation of how strategic planning informs various documents prepared
by State and Local Governments and ultimately is implemented though State Environmental
Planning Policies (SEPP), Local Environmental Plans (LEP) and Development Control Plans
(DCP). While this principal is supported in theory, the remainder of the paper does not clearly
explain how the proposed reforms will ensure that the rezoning process is ‘plan-led’ and placebased, with its foundation in strategic planning. Strategic precinct planning is a critical component
of the planning system and ‘place-based’ planning is increasingly being referred to in policies
released by DPE, many of which would concurrently reduce the opportunity for Councils and the
community to make autonomous and ‘place-based’ planning decisions. Further information is
needed to explain how the reforms will actually lead to ‘plan-led’, place-based, strategic planning
outcomes and what legislative changes are proposed to strengthen strategic planning in the
system and retain (not diminish) the ability for Councils to make decisions in the interest of the
local communities they represent.
Resourcing strategic planning work is a major concern for Council and significant, specialist
resources are required to undertake this work. A barrier currently being experienced in The Hills, is
in relation to precinct planning for strategic centres around Sydney Metro Northwest stations,
where strategic transport modelling for Sydney Metro Northwest corridor is only now being
undertaken (yet to be completed) to determine growth capacities and infrastructure upgrades
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required, some 10 years after the Government released its strategy to significantly increase
development yields within these areas. Government has failed to appropriately plan for the growth
identified in their own strategies since 2013 and as a result, the precinct planning Council is
currently undertaking is held back, as traffic and transport information is still not available to
support the plans and Council’s responsible decision-making. This has led to a number of sitespecific planning proposals being lodged where developers are quite reasonably trying to capitalize
on the investment in the Sydney Metro Northwest, which takes substantial resources away from
Council’s core strategic planning work and diverts these into ad-hoc site-specific planning
proposals.
The discussion paper notes that the economic benefits of an efficient and consistent rezoning
process should not be underestimated. However, in the context of The Hills, where Council’s longterm and established strategic policy directions and planning settings are delivering the housing to
meet and exceed its targets, Proponent-initiated proposals are not needed to deliver housing
supply and encourage investment. Instead they are most often the pathway pursued by developers
seeking approval for outcomes which are not in alignment with prevailing strategic policies, in order
to increase the value of land. Concern is raised that the proposed reforms will not materially reduce
the incentive for such speculative proposals and that further consideration should be given to the
right balance between the short-term economic benefits of rezonings and the long-term and proper
orderly planning of an area.
Further responses to each of the key areas and questions within the Department’s discussion
paper are provided below.
Part A: Background
Summary of Framework
Is this a fair summary of some of the issues within the current framework? Are there any
other problems you think we need to address?
There is a need to acknowledge the diversity in rezoning applications. For example, one rezoning
application may simply allow one additional storey on a building, whilst another could facilitate an
entire suburb being created. These two rezonings are vastly different in terms of scale, scope and
outcome, and yet undergo the same process to come to fruition. There may be difficulties in
seeking to establish a single process to facilitate such vastly different outcomes and applications,
resulting in a process that is not of maximum efficiency for either. It will potentially overlook key
considerations of the more complex rezoning, or have onerous requirements for more simple
rezonings.
The issues regarding transparency and trust when communities see a decision of Council
overturned through a Rezoning Review are noted. The community angst, mistrust and concern that
is caused by this process should not be underestimated and there should be reconsideration of the
Rezoning Review process altogether, if the new system is truly intended to strengthen place-based
decision-making and outcomes.
Part B: The new approach
New Categories and Timeframes
The new categories of rezonings highlight the diversity in rezoning applications and as stated
above, there are difficulties with having a single process for each of these rezoning categories.
Further information is needed to assist in determining which category a rezoning will be, as the
current wording will likely lead to frequent disagreements between Proponents and Councils as to
which category is accurate (and as a result, which timeframes and fees are applicable).
Do you think benchmark timeframes create greater efficiency and will lead to time savings?
Ultimately, the proposed reforms would excise a number of steps out of the current planning
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proposal process and simply “front-load” these such that they occur prior to the formal lodgment of
a planning proposal. Accordingly, Councils and Proponents will still need to input significant time
and resources at these very early stages prior to lodgment and while it may lead to statistics which
indicate increased efficiencies and reduced timeframes (when measured from the point of formal
lodgment of a proposal), it is unlikely that this will materially speed-up the rezoning system as
experienced by a Council or Proponent.
The benchmark timeframes are difficult to compare to the current timeframes of rezonings,
because the process would be so significantly altered. Notwithstanding, the proposed benchmark
timeframes are extremely short compared to the average time for completing a planning proposal.
For example, based on Council’s records from 2018 onwards, a ‘standard’ category Proponentinitiated planning proposal takes 679 days (97 weeks) on average to be completed. In comparison,
the new DPE Guideline benchmark timeframe for a standard proposal is 320 days (45 weeks) and
in the exhibited discussion paper proposed to further reduce this to 259 days (37 weeks). It has
been Council’s experience that only the most straightforward proposals are able to be completed in
a timeframe which is close to the benchmark timeframes.
A majority of rezonings are not simple and straightforward and this, in part, is why Proponents are
forced to seek such development outcomes through a planning proposal process, as opposed to
any other pathway within the system. Delays in the current process often occur when Proponents
are advised of concerns or issues with their proposal, leading to repeated attempts by Proponents
to amend the proposal to address issues. Delays are also often the result of concurrent (but
necessary) consideration of associated Voluntary Planning Agreements and Development Control
Plan amendments. Currently, the negotiations and revisions that occur during these delays will
most often result in a superior planning outcome (in many cases, are the difference between a
proposal being suitable to proceed or not). The revised process would not provide any opportunity
for Proponent’s to revise proposals materially once submitted. The financial penalties and triggers
for appeal rights would force Councils into being extremely rigid in their assessment of rezoning
applications and determining all proposals based on the application as initially submitted. There
would be no scope for negotiation of outcomes between Council and Proponents or the submission
of revised applications.
In summary, while there is undoubtedly a need to increase the efficiency of the system (especially
with respect to certain parts of the system such as public agency consultation timeframes,
timeframes for the issue of Gateway Determinations and timeframes for finalisation of proposals),
an over-emphasis on timeframes could ultimately lead to inadequate time to properly consider and
resolve the complex planning issues often associated with planning proposals (many of which have
wider-reaching policy implications). This, in turn, will likely drive either an inability to meet said
timeframes, a need to accept sub-optimal planning and infrastructure outcomes or an increase in
‘negative’ decisions by planning authorities which have not been afforded the time to work with a
Proponent to resolve issues.
New Roles
What do you think about giving councils greater autonomy over rezoning decisions?
Council would welcome additional control over rezonings, however the resourcing implications of
having this role are potentially significant and it is uncertain whether the proposed reforms would
actually achieve this objective. The proposed fee structure and resourcing implications are
discussed further below. The proposed role of Council is concerning, as it appears that while
Council may have increased autonomy over some types of rezonings, for many other types of
rezonings Council will actually be further removed from the process and potentially relegated to a
consultative role, rather than a determinative one.
What additional support could we give councils to enable high-quality and efficient rezoning
decisions?
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The Hills Shire Council progresses rezonings as efficiently as possible. It is noted that the major
delays to planning proposals in recent years have actually arisen as a result of State Government
actions, not Council or Proponents. This includes the additional requirement for rezonings to be
considered by the Local Planning Panel prior to a Council decision, the time taken for public
agency consultation to occur and delays at the finalisation stage (including resolution of
Government agency concerns and decisions of Parliamentary Counsel and the Department’s Legal
Branch which result in draft legal instruments that don’t align with the intent and objectives of the
subject planning proposal). In Council’s experience, the majority of delays and inefficiencies with
the current system could be resolved through focusing on the role and performance of various
Government Departments.
As mentioned above, the other main cause of delay in the process is when Proponents submit
multiple revisions of rezonings as a result of feedback from Council officers or public authorities. In
many instances, the ability for Proponents to adjust their proposals in response to this ultimately
results in a superior planning outcome, however this is obviously at the expense of the time it takes
for Proponents to amend their rezonings to the satisfaction of Council or the public authority. There
needs to be a balance between ensuring high quality outcomes are delivered in an appropriate
timeframe, rather than focusing on timeframes so strongly.
What changes can be made to the department’s role and processes to improve the
assessment and determination of council-led rezonings?
The Hills Shire Council’s concerns with Council initiated rezonings relate to DPE or public agencies
identifying issues very late in the process, to the point where they are not able to be resolved
without significant investment or alterations to the rezoning. In some instances, DPE has issued
Gateway Determinations, only to raise new issues at the finalisation stage which have led to
proposals not being finalised post exhibition or alternatively, being finalised in a form which doesn’t
align with the proposal endorsed by Council.
Other issues relate to the inflexibility of the Standard Instrument LEP, where a simple and efficient
solution could not be reached because the rigid nature of the Standard Instrument did not facilitate
place-based outcomes and needed to be changed.
Is there enough supervision of the rezoning process? What else could we do to minimise
the risk of corruption and encourage good decision-making?
There is adequate ‘supervision’ of the rezoning process with minimal risk of corruption.
Do you think the new approach and the Department’s proposed new role strikes the right
balance between what councils should determine and what the department should
determine?
The proposed split of rezonings determined by Council versus the Minister/DPE indicates that
Councils involvement in certain types of rezonings will be limited. There is significant concern
regarding the role of Government in proposals initiated by public authorities, where state significant
Development Applications are lodged, rezoning applications to amend a SEPP and those that are
state or regionally significant.
Public authorities often develop infrastructure that has significant implications for local planning
and impacts on local residents. It is not clear what Council’s role will be in the assessment of
rezonings by public authorities but it is implied that Council will have a reduced role in this process,
which is not appropriate.
There is significant concern regarding the ability of a developer to not only progress a rezoning but
also a state significant development application through DPE without having any kind of oversight
from Council. While some developments are able to progress via the state significant development
application path, this is where the planning framework set by Council already enables this to occur.
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It is not appropriate that a developer could bypass Council altogether and seek both new planning
controls and State Significant Development consent concurrently from the Government.
With respect to DPE being the authority for amending a SEPP, there is concern that rezoning on
land covered by the Growth Centres SEPP will only be progressed by DPE and not by Council.
The Growth Centres SEPP operates very similarly to an LEP for large and important development
areas within the Shire (in particular, North Kellyville and Box Hill Precincts). It is inappropriate that
Council would not have the ability to manage land uses and development control in these area as it
does for the remainder of the Hills Shire Council area. Furthermore, given Government’s
separation from the day-to-day implementation of the Growth Centres SEPP, there have been a
number of recent amendments to the Growth Centres SEPP made by Government that have
caused issues, as DPE have not understood the implications or properly consulted with the
affected Councils or landowners.
In particular, DPE’s long-standing lack of action in updating the Growth Centres SEPP to match the
Standard Instrument land use terms recently lead to a rapid amendment of the dictionary and land
use terms in the SEPP (without consultation with affected Councils), which has impacted on
permissible/prohibited uses in certain land use zones. Furthermore, the lack of progress on
rectifying ‘density band’ issues within Growth Centre precincts has resulted in insufficient
infrastructure being provided in the Growth Centres. These issues have led to Council having a
lack of confidence in DPE’s ability to appropriately manage the Growth Centres SEPP
environmental planning instrument and Council strongly objects to no longer being the authority to
progress planning proposals for these areas.
Section 9.1 Directions
Should councils be able to approve inconsistencies with certain s. 9.1 directions? If so, in
what circumstances would this be appropriate?
There may be circumstances where it is appropriate for Councils to be able to approve
inconsistencies with some s.9.1 directions, especially where the inconsistency is minor. However if
this role was to be delegated to Councils the circumstances upon which Council could exercise this
delegation would need to be clearly articulated.
State Agencies
Is it enough to have agencies involved in scoping and to give them the opportunity to make
a submission during exhibition?
A key issue with the current process is that public agencies often provide feedback after a
Gateway determination is issued (and in many cases, after the completion of the public exhibition
period), which is too late in the process for their views to be appropriately considered by
Proponents. The involvement of agencies in the scoping phase of a proposal would be beneficial to
establish the requirements of agencies upfront. There is concern that, as with the Hills experience
on the Sydney Metro Norwest, some agencies are unable to clearly articulate their requirements or
alternatively, may change their requirements part way through an assessment due to changing
policy positions or staff turnover. If this occurs in the new process, it will cause significant delays,
as Proponents try to change proposals to comply with agency requirements, or alternatively,
necessary infrastructure will not be provided to support future development.
Do you think it would be beneficial to have a central body that co-ordinates agency
involvement?
It would be beneficial to have a central way to communicate with agencies, coordinate their
involvement, ensure they meet relevant timeframes and undertake a quality and/or consistency
check on the comments that are being provided.
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If a state agency has not responded in the required timeframe, are there any practical
difficulties in continuing to assess and determine a rezoning application?
In some circumstances there will be difficulties, especially where progression of a proposal is
dependent on the comments from an agency (for example, RFS comments where there is severe
bushfire threat, TfNSW comments where there is potentially a traffic and transport infrastructure
shortfall). The views of these agencies are required to be included in the planning proposal and
considered by Council in assessing the application. These views are often important in enabling a
planning authority to make a fully informed and proper decision. This is not possible without the
views of agencies.
Scoping
The ‘scoping’ phase appears to be similar to the original intent of the Gateway process when it was
first implemented, being to require only minimal information to determine the merit of the proposal
prior to receiving the Gateway determination and then preparing the more detailed studies.
However, the Gateway process has in practice evolved into a much more formal consideration of a
proposal – effectively akin to a ‘green/amber/red light’ view of the proposal as a whole. There are
concerns that the scoping phase, including the indication that Council officers need to provide an
indication of whether a proposal has merit (without actually having assessed the full proposal), will
similarly evolve to have similar weight and become the new ‘traffic light’, with even less information
provided by Proponents upfront, especially if Council officers are required to give a written view on
whether or not a proposal has merit. Council officers will naturally adopt an extremely conservative
approach when providing scoping comments, as they will be required to provide such advice
without all the detailed information in front of them to make as assessment and properly determine
merit at this time.
Should a council or the department be able to refuse to issue study requirements at the
scoping stage if a rezoning application is clearly inconsistent with strategic plans? Or
should all proponents have the opportunity to submit a fully formed proposal for exhibition
and assessment?
Councils should have the ability to refuse study requirements if a proposal is inconsistent with the
strategic framework, or if Council is unable to progress a rezoning. To allow a Proponent to
prepare an application that is not able to be supported would be a waste of time and resources. It
is likely that if a rezoning that is clearly inconsistent with the strategic framework is lodged, this
would be with the intent of utilising the appeal process, further consuming time and resources. The
ability to not issue study requirements would be a strong message to the development industry that
only proposals that are consistent with the strategic framework will be considered.
However, there are some concerns with this, as this would be akin to a “not proceed” decision and
would be made without any detailed assessment of a proposal and importantly, without any input
from the elected Council who is ultimately responsible for determining rezoning proposals. The
timeframes do not allow Council officers time to complete an assessment to balance the competing
priorities in the strategic framework, or provide a report to the elected Council to consider these
competing priorities and the best way to implement the local strategic plans. This may lead to a
process which lacks transparency and excises the elected Council from the decision-making
process.
Lodgement
The “Lodgement” phase timeframe is highly unrealistic. Allowing only 1 week for both lodgement
and adequacy assessment prior to exhibition does not account for the specialist reviews of
technical studies and other supporting information to determine adequacy. Planning proposal
applications are often not accompanied by complete or reliable assessment information at the time
of lodgement, which results in the requests for further or amended information during the
assessment process. The process outlined in this discussion paper will result in extreme pressure
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on Councils to undertake adequacy checks in very short periods of time and will likely lead to
Councils rejecting many applications on the basis of inadequacy of information.
What sort of material could we supply to assure community members that exhibition does
not mean the rezoning authority supports the application and may still reject it?
There are clear benefits to enabling the Council to make a decision on strategic and site specific
merit prior to public exhibition occurring. These include the community being spared the angst and
concern associated with speculative proposals (or those that clearly don't align with the framework)
and/or fatigue associated with frequent exhibitions on planning matters which may or may not
come to fruition (ultimately leading to confusion and frustration with the planning system). It also
provides time for Council to ensure the information provided is sufficient for exhibition so that the
community can appropriate understand and comment on a proposal. It is also unclear how
amended proposals will be dealt with in terms of exhibition, what will warrant re-exhibition of a
proposal and who makes that decision.
What do you think of removing the opportunity for a merit assessment before exhibition?
The removal of a merit assessment before exhibition is particularly concerning, given the strategic
merit test is the first and foremost lens through which all planning proposal applications should be
viewed. A rezoning application is seeking to change the planning framework within which
development occurs and progressing an application that is unable to satisfy the strategic merit test
through any portion of the process is a waste of time and resources and will cause community
angst and distrust.
It also appears illogical, as prior to exhibition (in the scoping phase) Council officers would
supposedly already be required to indicate whether a proposal has strategic or site specific merit,
without undertaking a full detailed assessment. It would be very difficult to provide advice on merit
upfront, without the necessary information, and then potentially change this advice upon receipt of
the further information. This will further breed distrust between Councils, the community and the
development industry, with many questioning why a proposal that has been found not to have
strategic or site specific merit is progressing through a planning process.
Will it save time or money to move all assessment to the end of the process? Should the
public have the opportunity to comment on a rezoning application before it is assessed?
It appears illogical to progress a rezoning to the point of public exhibition when it has not yet been
assessed. Rezonings are changing the local planning framework and should have support of the
local Council and have clearly passed the strategic and site specific merit test before being
presented to the community for views. It is unlikely to save developers time or money, as they will
still need to provide the same information, consultant reports and fees that they currently do and
will potentially need to progress through more of the planning proposal process (and expend more
resources) before being able to obtain a decision from a planning authority. This is in contrast to a
system whereby developers can receive a clear and early decision from a planning authority (being
an elected Council) and therefore make informed investment decisions.
Exhibition
What other opportunities are there to engage the community in strategic planning in a
meaningful and accessible way?
Strategic planning is a challenging subject to engage with the community on, as the discussion
often covers intangible elements and development that will not occur for quite some time into the
future. Further, the community that we engage with now, may not be the community that will utilise
the spaces we are creating through strategic plans. This, in part, is why Council is tasked with
making decisions on these matters on behalf of the community (albeit with the community’s input
where appropriate).
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Key factors to consider when engaging on strategic matters are to keep the documentation simple,
clear and easily communicable, with as much tangible information in it as possible. Some
technology is often helpful to explain outcomes in a visual way, however videos/3D models can be
expensive to prepare.
Do you have any suggestions on how we could streamline or automate the exhibition
process further?
It is clear that the NSW Planning Portal is the intended method for communicating to the public and
exhibiting rezonings. The Planning Portal is far from ideal for the exhibition process. It is difficult to
navigate and not user friendly. It will alienate members of the community who are less computer
literate or who do not have time to read the large volumes of documentation to understand what is
proposed in their neighbourhood.
Council’s process for exhibition includes hard copies of exhibition material at the Council
administration centre, in addition to the online presence (Council’s website, LinkedIn, Facebook,
Intsagram, Have Your Say page), to cater for those community members who are less computer
literate. In addition, Council’s exhibition process also includes directly notifying nearby landowners
and residents of a site specific rezoning, to allow them to participate in processes that will tangibly
affect them. A Council officer contact person with a direct phone number (rather than a generic
email address) is provided for community members to contact if they have enquiries.
It is not clear how this level of engagement and availability could be undertaken through the NSW
Planning Portal. It is not clear if there is an expectation that Council would facilitate the exhibition
process. Further, it is suggested that Proponent’s may be responsible for the community
consultation phase. Would they be required to respond to enquiries and how would it be
guaranteed that this is completed in a balanced and fair way. Further, if directly notification of
affected residents is to occur, landowner information would need to be released to DPE or to a
Proponent, which is not appropriate.
The exhibition of a rezoning, with the level of community engagement currently undertaken, before
Council officers have assessed a proposal and before the elected Council has had any opportunity
to make a decision, would likely seem as though Council is supportive of a rezoning (as is currently
the case in the current system).
If the reforms are to proceed, the exhibition process should require Proponents to provide plain
English, simple summaries of rezonings, with labelled, clear images of the site and the impacts on
nearby properties and images of what is proposed in an easily accessible format. Further
clarification is needed on the roles of Council and the Proponent for exhibitions.
Changes After Exhibition
Do you think the assessment clock should start sooner than final submission for
assessment, or is the proposed approach streamlined enough to manage potential delays
that may happen earlier?
The assessment ‘clock’ with the penalties described later in the discussion paper will force Council
into being extremely rigid in its assessment of rezoning applications and determining all proposals
based on the application as initially submitted. There would be no scope for negotiation of
outcomes between Council and Proponents or the submission of revised applications. This may
not provide the flexibility needed to achieve the best planning outcomes and would likely lead to an
increase in ‘negative’ determinations in the short term. This would not necessarily be in the
interests of optimal planning outcomes for the community, Council, Government or developers.
If an assessment clock is introduced, it should not start until the assessment authority is satisfied
that all the information needed to undertake an assessment is provided. The final submission is the
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first time Council officers will have viewed the complete rezoning application. There may be
differences to a proposal in comparison to versions presented during any earlier scoping phase
and it is not reasonable for Council to determine if all necessary information is there during the
assessment clock timeframe.
Information Requests
Do you think requests for more information should be allowed?
Under the current framework Councils utilise requests for more information to raise issues and
deficiencies with Proponents, and enable for submission of additional supporting information and
revised proposals. If these requests are not allowed, then Councils would be required to assess
and determine each proposal exactly as submitted, without scope for additional supporting
information or revision by a Proponent. As detailed above, this may lead to faster assessment
times, but ultimately less optimal planning outcomes and a likely increase in ‘negative’
determinations of applications.
The opportunity for requests for further information could be beneficial in certain circumstances,
but if allowed, should not count toward the assessment clock for Council.
Assessment and Finalisation
There is very little information provided with respect to the obligations of the assessment authority
during the assessment stage. In particular, clarification is sought on whether a rezoning is still
required to be considered by the Local Planning Panel for advice before consideration by Council.
It is also noted that under the draft Design and Places SEPP there will be a requirement for some
rezonings to be considered by a Design Review Panel and clarification is sought on when in the
process this is to occur and how the associated timeframes (and lead-in times) will be managed.
There is no indication of when an associated draft Development Control Plan would be considered
with a rezoning application. Given the scale and scope of changes proposed in many rezonings,
revised development controls (such as setbacks, landscaping requirements, car parking
requirements, access arrangements, solar access etc.) are also necessary to ensure the most
appropriate outcomes are achieved on the site and are often critical factors in determining whether
or not site specific merit can be demonstrated. It is not clear how this will fit into the process.
Further, there is no indication of how a revision to a Contributions Plan or a Voluntary Planning
Agreement can be considered in association with a rezoning. The reforms to the contributions
framework that have recently been exhibited clearly recognise the importance of proper
infrastructure considerations as a critical consideration in setting the planning framework and
should be considered as early in the process as possible. This is reinforced by reference to
historical planning decisions of Government where progression of rezonings without proper
infrastructure consideration and resolution of contributions mechanism has led to significant issues
and delays in the actual roll-out of development. This separate set of reforms being concurrently
worked through by the Department is at odds with the revised rezoning process, which barely
mentions infrastructure considerations, fails to indicate when in the process any infrastructure
considerations will occur and does not provide timeframes that will allow infrastructure solutions to
be put in place.
Are there any other changes that we could make to streamline the assessment and
finalisation process more? What roadblocks do you currently face at this stage of the
process?
The assessment process should ensure there is proper consideration of the rezoning in terms of
the strategic framework, site specific outcomes, infrastructure capacity and the public interest. In
many instances this requires the views of specialists and public authorities, to balance the
competing priorities in the strategic framework. This is not a ‘tick a box’ exercise and requires
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deliberate consideration and analysis of all the various outcomes sought in the strategic plans and
what is best for each site, neighbourhood and precinct.
The finalisation process could be improved by ensuring that the legal drafting of SEPP and LEP
amendments is simple and in plain English. The process needs to be clear that the role of legal
drafting is to enact the planning intent of an endorsed planning proposal and that the role of
Parliamentary Counsel and/or the Departments legal branch is to give legal effect to the planning
outcomes that have already been determined, not to provide planning advice or a view regarding
the planning merit of a proposal at this final stage of the process. Council has unfortunately
experienced significant delays with proposals in the past where the legal drafting phase, which
should be straightforward for Council, has been drawn out on account of parliamentary counsel or
the Department raising perceived planning issues with a proposal (despite these not being raised
at the appropriate times in the process, such as the Gateway assessment and determination).
Do you think the public interest is a necessary consideration, or is it covered by the other
proposed considerations?
The public interest is a critical and necessary consideration, as it is required to be considered with
any future development application. A rezoning should meet the test for the public interest in order
to facilitate a future development application.
Are there any additional matters that are relevant to determining whether a plan should be
made?
The capacity of a location to service a development with infrastructure should be at the forefront of
the consideration of a proposal. Under the current process, proper consideration of infrastructure
provision is often left to the end of the process, resulting in extended timeframes and delays while
agencies, Councils and Proponent attempt to negotiate and resolve the issues. A rezoning should
not progress past the initial stages if infrastructure provision cannot be resolved and the ability for a
proposal to be adequately serviced by infrastructure (as well as make fair and reasonable
contributions towards future provisions) should be a more prominent component of the strategic
merit test, rather than a matter that is deferred to resolution later in the process.
Conflicts of Interest
Do you think a body other than the council (such as a panel) should determine rezoning
applications where there is a VPA?
No, a VPA is a legitimate mechanism to capture contributions when a developer is seeking to
rezone land which will increase demand for infrastructure. This is not a conflict of interest, it is a
legitimate way for a Developer to provide infrastructure to support unanticipated demand that it not
accounted for in Contributions Plans. The contributions framework does not allow a Council to
factor in any surplus capacity in a contribution plan to meet the needs of potential rezoning
applications and as such, they will never have capacity for additional demand created through a
rezoning application. As an alternative to VPAs, Council’s would need to prepare amendments to
existing contributions plans or a new contributions plan in association with every planning proposal,
which will likely take longer and more resources than negotiating a Voluntary Planning Agreement.
Furthermore, if a Voluntary Planning Agreement is the mechanism through which a developer can
demonstrate resolution of infrastructure issues associated with a proposal, it is necessary that the
same authority is responsible for determining both the VPA and planning proposal concurrently.
For example, if Council was to determine not to enter into a VPA associated with a planning
proposal, that would by association leave any alternate determining body unable to progress with a
planning proposal in isolation (as there would not be an infrastructure solution in place and the
alternate bodies do not have the authority to enter into VPAs on behalf of Council).
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Where a council has a conflict of interest, should a rezoning application be determined by
the local planning panel (as proposed), or should the department take full responsibility for
the assessment and determination of the rezoning application?
The discussion paper is not clear on how or why the Council would have a conflict of interest in
dealing with a proposal, especially in the context of VPAs. Councils are generally best placed to be
responsible for assessment and determination of rezoning applications, as they also have the
ability and authority to resolve concurrently deal with all other supporting mechanisms that often go
alongside such proposals (such as Development Control Plan amendments and Voluntary
Planning Agreements for example). If an alternate authority was to be responsible for determining
rezoning applications, how would any associated instruments and agreements (which are often
critical to the strategic and site specific merit of a proposal) be progressed and how would the
views of local Council and the community be factored into the decision-making process.
New Fee Structure
Do we need a consistent structure for rezoning authority fees for rezoning applications?
There is a substantial variation in the types of rezonings and work required to assess each
application. It is difficult to determine a standard fee structure, as the work required to assess a
proposal is not always clear upfront. It is dependent on a number of factors, including the quality of
the information provided, amount of information provided, complexity of technical and strategic
issues and the timeliness of agency responses. Council’s should retain discretion to set the
rezoning fees accordingly based on the types and scale of proposals received in their Local
Government Area and the level of resources deemed necessary to properly assess and determine
each proposal.
What cost components need to be incorporated into a fee structure to ensure councils can
employ the right staff and apply the right systems to efficiently assess and determine
applications?
If a standard fee structure is to be imposed, some suggested components include:
1. Fees for the scoping phase, agency consultation;
2. Fees for internal referrals to Council staff;
3. Fees for engaging consultants to peer review supporting studies;
4. Fees for consideration of the matters by an LPP and/or DRP;
5. Fees for the planning assessment and report preparation;
6. Fees for administration;
7. Fees for exhibition and notification;
8. Fees for assessing, reporting and exhibiting Contributions Plan amendments or VPAs;
9. Fees for assessing, reporting and exhibiting Development Control Plan amendments; and
10. Fees for the preparation of necessary reports for consideration by the elected Council.
Should the fee structure be limited to identifying for what, how and when rezoning
authorities can charge fees, or should it extend to establishing a fee schedule?
As discussed above, Council should be able to determine and charge appropriate fees and
achieve cost recovery without a large administrative burden. These costs will vary by Local
Government Area based on the type and scope of proposals received. Any fee structure should be
limited to identifying what, how and when fees can be charged. It should not establish a fee
schedule.
What is your feedback about the 3 options presented above?

PAGE 692

PAGE 360

ORDINARY MEETING OF COUNCIL

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022

22 FEBRUARY, 2022

These options are extremely vague and it is difficult to provide meaningful feedback. Further
information is needed with respect to the fee structure in order to appropriately consider the
implications for Council.
Should fee refunds be available if a proponent decides not to progress a rezoning
application? If so, what refund terms should apply? What should not be refunded?
No, if Council has undertaken work and applied resources to a proposal, there should not be a
refund, even if the Proponent chooses to withdraw. Council has used resources to progress the
application and should be able to recover its cost. The community and Council should not be
penalised for a Proponent’s commercial decisions around lodgement or withdrawal of proposals.
Planning Guarantee
Do we need a framework that enables proponents to request a fee refund if a rezoning
authority takes too long to assess a rezoning application?
No, Councils have indicated that resourcing is a critical issue in the timely progression of assessing
rezoning applications and undertaking strategic planning. If Councils are required to issue refunds
for rezonings that are still requiring assessment, this will further deplete Council resources and
reduce the time available to undertake strategic planning. It is noted that this was not considered
necessary for the assessment of Development Applications and therefore would be inappropriate
to impose on rezonings.
If so, what mitigation measures (for example, stop-the-clock provisions, or refusing
applications to avoid giving fee refunds) would be necessary to prevent a rezoning authority
from having to pay refunds for delays it can’t control?
If further information is required or other matters that are outside the assessment authorities
control are causing delays, then stop the clock would be beneficial. However, the imposition of a
‘clock’ with financial penalties is not supported.
If not, what other measures could encourage authorities to process rezoning applications
promptly?
Strong objection is raised to the premise of this question and the “planning guarantee” – namely,
that Councils are the party responsible for delays to the process. In the Hills Shire Council
experience, the largest delays in the current process occur in association with State Government
involvement (public agency consultation, legal drafting and finalisation processes) or alternatively,
when Proponents are advised of concerns or issues with their proposal and provided with
opportunity to submit further justification or revisions. With respect to the latter, the negotiations
and revisions that occur during these delays will most often result in a superior planning outcome
(and in many cases, are the difference between a proposal being suitable to proceed or not).
It is suggested that prior to large-scale reform of the system, Government may consider a less
drastic set of reforms which simply isolate and reduce the delays associated with a poorly drafted
Standard Instrument that compels the need for many rezonings that might not otherwise be
needed, Local Planning Panels advice, Gateway Determinations, public agency consultation, legal
drafting and finalisation processes.
Part C: New appeals pathways
Appeals
As an over-arching comment, strong objection is raised with the introduction of any further appeal
pathways in the planning proposal process. It is considered that such pathways simply encourage
speculative proposals that do not align with the strategic planning framework and will drastically
increase the time and resource costs associated with planning proposals, whilst also significantly
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increasing the time for planning proposals to progress to a “final” decision and placing another
burden on the Land and Environment Court or the Independent Planning Commission that neither
are resourced to manage.
Do you think public authorities (including councils) should have access to an appeal?
Yes, if private Proponents are able to access an appeal, it would be inconsistent and inappropriate
for Councils to not have the same access. The Hills has utilised the review process in the past and
had success, so it has been beneficial and justified that this option is available.
Which of these options – the Land and Environment Court or the Independent Planning
Commission (or other non-judicial body) – do you believe would be most appropriate?
The Independent Planning Commission presents a more reasonable appeal/review pathway than
the Land and Environment Court. The Land and Environment Court is a costly and time consuming
process that does not improve efficiency of the Development Application process. Further, the
Land and Environment Court does not have the appropriate expertise in strategic planning and
local planning policy to appropriately consider strategic planning matters.
The Independent Planning Commission is constituted of planning professionals that have more
experience with strategic planning and rezoning applications, which makes them a more
appropriate body to consider appeals/reviews.
Part D: Implementation
Planning Portal Improvements
Council’s experience with rezonings on the NSW Planning Portal to date has been extremely
disappointing. The Portal is difficult to navigate, not user friendly and requests for improvement to
the portal to overcome issues have been repeatedly denied. There is concern that the Portal will be
unable to manage the new functions that are proposed with these reforms. If the Portal is to be
further utilised, significant testing and improvement is required to ensure that the functions to be
undertaken via the Portal can be facilitated.
Should you require any further information or wish to discuss further please contact David
Reynolds, Group Manager – Shire Strategy, Transformation and Solutions 9843 0594.
Yours faithfully

Michael Edgar
GENERAL MANAGER
Attachment 1: Council report and minute from 22 February 2022 (X pages)
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Abbreviations
Abbreviation

Deﬁnition

Department

NSW Department of Planning, Industry and Environment

EP&A Act

Environmental Planning and Assessment Act (1979)
https://legislation.nsw.gov.au/browse/inforce

GSC

Greater Sydney Commission

IPC

Independent Planning Commission

LEP

Local Environmental Plan

LHS

Local Housing Strategy

LPMA

Local Plan-Making Authority

LPP

Local Planning Panel

LSPS

Local Strategic Planning Statement

PCO

Parliamentary Counsel’s Office

PPA

Planning Proposal Authority

SEPP

State Environmental Planning Policy

Guideline language
This guideline uses terms and language that refer to speciﬁc roles and functions of the NSW
Department of Planning, Industry and Environment (the Department) and legislative processes.
Table 1 clariﬁes what these terms mean within the context of this guideline.
Table 1. Terms used in this guideline
Term

Meaning for the purposes of this Guideline

Days

Days referenced in this guideline are in working days, with the exception
of Rezoning Review and Gateway Review which are calculated in calendar
days.
Working days means Monday through Friday excluding Saturday and
Sunday, public holidays, and the Christmas/New Year period between 20
December and 10 January (inclusive).

Gateway

Critical stage of the planning proposal for the Department to review
strategic and site-speciﬁc merit and whether the planning proposal should
proceed to public exhibition and any conditions to be satisﬁed before the
LEP is made.

Gateway
determination

In accordance with section 3.34 of the EP&A Act, the Minister or delegate
must issue a Gateway determination (with or without conditions) when it
receives a planning proposal from the PPA.
The Gateway determination will determine (among other things) whether
the planning proposal may proceed to the next stage of the process.
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Term

Meaning for the purposes of this Guideline

Independent
Planning Commission
(IPC)

Established under Division 2.3 of the EP&A Act, the IPC is independent
from the Department and in relation to the LEP making process provides
advice on rezoning reviews of City of Sydney planning proposals and all
Gateway review requests.

Independent
Planning Panel

A regional or district planning panel or the Independent Planning
Commission (IPC)

Local Plan-Making
Authority (LPMA)

Authority responsible for making the LEP as identiﬁed by the Gateway
determination. This may be the Minister (or delegate) or the relevant
council

Minister

Minister administering the EP&A Act, being the Minister for Planning and
Public Spaces

Minister’s delegate

The person to whom the Minister has delegated his/her authority in
accordance with section 2.4 of the EP&A Act.
For LEP making, this authority is generally delegated to the Planning
Secretary and Departmental staff.
The instrument of delegation can be found on the Department’s website.
https://www.planning.nsw.gov.au/Assess-and-Regulate/DevelopmentAssessment/Planning-Approval-Pathways/Delegated-Decisions
Any reference to ‘the Minister’ in this guideline should be read as reference
to the Minister or their delegate.

Planning Proposal

A document and supporting information that explains the intended effect
and justiﬁcation of a proposed LEP or amendment to an LEP.

Planning Proposal
Authority (PPA)

Authority responsible for the governance of a planning proposal,
including its preparation and submission to the Department for a Gateway
determination, satisfying the conditions of a Gateway determination,
public exhibition and its ﬁnalisation (including submission to the
Department for ﬁnalisation, where required)

Planning Secretary

The Secretary of the Department

Proponent

A developer, landowner or third party who initiates a proposal, prepares a
planning proposal and submits it to the relevant council.

Site-speciﬁc merit

A proposal’s demonstrated environmental, social and economic impact
on the site and surrounds and ability to be accommodated within the
capacity of the current and/or future infrastructure and services
When an LEP is made or amended through the planning proposal, it must
demonstrate site-speciﬁc merit by having regard to the criteria in
Section 2 of this guideline

Strategic merit

A proposal’s demonstrated alignment with the NSW strategic planning
framework.
When an LEP is made or amended through the planning proposal, it must
demonstrate strategic merit having regard to the criteria in Section 2 of
this guideline.
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Introduction
This guideline provides a detailed
explanation of the steps of the
NSW Local Environmental Plan
(LEP) making process to assist
and guide councils, communities,
State agencies, proponents, and
practitioners.
LEPs provide the local statutory framework that
guides development and land use decisions
throughout NSW. They do this through zoning
and development standards, which provide a
framework for the way land can be developed
and used.
As changes to planning zones or controls to
permit new development and land uses are
proposed, this often requires an amendment
to the LEP applying to that land. Amendments
to LEPs are generally undertaken through
the preparation and assessment of planning
proposals.
A planning proposal is the document that sets
out the justiﬁcation and supporting information
to allow an LEP to be made.
Division 3.4 of the EP&A Act prescribes the LEP
making process. This guideline supplements this
to outline the practical steps to amend or create
a new LEP.

The guideline aims to:
• help streamline the LEP making process
to reduce delays while also ensuring that
strategic led and quality place-based
planning outcomes are achieved
• explain each of the steps to efficiently
progress and obtain appropriate
amendments to a LEP
• ensure that planning proposals provide
adequate information to explain the
proposal and explain the likely impacts
of the amendment when assessed
against government legislation, strategic
plans, council policies and other
guidelines
• explain the roles and responsibilities of
each user and stakeholder in the making
of a LEP
• outline best practice and encourage
genuine consultation and collaboration
at the initial stages of a planning
proposal
• provide benchmark timeframes for
different categories of planning
proposals
• provide recommendations for
suitable community engagement and
participation throughout the LEP
making process
• set benchmarks for decisions on
planning proposals to ensure an efficient
planning system
The guideline sets out speciﬁc
requirements for the preparation of a
planning proposal as issued by the Planning
Secretary under section 3.33(3) of the
EP&A Act. These requirements are outlined
in Section 2 of this Guideline.
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How to use this Guideline
The guideline is divided into two sections:

SECTION

1

The LEP Making
Process
Provides a step by step
guide to the process
and identiﬁes the roles
and responsibilities for
stakeholders involved in
each stage.

NSW Planning Portal
The Department’s NSW Planning Portal (the
Planning Portal) registers and catalogues
planning proposals for online assessment
and determination. It provides transparency
of the planning system and ensures greater
accountability of all stakeholders involved in the
process.

SECTION

2

The Planning
Proposal
Outlines the requirements
to prepare and submit a
planning proposal.

As of July 2021, all planning proposals are to be
submitted and processed through the Planning
Portal. More information about the system is on
the Planning Portal website.

Planning proposals are submitted, assessed,
and determined with real time updates via the
Planning Portal.
This Planning Portal supports all the key actions
and steps associated with the LEP making
process, including:
• lodging planning proposals with councils
• submitting planning proposals for Gateway
determination by the Department
• submitting planning proposals for Rezoning
Review by the relevant Planning Panel
• submitting planning proposals for Gateway
Review by the Independent Planning
Commission (IPC)
• making all supporting information on planning
proposals publicly available
• requiring and receiving additional information

Supporting material
The Strategic Planning Toolkit on the
Department’s website contains a number other
guides and resources to support local councils
and planning professionals in the LEP making
process.

• publishing all decisions
Refer to the Department’s Local Planning and
Zoning Resources – Strategic Planning Toolkit
and Resources webpage for more information.
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Strategic Planning Framework
An effective planning system looks to the future,
led by long-term, evidence-based strategic
planning that is inclusive, democratic, responsive
to climate change and injects predictability into
decision-making. Its purpose is to provide for the
needs of people and the environment now and
into the future.
The NSW planning system is based on a
strategic-led planning framework1 as shown in
Figure 1.
This strategic planning framework establishes
the vision for NSW into the future with alignment
between planning priorities identiﬁed at a state,
regional or district level with ﬁner-grained
placed-based planning at the local level.
The framework sets out the principles and
outcomes for meeting the needs of communities
and the environment now and plans for the
needs of the future. It enables communities
to assess the broader implications and
consequences of identifying locations for growth
and change.

Investment made into a stronger strategic
planning framework enables decision making
on LEP amendments consistent with the agreed
state and local framework to be prioritised and
expedited. All this provides greater certainty for
industry, local government and communities that
strategic plans will be translated into changes to
planning controls and zoning.
All levels of government have an interest in
seeing their strategic planning realised into
outcomes for the community.
The strategic planning framework, along with
infrastructure provision, should be the major
consideration when starting, or thinking about,
an LEP amendment. Having the right vision and
alignment to the strategic planning framework
upfront is critical for the LEP making process.

Alignment across state and local strategic
planning sets up a streamlined process for
amending LEPs by having planning matters
resolved early and setting a clear sequence for
how communities will grow and change over
time.

• EP&A Act
• State Environmental
Planning Policy (SEPP)
• Region Plan
• District Plan
• Planned Precinct
• Local Housing Strategy
• Local Strategic Planning
Statement

1.

te
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Local Environmental Plan

Figure 1. Strategic planning framework

See Division 3.1 of the EP&A Act
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Regional plans

State-led rezoning

Regional Plans are State-led strategic planning
documents that set out the vision and direction
for strategic planning and land use within
a region and planning for the future needs
for housing, jobs, infrastructure, a healthy
environment and connected communities across
NSW.

Precincts provide a place-based strategic
planning approach to growth in Sydney and set
speciﬁc actions and objectives for speciﬁc areas,
based on the vison outlined in the region or
district plan.

There are 10 regional plans across NSW:
• Central Coast
• Central West and Orana
• Hunter
• Illawarra-Shoalhaven
• Metropolitan Sydney (A Metropolis of Three
Cities – The Greater Sydney Region Plan)
• New England-North West
• Riverina-Murray
• South East and Tablelands
• Far West
• North Coast
https://www.planning.nsw.gov.au/Plans-foryour-area/Regional-Plans

District plans
Five district plans implement the vision and
objectives of the Greater Sydney Region Plan at a
district level.
These 20-year plans provide a bridge between
regional and local planning to inform LEPs, local
strategic planning statements (LSPS), community
strategic plans and the assessment of planning
proposals.
https://www.greater.sydney/district-plans

There are four pathways to progress precincts
in Greater Sydney. State-led rezonings are
focussed on where there is a strategic imperitive
for the Department to lead, including places
with current or future city-shaping infrastructure
and investment and where the state has the
opportunity to create great public spaces.
These precincts provide a coordinated approach
by State and local government which helps
ensure infrastructure such as schools, parks,
community facilities, public transport and road
upgrades are delivered to support housing and
jobs to meet community needs.
https://www.planning.nsw.gov.au/Plans-foryour-area/A-new-approach-to-precincts

Metropolitan Plans and Special
Activation Precincts
There are a number of other strategic planning
documents including the Greater Newcastle
Metropolitan Plan 2036 and special activation
precincts (SAPs) in regional NSW. These
documents set out strategies and actions for a
particular LGA or precinct to create jobs, attract
businesses and investors, support local industries
and fuel economic development.
https://www.planning.nsw.gov.au/Plans-foryour-area/Greater-Newcastle-metropolitanplanning
https://www.nsw.gov.au/snowy-hydrolegacy-fund/special-activation-precincts
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Local strategic planning
statements
A LSPS2 sets out the strategic planning ambitions
for a LGA as a whole and for speciﬁc areas. The
LSPS allows councils to translate regional and
district planning into local priorities and actions
and identiﬁes the need for further local strategic
planning work (e.g. precinct planning, local
housing, employment areas, and infrastructure
strategies).
https://www.planning.nsw.gov.au/
policy-and-legislation/environmentalplanning-and-assessment-act-updated/
guide-to-the-updated-environmentalplanning-and-assessment-act-1979/part-3strategic-planning
The NSW Government has placed signiﬁcant
focus on the strategic planning framework,
strategic place-based planning, connection to
Country, green infrastructure and sustainability
outcomes.
The above documents form the strategic
planning framework which guides the assessment
of planning proposals under the strategic merit
test, as explained in Part 3 of Section 2: The
Planning Proposal. Planning proposals should
demonstrate consistency with applicable
strategic plans.

2.

See section 3.9 on the EP&A Act
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Local Environmental
Plan Making
What is a LEP?
LEPs guide planning decisions for LGAs through
zoning and development controls. They provide
a local framework for the way land can be
developed and used. LEPs are the main planning
tool to shape the future of communities by
ensuring local development is carried out
appropriately.
An LEP is an environmental planning instrument
(EPI) and statutory plan. LEPs must comply
with the common format and content of LEPs
as outlined in the Standard Instrument (Local
Environmental Plans) Order 2006 (Standard
Instrument) https://legislation.nsw.gov.au/
browse/inforce.
If an LEP is to be amended or a new one created,
the change is made through the preparation
of a planning proposal. The planning proposal
explains the intent of the proposed change(s)
and the justiﬁcation for the LEP amendments.
In some cases, a site may be zoned under
another and separate EPI, such as a State
Environmental Planning Policy (SEPP) or an
Interim Development Order (IDO).
To determine which EPI applies to certain
land, liaise with the relevant council and refer
to the NSW Spatial Viewer - https://www.
planningportal.nsw.gov.au/spatialviewer/#/ﬁnd-aproperty/address
If an amendment is required under another EPI
not being a LEP, contact the relevant Regional or
Place team in the Department.

Is there a need to amend a
LEP?
The NSW planning system provides ﬂexibility in
the application of LEP development standards
allowing consent authorities (such as council) to
approve a variation to development standards
through clause 4.6 of an LEP.
Where the proposal is minor in nature or
consequence, an expedited amendment process
under section 3.22 of the EP&A Act to an LEP
may be adopted. For more guidance see the
Special cases and exceptional circumstances of
this guideline.
Where changes are required outside of these
development standards or where a clause 4.6
variation cannot be supported, an amendment to
the LEP is required.
The creation of a new LEP or an amendment to
an existing LEP is required for the following:
• To implement and align an LEP with the State
government Regional and District Plans to
support good growth
• Update to incorporate vision and outcomes
from the council’s LSPS or other changes to
the strategic planning framework
• Comprehensive changes to a LEP, for example
when a council has endorsed and seeks to
implement and give effect to its local housing
or employment land strategy
• Amendments relating to changes to the
current zones, zone objectives, permitted land
uses and/or development standards, speciﬁc
clauses, reclassiﬁcation of land or the inclusion
of a local heritage item listing
• When directed or otherwise required by the
Minister
Amendments can affect any land to which an
LEP applies, including a single allotment, a whole
zone, or an entire LGA.
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What is a planning
proposal?
A planning proposal is a document (including
supporting information) that explains the
intended effect of a proposed LEP or proposed
amendments to an LEP. It describes the intended
outcomes, identiﬁes and assesses the potential
impacts that the changes to the LEP may have
and provides justiﬁcations for making the LEP3.
The planning proposal is a key part of the LEP
making process because it describes how a
proposed LEP, or amendments to an LEP ‘give
effect’ to strategic and site-speciﬁc planning
outcomes. The planning proposal is therefore
the ﬁrst step in making the statutory link with
strategic plans and preparing or amending an
LEP.
The planning proposal should be structured
in accordance with Section 2: The Planning
Proposal of this guideline.

Who can initiate and
prepare a planning
proposal?
A planning proposal can be initiated by either
a proponent or the relevant council. In certain
circumstances, particularly when it is of State
signiﬁcance, the Minister may initiate an
amendment to an EPI via a SEPP.
A planning proposal can only be prepared and
submitted to the Department for Gateway
determination by either the council for the LGA
to which the LEP applies, or a person or body
directed by the Minister4.
The body responsible for preparing and
progressing a planning proposal is known as the
planning proposal authority (PPA).

23 AUGUST, 2022

22 FEBRUARY, 2022

Council-initiated planning
proposals
A council may initiate an LEP amendment or
new LEP by drafting a planning proposal and
submitting it to the Department for Gateway
determination.
Council is responsible for preparing the
information and supporting documentation for
any council-initiated proposal.

Proponent-initiated planning
proposals
A landowner, developer or an individual seeking
to amend the zoning or development standards
that apply to land they own or have an interest in
may initiate a planning proposal.
The information required to support the proposal
is generally prepared with the assistance
of specialist consultants and submitted to
the relevant council for consideration and
assessment through the Planning Portal.
The relevant council (or PPA) must support
the planning proposal before it is submitted to
the Department via the Planning Portal for a
Gateway determination (Stage 3).

Planning proposal categories
Planning proposals are classiﬁed into four
different categories, see page 14.
Determination of which category applies is based
on the strategic consistency and complexity of
the planning proposal. Each planning proposal
category has associated target timeframes for
the proposal to be assessed and determined, and
minimum information requirements as outlined in
each stage of this guideline.

Council should identify the planning
proposal category when submitting a
planning proposal to the Department for
Gateway determination. The Department
will conﬁrm the category during its review
of the planning proposal.

3.
4.

See section 3.33(1) of the EP&A Act
See section 3.32 of the EP&A Act
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Planning Proposal Categories
Note: Categories of planning proposals are for administrative purposes only and not set out in the EP&A Act.

A basic planning proposal refers to any one or more of the following proposed LEP amendment types, including
an amendment:

Basic

•

To correct an administrative error

•

For a few minor ‘housekeeping’ amendments

•

To list a local heritage item, that is supported by an Office of Environment and Heritage endorsed study

•

To reclassify land where the Governor’s approval is not required

•

That is consistent with a Department endorsed/approved local strategy, such as a Local Housing Strategy

•

That is consistent with section 3.22 Expedited amendments of environmental planning instruments of the
EP&A Act to:
a. correct an obvious error in the principal instrument consisting of a misdescription, the inconsistent
numbering of provisions, a wrong cross-reference, a spelling error, a grammatical mistake, the insertion
of obviously missing words, the removal of obviously unnecessary words or a formatting error
b. address matters in the principal instrument that are of a consequential, transitional, machinery or other
minor nature, and/or
c. deal with matters that the Minister considers do not warrant compliance with the conditions precedent
for the making of the instrument because they will not have any signiﬁcant adverse impact on the
environment or adjoining land

Standard

A standard planning proposal refers to any one or more of the following proposed LEP amendment types,
including an amendment:
•

To change the land use zone where the proposal is consistent with the objectives identiﬁed in the LEP for that
proposed zone

•

That relates to altering the principal development standards of the LEP

•

That relates to the addition of a permissible land use or uses and/or any conditional arrangements under
Schedule 1 Additional Permitted Uses of the LEP

•

That is consistent with an endorsed District/Regional Strategic Plan and/or LSPS

•

Relating to classiﬁcation or reclassiﬁcation of public land through the LEP

Principal

Complex

A complex planning proposal refers to any one or more of the following proposed LEP amendment types,
including an amendment:
•

To change in the land use zone and/or the principal development standards of the LEP, which would result
in a signiﬁcant increase in demand for supporting local, regional or State infrastructure and would require
infrastructure funding

•

To respond to a new policy e.g. local character or new provision not in the standard instrument template

•

That is inconsistent with a District/Regional Plan or council’s endorsed LSPS

•

Responding to a change in circumstances, such as the investment in new infrastructure or changing
demographic trends

•

That is progressed under the Aboriginal Land SEPP

•

Any other amendment or amendments that are not categorised as a principal LEP, standard or basic planning
proposal

A principal LEP planning proposal refers to any one or more of the following proposed LEP amendment types,
including an amendment:
•

To create a new LEP that applies to the whole LGA

•

To implement a change in local policy that effects the LGA

•

To consolidate one or more LEPs into a new comprehensive LEP

•

That includes multiple ‘housekeeping’ amendments or a combination of a number of planning proposals
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The LEP
Making Process
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LEP Making Process Overview
There are six key stages related to the making of an LEP as shown in Figure 2.
Figure 2. LEP making process overview

STAGE

Pre-Lodgement

1

What is your LEP amendment and what should be included in a planning proposal?
Early analysis of the development potential of the relevant land including key environmental or site
constraints, review of the strategic planning framework, obtaining advice and consultation with
authorities and government agencies and identiﬁcation of study requirements to underpin a planning
proposal.

STAGE

Planning Proposal

2

Preparing the planning proposal
Where the planning proposal has been initiated by a proponent, council is to review and assess the
planning proposal and decide whether to support and submit it to the Department for a Gateway
determination. Where the planning proposal has been initiated by council, council is to prepare the
planning proposal and submit it to the Department for a Gateway determination.

Rezoning Review
Review of proponent-initiated planning proposal by independent planning panel if not supported / or progressed by
council

STAGE

A proponent may request a rezoning review if a planning proposal is not supported by council or no decision is made within
115 days for complex planning proposals or 90 days for all other types of planning proposals.

3

Gateway Determination
Department review of the planning proposal
Department assesses the strategic and site-speciﬁc merit of a planning proposal and issues a Gateway
determination specifying if the planning proposal should proceed and whether consultation with
authorities and government agencies is required.

Gateway Review
Reviewing and altering a Gateway determination

STAGE

STAGE

STAGE

A proponent/PPA may request review of conditions or determination within 42 days of Gateway determination.

4
5
6

Post-Gateway
Actioning Gateway determination conditions
PPA reviews the Gateway determination and actions any required conditions prior to public exhibition.

Public Exhibition and Assessment
Engaging with the community
Consultation with the community, key authorities and government agencies (as required). Review of the
planning proposal to address conditions of Gateway determination and submissions.

Finalisation
Making the LEP
Final assessment of the planning proposal and if supported, preparation of the draft LEP, review and
ﬁnalisation. Once ﬁnalised, the LEP may be made, notiﬁed and come into effect.
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Benchmark Timeframes

The NSW Government is implementing a
range of planning reforms that will make
it easier to navigate the planning system,
reduce assessment times, and make it
easier to invest in NSW. The Department
has a target of achieving a 33% reduction
in average planning proposal assessment
timeframes to 380 working days by June
2023, measured from referral of a planning
proposal to the Department for Gateway to
ﬁnalisation.

Proponents, councils, government agencies
and the Department are all stakeholders in
the process and share the timeline to prepare,
progress, and determine a planning proposal.
The time required to undertake each stage in
the LEP making process is expected to vary
depending on the nature, scale and complexity of
a proposal, issues that need to be resolved, and
level of community interest.
Benchmark timeframes for councils and the
Department ensure that the LEP making
process is efficient, transparent, accountable,
and outcomes focused – avoiding delays to
development and setting clear expectations on
decision making.

expected to take (Table 2). Active management
of each planning proposal, ongoing
improvements to processes, procedures and
the systems required to support the assessment
of proposals, and more open and upfront
engagement with agencies and key stakeholders
will result in more expedient timeframes.

Working within these timeframes often relies on
effective and early consultation with councils,
authorities and government agencies and other
stakeholders including the local community. This
includes gauging indicative support from council
(or the relevant PPA) on whether the proposal
has strategic merit and conﬁrming what depth
of investigations and studies may be required
to underpin a suitably justiﬁed proposal. The
resolution of key issues early in the process
will ensure planning proposal are efficiently
progressed through the system.

The timeframes for which an LEP is made will be
determined by the Department and set out in the
Gateway determination. Any request to extend
the timeframes outlined above or timeframes
speciﬁed in a Gateway determination must be
supported by sufficient justiﬁcation and include
clear revised milestones for completion.
The Minister may alter a Gateway determination
to not proceed where there has been signiﬁcant
delay in progressing the planning proposal and/
or insufficient justiﬁcation has been provided to
the Department.

The benchmark timeframes are the maximum
length of time each stage of the process is

Table 2. Planning Proposal Benchmark Timeframes
Stage

Maximum Benchmark Timeframes (working days)
Basic

Standard

Complex

Principal
20-30 days

Stage 1 – Pre-lodgement

30 days

50 days

60 days

Stage 2 – Planning Proposal

80 days

95 days

120 days

40 days

Stage 3 - Gateway determination

25 days

25 days

45 days

45 days

Stage 4 – Post-Gateway

20 days

50 days

70 days

160 days

Stage 5 – Public Exhibition &
Assessment

70 days

95 days

115 days

95 days

Stage 6 - Finalisation

25 days

55 days

70 days

80 days

Sub-total (Department target)

140 working days

225 working days

300 working days

380 working days

Total (end to end)

220 days

320 days

420 days

420 days

Note: Department target of 380 working days is measured from Stage 3 – Stage 6 (inclusive).
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Overview of roles and responsibilities
Planning Proposal
Authority (PPA)

Local Plan-Making
Authority (LPMA)

The PPA is the body
responsible for governance, content
and quality of information contained
within a planning proposal. It should
manage the proposal as it progresses
through the LEP making process.

The LMPA undertakes the
statutory functions in making the
LEP.

Council
Council is generally the PPA for all
planning proposals, unless otherwise
determined by the Minister.

Under the EP&A Act the Minister
is the LPMA. If authorised under a
Gateway determination, council may
exercise LPMA functions.

Alternative PPA

Council

In circumstances where council
has not initiated or progressed a
planning proposal, the Minister may
direct the Planning Secretary (the
Department) or an independent
planning panel to be the PPA.

Council will generally be authorised
as the LPMA for basic and standard
LEP amendments.

The Special cases and exceptional
circumstances - Appointment of
an alternative PPA section details
the circumstances in which this may
occur.

The Department
The Department assesses
and guides planning
proposals through the
LEP making process. This includes
active management of the planning
proposal through the LEP making
process, issue resolution, and
ﬁnalising the LEP (if the Minister is
the LPMA).
Under the Minister’s delegation
the Department is the assessment
authority for planning proposals.

Minister for Planning and Public
Spaces
The Minister will typically be the
LPMA for all other LEPs. This role
is delegated to the Department and
only exercised by the Minister in
exceptional circumstances.

Proponent

Council

Community

May seek to amend an
existing LEP to change the
zoning of the land and/or
development standards applying to
a site, an area or location, or to the
whole LGA.

May seek to amend an
existing LEP or create a new
LEP relating to its LGA by
preparing a planning proposal and
submitting it to the Department for
Gateway determination.

The community reviews,
provides comments and
feedback on planning
proposals at key steps in the LEP
making process. The matters raised
by the community during exhibition
and consultation associated with the
proposal are considered by the PPA.

A proponent may be a developer or
landowner (or a third party on their
behalf) or council who is seeking an
amendment to an existing LEP.

Council is the relevant local
government to which the LEP
applies.

Anyone affected by, or interested in,
a planning proposal.

Independent Planning
Commission (IPC)

Sydney & Regional
Planning Panels

Authorities &
Government Agencies

The IPC acts as the
independent planning panel in
Gateway reviews and rezoning
reviews for the City of Sydney LGA.

Sydney and Regional
Planning Panels act as the
independent body in rezoning
reviews.

A planning proposal may
be referred to an authority or
government agency by council or the
Department based on referral criteria
(Attachment C) at pre-lodgement or
post-Gateway as recommended by
the Gateway determination.

The IPC is a standalone agency
under Part 2, Division 2.3 of the
EP&A Act. It is independent of other
government departments, including
the Department.

There are ﬁve Sydney Planning
Panels and four Regional Planning
Panels across NSW under sections
2.12 and 3.2 and Part 3 of schedule
2 of the EP&A Act. Each panel is an
independent body that is not subject
to the direction of the Minister.

Public authorities and government
agencies may be a public service
agency, a Minister, public authority,
public office or other.
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The pre-lodgement stage of
a planning proposal is the
important ﬁrst step of the LEP
making process. A proposal’s
early alignment with the
strategic planning framework
can reduce time and cost later
in preparing the planning
proposal and making the LEP.
Pre-lodgement is not a legislative
requirement (or supported by the Planning
Portal) but is highly recommended as the
ﬁrst stage in the process for standard and
complex planning proposals.

Timeline
Basic

30 working days

Standard

50 working days

Complex

60 working days

Principal

20-30 working days

This stage is measured from lodgement of scoping
proposal to issue of planning proposal requirements.

The purpose of the pre-lodgement stage is
to:
• provide early feedback to proponents and
councils, in particular about the strategic
and site-speciﬁc merits of a proposal
• understand the expectations for what
justiﬁcation and key supporting studies
are required to support a planning
proposal
• facilitate early consultation with key
authorities and government agencies to
understand and resolve agency issues
earlier in the process, which is expected
to facilitate a quicker consultation during
exhibition
• identify infrastructure needs and
determine what form of infrastructure
funding may be needed to support the
proposal
• resolve planning issues upfront to enable
a streamlined LEP making process
The recommended steps for this stage are
outlined in Figure 3.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Pre-lodgement
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Proponent-initiated planning proposal
Council-initiated planning proposal

Proponent

Prepares scoping proposal and submits to council
Council

Council refers scoping proposal to authorities and government agencies
for comment (if required)

Agencies

Proponent

Council

Pre-lodgement meeting
Council

Council completes initial assessment and issues written advice, including
planning proposal requirements

Council

Prepares scoping proposal and submits to the Department (if required)
Department

The Department refers scoping proposal to authorities and government
agencies for comment (if required)
Agencies

Council

Department

Pre-lodgement meeting
Department

The Department completes initial assessment and issues written advice,
including planning proposal requirements

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Figure 3. Pre-lodgement stage overview
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STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Scoping proposal and
meeting
Early due diligence should be undertaken
to scope a proposal and before preparation
of any planning proposal. This may include
high-level desktop studies, review of the
site setting and context, identiﬁcation of
objectives of the proposal and development
of any concepts and feasibility.
These investigations should also include
review of the strategic directions and
expectations set down in a council’s local
strategies and LSPS, and more broadly the
relevant district and/or regional plans (see
Strategic Planning Framework).

Preparing and submitting a
scoping proposal
To assist in the pre-lodgement stage of
the process and before engaging with
council or the PPA, it is recommended that
a scoping proposal be prepared to outline
the proposal, key matters, and expected
consultation with agencies that may be
needed.
The level of information required within
the scoping proposal is dependent on the
nature, scale, complexity, and predicted
environmental impacts of the proposal.
Guidance for what should be included
within a scoping proposal is included at
Attachment A.
For proponent-initiated proposals, the
proponent is to submit the scoping proposal
to council (or alternative PPA) and request
a pre-lodgement meeting. Council is
responsible for managing and coordinating
this process with the proponent.
For council-initiated planning proposals,
council should submit the scoping report to
the Department’s relevant Place or Regional
team and request a meeting, if deemed
necessary. The Department is responsible
for managing and coordinating this process
with council.

23 AUGUST, 2022

22 FEBRUARY, 2022

Referral to authorities and
government agencies
On receipt of the scoping proposal, council
is encouraged to consult with external
authorities and government agencies
for initial comment and identiﬁcation of
requirements necessary to progress the
proposal. The Department will refer the
scoping proposal for complex councilinitiated and principal LEP planning
proposals to the relevant agencies.
Relevant authorities and government
agencies are encouraged to provide
feedback to:
• identify potential key issues that need
addressing as part of the planning
proposal
• gauge agency in principle view/support
for the proposal
• provide direction on information and/or
studies required for the planning proposal
• seek early engagement if resolution of
issues is needed before the planning
proposal is lodged
Referral criteria for authorities and
government agencies (including when a
council may refer a proponent scoping
proposal to the Department) is provided at
Attachment B.
Note: Referral to authorities and government
agencies is encouraged but not mandatory.
The Department is currently collaborating
with authorities and government agencies
and council in ﬁnalising this referral process
– in the interim, referral and feedback is not a
requirement but is a desirable outcome.

If a proposal satisﬁes one or more of the
referral criteria for a speciﬁc authority or
agency, then pre-lodgement referral occurs.
Authorities and government agencies are
encouraged to provide a response within 20
working days of referral.
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STAGE

1

Pre-lodgement meeting
Following a review of the scoping proposal,
a pre-lodgement meeting should be held
between the proponent, council officers and
other relevant parties (which may include
authorities/agencies and the Department,
if required) to discuss the proposal and
provide preliminary feedback.
Council should proceed with the prelodgement meeting if the authority/agency
comments are not received.
This pre-lodgement meeting should:

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

• explain the proposal
• discuss what matters need to be
addressed to justify the proposal
• ascertain whether the council identiﬁes
that the proposal has potential for
strategic and site-speciﬁc merit
• ascertain whether the proposal is ready
to be submitted or if there are other
matters that may need to be addressed
before a planning proposal can be
progressed
For a council-initiated planning proposal, it is
recommended that council officers consult
with the Department to conﬁrm what
supporting information is needed to justify
the proposal. The Department will liaise with
council and the authorities/agencies on the
planning proposal requirements.
The pre-lodgement process is not a full merit
assessment of the proposal. Proponents
and councils should consider the advice in
proceeding with and preparing a planning
proposal.

23 AUGUST, 2022
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Written advice and planning
proposal requirements
Within 10 working days of the prelodgement meeting, council is to provide the
proponent with minutes of the meeting and
written advice. This will include:
• any recommended changes to the
scope of the proposal, where considered
appropriate
• nomination of the planning proposal
category (basic, standard, complex or
principal LEP)
• conﬁrmation of council assessment fees,
likely consultation requirements, and
assessment timeframes and milestones
• recommended investigations and studies
to support and justify the proposal,
including the requirements in
Attachment C of this guideline
• preliminary advice as to whether the
proposal has strategic and site-speciﬁc
merit
• a copy of authority/agency comments
The Department will provide this same
guidance to a council where it has sought to
initiate a council complex or principal LEP
planning proposal.
The pre-lodgement advice and planning
proposal requirements will not be
coordinated through the planning proposal
online portal.
Planning proposal requirements are to
be proportionate to the type of proposal.
Where a proponent does not respond to a
speciﬁc requirement, justiﬁcation should be
provided in the planning proposal submitted
to council.
Proponents and councils should determine
what matters associated with the design
of buildings, subdivision layout, or other
detailed matters are more appropriately
addressed at the development application
stage.
Note: a proponent may still lodge a planning
proposal with council, despite any views
expressed by council during the pre-lodgement
stage.
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The need and capacity for local and
regional infrastructure to support the future
development resulting from the proposal
should be considered upfront in the LEP
making process.
Council should work with proponents and
provide advice on existing and any planned
local infrastructure as part of the initial
concept proposal. It is the responsibility of
the proponent to investigate infrastructure
requirements and associated funding for the
proposal.

Early engagement
The LEP making process does not require
formal community consultation prior to a
proponent submitting a planning proposal to
council.
The most appropriate time for community
consultation for planning proposals is after
a Gateway determination is issued and all
relevant studies and reports have been
completed. This ensures the community
has clear and evidence-based information
available to help them make informed
comments on the proposal.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Infrastructure needs
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Key Actions

STAGE

1

Proponent
Develop the proposal scope (where
the planning proposal is to be
initiated by the proponent)
Draft and submit scoping proposal
to council

Review advice from council and
undertake identiﬁed technical
studies to inform the preparation of
the planning proposal

STAGE 3

Accept the scoping report and hold
a pre-lodgement meeting with the
proponent

Nominate the planning proposal
category (basic, standard, complex
or principal LEP)

STAGE 4

For council-initiated proposals,
accept the scoping proposal and
undertake the referral to agencies
and authorities
For council-initiated proposals,
accept the scoping proposal, meet
with council and issue preliminary
advice, including planning proposal
requirements

Council

Refer the scoping report to relevant
authorities and government agencies
Undertake a high-level assessment
and collate comments

Government
Agencies
Review scoping report
Submit written comments to council
(or Department for council-initiated
proposals) together with speciﬁc
planning proposal requirements

Meet with proponent and issue
advice identifying any signiﬁcant
barriers and if a proposal should
proceed including planning proposal
requirements government agencies,
as required
For council-initiated planning
proposals, consult with the
Department and other government
agencies, as required

STAGE 6

STAGE 5

Attend pre-lodgement meeting at
the request of council

Conﬁrm the planning proposal
category (basic, standard, complex
or principal LEP)

G-REVIEW

R-REVIEW

STAGE 2

Attend pre-lodgement meeting to
discuss the proposal

Department
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Planning Proposal
The preparation and lodgement
of the planning proposal is a
key step in the LEP making
process. The following should
be read in conjunction with
Section 2: The Planning
Proposal.
The steps in preparing, lodging
and initial council assessment
of a planning proposal are
outlined in Figure 4.

Timeline
Basic

80 working days

Standard

95 working days

Complex

120 working days

Principal

40 working days

This stage is measured from lodgement of the planning
proposal with council via the Planning Portal to council
decision on whether the proposal should proceed
and be referred to the Department for a Gateway
determination.

Note: the timeframe for principal LEPs amendment is less as generally it is a result of an action or
commitment within a LSPS or because of the ﬁndings of a strategic study for an area (i.e. a housing or rural
study) has already been prepared. The planning proposal may also indicate that these studies are to be
undertaken post Gateway.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1
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Proponent

Proponent-initiated planning proposal

Prepares planning proposal including technical studies
Proponent

Lodges planning proposal to council via Planning Portal
Council

Council undertakes planning assessment, and refers planning proposal to
LPP for advice (if required)
Council

Council officers prepare report to council for formal consideration

Not supported/no decision made
Proponent

Proponent can request a
rezoning review (optional)

Supported
Council

PPA

Council submits planning
proposal (as PPA) to the
Department for Gateway
determination

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Figure 4. Planning proposal stage overview

Council

Council-initiated planning proposal

Council

Council refers planning proposal to LPP for advice (if required)
Council

Council officers prepare report to council for formal consideration

Not supported/no decision made

Supported
Council

PPA

Council submits planning
proposal (as PPA) to the
Department for Gateway
determination

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

Prepares planning proposal including technical studies
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Preparing a planning
proposal
Based on advice provided in the prelodgement stage of the process a planning
proposal should identify the likely
environmental, social, economic and other
site-speciﬁc considerations of the proposal.
The planning proposal should be drafted
to ensure that a wide audience including
departmental staff, authorities and
government agencies, councils, stakeholders
and the community, can clearly understand
the scope and impacts of the proposal.

• Part 1 – Objectives and intended
outcomes – a statement of the objectives
of the proposed LEP
• Part 2 – Explanation of provisions – an
explanation of the provisions that are to
be included in the proposed LEP
• Part 3 – Justiﬁcation of strategic
and site-speciﬁc merit – justiﬁcation
of strategic and potential site-speciﬁc
merit, outcomes, and the process for
implementation

22 FEBRUARY, 2022
These components ensure the planning
proposal addresses all issues and contains
enough information to determine whether
there is merit to proceed to the next stage
of the LEP making process.
A detailed description of the matters that
must be addressed in a planning proposal
is outlined in Section 2: The Planning
Proposal of this guideline.
Potential technical information to support
the preparation of a planning proposal
is outlined in Attachment C and will be
conﬁrmed in council’s or the Departments
written advice following the pre-lodgement
stage.

Lodging a proponent-initiated
planning proposal
A proponent is required to lodge a planning
proposal online via the Planning Portal. The
proponent is to pay the necessary planning
proposal fee.
The Planning Portal enables the planning
proposal and all associated documents to be
viewed and reviewed by the public.

• Part 4 – Maps – maps, where relevant,
to identify the effect of the planning
proposal and the area to which it applies
• Part 5 – Community consultation –
details of the community consultation
that is to be undertaken on the planning
proposal
• Part 6 – Project timeline – project
timeline to detail the anticipated
timeframe for the LEP making process in
accordance with the benchmarks in this
guideline

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

A planning proposal must include the
following components5:
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5.

See section 3.33(2) of the EP&A Act
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STAGE

1

Planning assessment by council
Once a proponent-initiated planning
proposal is formally lodged (i.e. lodged
on the Planning Portal and fees paid) the
council undertakes an initial evaluation of
the planning proposal to check that:

STAGE 2

• the scope of the proposal is clearly
articulated
• the planning proposal addresses any
comments and/or study requirements
sought by council, authorities and
government agencies
• that all studies and supporting
documentation is included with the
planning proposal

• relevant regional/district plans and LSPS
(if relevant) have been addressed
Note: If the planning proposal is illegible
or unclear, Council may reject the planning
proposal within 14 days of lodgement.

Council then undertakes an assessment of
the planning proposal and forms a view as
to whether the proposal has strategic and
site-speciﬁc merit. The planning assessment
forms part of the planning proposal report
to council on whether the planning proposal
should be supported or not.
Note: A planning proposal can be changed
prior to a council decision or during the council
meeting.

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

• all section 9.1 Directions and SEPPs have
been adequately addressed

STAGE 6

STAGE 5

If this occurs, the planning proposal should be
updated following the council decision and
prior to referral of the planning proposal to
the Department for a Gateway determination.
If a signiﬁcant amendment is undertaken
post-Gateway because of a technical study or
consultation, it may be necessary to obtain a
further council resolution and an amendment to
the Gateway determination.

6.

23 AUGUST, 2022
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Local planning panel
advice
Local Planning Panels (LPP) are in place
for all councils in Sydney, Wollongong City
Council, Wingecarribee, and the Central
Coast. A planning proposal must be referred
to the relevant LPP in accordance with the
referral criteria of LPP Ministerial direction6.
The relevant LPP will undertake an
assessment of the proposal and provide
advice to the council as PPA.
The LPP Ministerial Direction requires the
council to provide a full (strategic and sitespeciﬁc merit) assessment of the proposal to
the LPP to assist its members prepare their
advice to the council. The council should
also provide a copy of the planning proposal,
and if relevant the technical reports, to the
LPP.

Council resolution
Council staff will prepare and submit an
assessment report to a council meeting for
formal consideration. If there is a relevant
LPP, the report would include the guidance
from the panel.
If the council determines that the planning
proposal has strategic and site-speciﬁc
merit, and is to be supported, it should
submit the planning proposal to the
Department for a Gateway determination. It
is at this point that council formally becomes
the PPA.
Only the PPA, which is in most cases the
council, can submit a planning proposal for
Gateway determination.
If the planning proposal is not supported,
council will advise both the proponent and
the Department.

See section 9.1 Direction – Local Planning Panels Direction – Planning Proposals - IHAPS ministerial directions proposal (nsw.
gov.au)
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Council authorised as
LPMA
When submitting a planning proposal for
a Gateway determination, councils must
identify whether they will or will not be
seeking to be authorised as the LPMA.
When a council is the LPMA, it may delegate
this plan making function to an officer within
council (usually the general manager or
planning director) who will then exercise the
function. If a council chooses to delegate
the function, the council should advise the
Department at the same time it seeks to be
the LPMA.

22 FEBRUARY, 2022

The Minister may withdraw an
authorisation for a council to make
a LEP if the conditions set out in the
Gateway determination are not met.
This can occur if:
• the PPA has not satisﬁed all
the conditions of the Gateway
determination
• the planning proposal is
inconsistent with the relevant
section 9.1 Directions or the
Planning Secretary has not agreed
that the inconsistencies are justiﬁed
• there are outstanding written
objections from authorities and
government agencies

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022
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STAGE

1

Key Actions
Proponent

STAGE 2

Prepare a planning proposal in
accordance with any pre-lodgement
advice
Formally lodge the planning
proposal with the relevant council on
the Planning Portal
Attend and present the proposal to
a LPP meeting, if requested
Attend and present the proposal at a
council meeting, if required

For proponent-initiated planning
proposals:
Evaluate whether the planning
proposal is suitable for assessment
Assess the planning proposal for
strategic and site-speciﬁc merit,
whether preliminary issues have
been addressed and determine
whether it should be progressed
For council-initiated planning
proposals:
Prepare a planning proposal
consistent with the requirements in
Section 2: The Planning Proposal
For all planning proposals:

No action
Following the above steps, prepare
and submit assessment report with
recommendations to LPP
Prepare and submit assessment
report with recommendations to
Council meeting
If proposal is supported by Council,
submit the planning proposal
to Department for Gateway
determination and identify whether
council seeks the authority to be
LPMA
Ensure all information is correct and
up to date on the Planning Portal

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

Department

Council/PPA
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Rezoning Review
A rezoning review allows
a proponent to request an
independent planning panel
evaluate and recommend to
the Minister whether a proposal
should progress to Gateway
determination.
This can only occur after the lodgement
of the planning proposal with council, and
council has:
• notiﬁed the proponent in writing that it
does not support the proposal
• failed to indicate its support for the
planning proposal within 90 or 115
calendar days (depending on the
planning proposal category) of the
proponent lodging the planning proposal
• failed to submit the planning proposal
for Gateway determination within 28
calendar days after it has indicated
support
The steps in this process are outlined in
Figure 5.
Rezoning reviews are carried out by:
• Regional Planning Panels for:
o
o
o
o

Northern NSW
Hunter and Central Coast regions
Western NSW
Southern NSW

• a Sydney district planning panel for
proposals that relate to land within the
Greater Sydney region

Timeline
All rezoning review requests have a
target timeframe from lodgement of
the review until the planning panel
recommendation of 100 calendar days.

For the purposes of explaining this rezoning
review process in this chapter, ‘planning
panel’ means all the above forms of panels
and the IPC.
The Department will monitor the progress
of rezoning review requests and ensure that
documents (review requests, planning panel
reports and decisions) are published on the
Planning Portal.
Refer to Planning Circular: PS18-012
Independent reviews of plan making
decision for more information.

Fees/Costs
A fee for a rezoning review request applies.
Where a rezoning review is recommended to
proceed to Gateway and the planning panel
or Planning Secretary is appointed as the
PPA, an additional fee applies.
Fees are paid directly to the Department.
Information on fees and payment can be
found on the Department’s webpage https://
www.planning.nsw.gov.au/Plans-for-yourarea/Local-Planning-and-Zoning/Makingand-Amending-LEPs.

• the IPC for proposals that relate to land
within the LGA for the City of Sydney

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

REZONING REVIEW

STAGE 2

STAGE

1

ORDINARY MEETING OF COUNCIL
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Proponent

Proponent makes a rezoning review
request to the Department

REZONING REVIEW

STAGE 2

STAGE

1

Figure 5. Rezoning review overview

Department

The Department reviews the
request and forwards to the relevant
planning panel Secretariat

The Department:
• Notiﬁes council
• Requests information, including
conﬁrmation that the proposal
is consistent with the original
planning proposal
• Requests whether council intends
to be nominated as the PPA
Note: council will not have the option of being
PPA if the planning proposal was not initially
supported

Department

The Department prepares brieﬁng package and forwards to the
relevant planning panel

STAGE 4

G-REVIEW

STAGE 3

Planning Panels

Planning panel holds meeting with proponent, council and the Department to
review strategic and site-speciﬁc merit
Panel makes recommendation on whether the planning proposal should proceed
to Gateway determination

Not supported
Planning Panels

Proponent and council notiﬁed

Supported
Planning Panels

Planning panel conﬁrms PPA (if
council does not accept PPA or an
alternative PPA is appointed)

STAGE 6

STAGE 5

PPA

PPA submits planning proposal
to the Department for Gateway
determination
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Proponent requests
rezoning review
Council acceptance of planning
proposal
For the purposes of triggering a rezoning
review request, the timeframe begins from
the day the planning proposal is lodged with
council on the Planning Portal and fees are
paid.
Note: the timeframe for lodgement of a rezoning
review will restart if a planning proposal is
amended and received by council when under
assessment by council.

A planning proposal that has been amended
after council has resolved to not support the
matter is not eligible for a rezoning review.
The revised planning proposal would need
to be submitted to council as a new planning
proposal.

22 FEBRUARY, 2022

Rezoning review request
requirements
A rezoning review request must be made
by a proponent via the Planning Portal and
contain:
• a copy of the proponent’s latest version
of the planning proposal, including all
supporting material and information that
was submitted to council
• all correspondence that the proponent
has received from the council in relation
to the planning proposal request,
including (if relevant) any copies of the
council’s written advice to the proponent
and/or the Council resolution not proceed
with the proposal
• all correspondence and written advice
from other public authorities and
government agencies, if available
• the proponent’s written justiﬁcation of
the strategic and site-speciﬁc merit to
conﬁrm why a review is warranted

Rezoning review request
triggers

• disclosure of reportable political
donations under section 10.4 of the EP&A
Act, if relevant

A proponent for a planning proposal can
seek a rezoning review request:

• the rezoning review fee to the
Department

• within 42 calendar days of council
notifying the proponent that it does not
support the planning proposal request, or

If the reason for the rezoning review is based
on the circumstance that council has not
had the opportunity to review or not make
a decision on the planning proposal, the
proponent should demonstrate that there
has been an attempt to collaborate with
council to obtain a decision relating to the
planning proposal. This evidence should
be included within the rezoning review
application.

• if council has failed to make a decision on
the planning proposal after:
o 90 calendar days from the date the
proposal was lodged with council if
this is a basic and standard planning
proposal
o 115 calendar days from the date the
proposal was lodged with council if
this is a complex planning proposal
• if council has supported the planning
proposal but has not submitted the
planning proposal to the Department
within 28 calendar days

The Department will only accept rezoning
review requests that include all of the above
items.
Planning Portal Quick Reference Guide:
Initiating a Rezoning Review

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

REZONING REVIEW

STAGE 2

STAGE

1
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STAGE 2

STAGE

1

ORDINARY MEETING OF COUNCIL


Departmental
notiﬁcation and brieﬁng
Upon receipt of the rezoning review request
the Department will notify the relevant
council and request that council respond
within 21 calendar days with the following:
• any comments and additional information
on the planning proposal

• conﬁrmation whether council wishes
to nominate itself as the PPA, but only
where the council has failed to determine
the proposal prior to the rezoning request
application being submitted to the
Department. If this nomination by council
is not clearly provided, then council
has up until 4 days before the planning
panel meeting to inform the Department
of their nomination in writing. The
Department will forward rezoning review
requests to the relevant planning panel
within 3 days of the lodgement of the
rezoning review application
The Department prepares and submits
to the panel a short brieﬁng report
summarising the proposal and background
information for the panel. The report does
not include an assessment, opinion or
recommendation on whether the planning
proposal should proceed. This enables the
planning panel to form an independent view
of the planning proposal.

Planning panel review
The planning panel will review the planning
proposal and associated documentation.
As part of this review, the planning panel
members may attend a site visit with
representatives from the Department.

Planning panel assessment and
recommendation
After the planning panel has reviewed the
planning proposal, it will:
• schedule a meeting between the
proponent and council for a brieﬁng, have
an opportunity to ask questions and gain
clariﬁcation on the proposal, and
• assess and determine the proposal
The planning panel will assess the planning
proposal and determine whether it has
strategic merit and site-speciﬁc merit,
having regard to the matters outlined in
Part 3 of Section 2: The Planning Proposal
of these guidelines. The panel should ﬁrst
and foremost form the view whether the
planning proposal has ‘strategic merit’.
Having met the strategic merit test, the
relevant planning panel must then determine
if the proposal has site-speciﬁc merit, having
regard to:
• the natural environment on the site to
which the proposal relates and other
affected land (including known signiﬁcant
environmental areas, resources or
hazards)

STAGE 5

The Department will compile a package of
the planning proposal, council’s information
and the Department’s summary report and
forward to the planning panel secretariat.

Planning panel
recommendation

• the built environment, social and
economic conditions

STAGE 6

STAGE 4

G-REVIEW

STAGE 3

REZONING REVIEW

• conﬁrmation that the proposal is
consistent with what was submitted as
the accepted proposal by council

22 FEBRUARY, 2022

• services and infrastructure that are or will
be available to meet the demands arising
from the proposal and any proposed
ﬁnancial arrangements for infrastructure
provision

• existing, approved and likely future uses
of land in the vicinity of the land to which
the proposal relates; and/or
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Proposals that do not reasonably meet
the strategic and site-speciﬁc merit
assessment criteria are unlikely to proceed.
After the hearing, the panel will advise the
Department, council and the proponent
of its recommendation on whether the
planning proposal should or should not
proceed to Gateway within 5 calendar days
of the panel meeting date.
The planning panel will outline the reasons
for its decision, including its assessment on
strategic and site-speciﬁc merit.

Panel recommendations to alter
the proposal and/or additional
Gateway conditions
Should the planning panel ﬁnd that a
planning proposal has strategic merit,
they may recommend requirements to be
included in the Gateway determination or
minor changes to the planning proposal
based on site speciﬁc matters. The planning
panel can recommend qualifying minor
changes to the planning proposal for the
proposal to proceed to Gateway.
Before the panel makes this type of
recommendation it should seek the council’s
and proponent’s view at the panel meeting.
If the panel only comes to the view that it
should make recommendations for minor
changes post the panel hearing, it may ask
the panel Secretariat to reconvene a panel
meeting.
Alternatively, if the panel appoints itself
in the PPA role for the proposal, it can
vary the planning proposal but only if it is
substantially the same as the proposal or
provides a reduced impact (e.g. a reduction
in built form, ﬂoor space ratio or height)

22 FEBRUARY, 2022

Appointing the PPA
If the planning panel recommends that
the planning proposal should proceed to
Gateway determination, it will:
• notify the relevant council that the
planning panel will assume PPA role, if
in the circumstance the council change
to has refused to support the planning
proposal, or
• identify the PPA (either council or
itself) where council has not made a
determination on a planning proposal but
has informed the panel in writing prior to
the panel meeting of its nomination
Note: if a planning proposal request has been
refused by council, the planning panel may
appoint itself as the PPA to avoid any conﬂicts
that may arise between the proponent and
council and ensure efficiency and resolution of
matters.

Submitting the planning
proposal to the
Department for Gateway
determination
Where the council is nominated as the PPA,
it will have 28 calendar days to submit the
planning proposal. Before it is submitted
for Gateway determination, the planning
proposal may need to be altered to action
any recommended changes by the panel.
If the planning panel appoints itself as
the PPA, then it must submit the planning
proposal to the Department for Gateway
determination prior to this. The proposal
may need to be altered by the proponent
to accommodate for any recommended
changes to the proposal.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

REZONING REVIEW

STAGE 2

STAGE

1
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STAGE 2

STAGE

1

Key Actions
Proponent
Submit request for rezoning review
application via the Planning Portal
Pay the relevant fee to the
Department

Council
Within 21 days of being notiﬁed of
rezoning review application council
is to provide to the Department:
o Conﬁrmation that the proposal
for the rezoning review is
consistent with the planning
proposal submitted to council
o conﬁrmation whether council
wishes to be PPA for the subject
proposal
o any additional information and
commentary
Attend and present at planning
panel meeting

STAGE 4

Department
Take receipt of the rezoning review
application and fees

STAGE 5

G-REVIEW

STAGE 3

REZONING REVIEW

Attend and present at planning
panel meeting

Brief planning panel and attend
meeting

Planning
Panel/IPC
Review brieﬁng package and
planning proposal
Attend site visit, as required
Hold panel meeting with council, the
proponent and relevant Department
staff
Assess planning proposal and
make recommendation whether
the planning proposal should
proceed, or not proceed, to Gateway
determination
If council is not to be the PPA, then
appoint itself as PPA or recommend
an alternative PPA

Community
There is no formal role for
community in this stage of the
planning proposal process. If
representations were made
to a council meeting, then the
Chairperson of the planning panel
has the discretion to invite those
members to the panel hearing

Prepare brieﬁng package and
forward to the relevant planning
panel

STAGE 6

Monitor the progress of the rezoning
review to achieve an outcome within
a target of 100 days
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STAGE

1

Gateway Determination

R-REVIEW

STAGE 2

The Gateway determination is
a key assessment point for the
planning proposal. It allows for
review of the strategic and sitespeciﬁc merits or a proposal
and determines whether the
planning proposal should
proceed7.
The steps in this process are
outlined in Figure 6.
See section 3.34 of the EP&A Act

Basic

25 working days

Standard

25 working days

Complex

45 working days

Principal

45 working days

This stage is measured from referral of the
planning proposal to the Department for a
Gateway determination to the issuing of a Gateway
determination. It is estimated that it can take council up
to two weeks to forward the planning proposal to the
Department and this is included in the above time.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

7.

Timeline
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R-REVIEW

STAGE 2

STAGE

1

Figure 6. Gateway determination stage overview
PPA

PPA submits planning proposal
to the Department for Gateway
determination
PPA

Department

The Department reviews planning
proposal

Planning proposal should be
resubmitted to the Department with
additional information or revision to
the proposal
Department

The Department undertakes assessment of planning proposal and makes
recommendation to the Minister (or delegate) on whether the planning proposal
should proceed

STAGE 3

Department

The Department issues Gateway determination

Supported

Not supported/conditions
Proponent

PPA

A proponent, council or the PPA can
request a Gateway review

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

Proceeds to Stage 4 - Post-Gateway

Council
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STAGE 3

R-REVIEW

STAGE 2

STAGE

1
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Submitting a planning
proposal for Gateway
determination
The PPA is to submit the planning
proposal to the Department for Gateway
determination via the Planning Portal.
NSW Planning Portal Quick Reference
Guide: Submitting a Planning Proposal
The PPA should use the unique planning
proposal number (e.g. PP-2021-0278)
generated by the Planning Portal as the
identiﬁer for the planning proposal from
initiation through public exhibition and
ﬁnalisation stages. The LEP amendment
number is not required to be provided by
the council.
The actual amendment number to the LEP
is automatically generated when the draft
LEP is submitted to Parliamentary Counsel’s
Office (PCO) for ﬁnal opinion. The planning
proposal number and LEP amendment
number will also be included in mapping and
making of the LEP.

• undertake a high-level check of the
planning proposal to ensure the package
meets the minimum administrative
requirements in this guideline. This check
is generally undertaken within 5 days of
the proposal being submitted
• undertake a strategic merit assessment of
the proposal against relevant district plan,
regional plan, LSPS, section 9.1 Directions,
SEPPs and any Department endorsed
local strategy

• undertake an assessment of potential
environmental, social, economic, and
infrastructure impacts of the proposal
• obtain high level advice and guidance
from the Department’s legal team or PCO
(where required)
• seek agency advice and/or comments,
where required or where an authority or
government agency has not consulted at
the pre-lodgement stage
• review proposed community consultation
and the expected timeframe for the
proposal
Department officers then prepare
an assessment report and provide a
recommendation to the Minister (or
delegate) on whether the planning proposal
should proceed.

Additional information
While completing the review of the planning
proposal, the Department may require the
PPA to provide additional information to
address any outstanding matters or issues.
The information will be published on the
Planning Portal. Additional information
should be provided within 20 working days.
Where signiﬁcant additional information is
sought or where the information cannot be
provided within a reasonable timeframe, the
Department will request that the planning
proposal be withdrawn from the Gateway
and resubmitted when the additional
information is available.

STAGE 6

STAGE 4

The Department undertakes a review of
the planning proposal8. In completing this
review, the Department will typically:

STAGE 5

G-REVIEW

Department review

22 FEBRUARY, 2022

8.

See section 3.34(2) of the EP&A Act
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R-REVIEW

STAGE 2

STAGE

1
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Issuing a Gateway
determination

The PPA is responsible for ensuring the
required matters are completed prior to the
public exhibition of the planning proposal.

The Minister (or delegate) decides whether
the planning proposal can proceed, either
with or without variation.

Prior to issuing a Gateway determination, the
Minister (or delegate) must refer a planning
proposal to the Greater Sydney Commission
(GSC), if the proposal relates to land within
the Greater Sydney Region and is likely to
signiﬁcantly affect the implementation of a
strategic plan in the region10.

The Gateway determination will specify9:
• whether the planning proposal is
supported to proceed or not
• any necessary technical studies or
supporting studies
• whether the planning proposal needs to
be amended (and possibly resubmitted to
the Department) prior to exhibition
• the duration and extent of community
consultation

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

• whether consultation with State or federal
authorities (if required)

STAGE 6

22 FEBRUARY, 2022

• whether a local contributions plan is to
be exhibited at the same time as the
planning proposal
• whether a public hearing is needed

Altering a Gateway
determination
An alteration to a Gateway determination
may be required if:
• the relevant conditions have not
been satisfactorily completed within
the timeframes set in the Gateway
determination, and additional time
is required to progress the planning
proposal

• the timeframes within which the various
stages of the process for making of the
proposed LEP are to be completed

• There has or needs to be alteration to the
scope of the proposal (see further detail
below regarding Varying a planning
proposal), and/or

• whether the council is to be authorised
to make the proposed instrument as the
LPMA

• If the PPA/council/proponent seek
to alter the Gateway determination
conditions

• any other conditions

The Department will determine whether
to grant approval to alter the Gateway
determination. It will only grant extensions
in exceptional circumstance to ensure timely
determination of proposals.

The purpose of the Gateway determination
is to ensure early in the process that there
is sufficient strategic and site-speciﬁc merit
for the planning proposal to progress.
A Gateway determination that speciﬁes
the proposal should proceed, does not
guarantee that the proposed LEP will be
made.
The Gateway determination may identify the
requirement for any additional information,
revisions, studies, or targeted consultation
to occur with authorities or government
agencies and other stakeholders prior to
public exhibition. It may also identify that
a revision needs to be considered by the
Department prior to exhibition.
9.
10.

Alternatively, a proponent or the PPA may
request a Gateway review to alter the
Gateway determination within a certain
timeframe after the Gateway determination
is issued (see Gateway Review in this
guideline).

See section 3.34(2) of the EP&A Act
See section 3.34(3A) of the EP&A Act
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Varying a planning proposal

STAGE 2

STAGE

The PPA may vary a proposal at any time
during the LEP making process or request
the Minister (or delegate) to determine that
the matter not proceed11. Variations may be
necessary to:
• improve the intended outcome of the
proposal

R-REVIEW

• respond to issues raised in submissions
by the local community, an authority or a
government agency
• further mitigate the impacts of the
proposal

For proponent-initiated planning proposals,
the proponent in seeking to vary or modify
a planning proposal should work with and
seek agreement from council as the PPA to
progress any variation.
Any variations to a planning proposal
must be forwarded to the Department for
consideration12.
The Minister (or delegate) will consider a
revised planning proposal and determine
whether further consultation is required13
(including re-exhibition) and whether an
alteration to the Gateway determination is
needed.

See section 3.35(4) of the EP&A Act
See section 3.35 of the EP&A Act
See section 3.35(3) of the EP&A Act

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

11.
12.
13.

22 FEBRUARY, 2022

Department of Planning, Industry and Environment | Local Environmental Plan Making Guideline

41


PAGE 735

PAGE 403

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022


ORDINARY MEETING OF COUNCIL


22 FEBRUARY, 2022

R-REVIEW

STAGE 2

STAGE

1

Key Actions
Proponent
No action, unless additional
information has been sought by the
Department to assist in the Gateway
determination assessment

Council
Submit planning proposal on
the Planning Portal for Gateway
determination

Review and undertake Gateway
determination assessment of
planning proposal
Prepare assessment report
recommending Gateway
determination with conditions,
amendments or whether the
proposal shall not proceed
Issue Gateway determination
with conditions to PPA – Gateway
determination is uploaded via the
Planning Portal
Consider alterations to a Gateway
determination

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

Respond to additional information
requests, as required

Department
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STAGE 3

R-REVIEW

STAGE 2

STAGE

1

ORDINARY MEETING OF COUNCIL


Gateway Review
A proponent or council (only
when it is the PPA) may request
that the Minister (or delegate)
alter a Gateway determination
where the proponent and/
or council disagrees with the
determination or conditions of
the determination and seeks to
alter this decision.
Speciﬁcally, this review may be requested
when a Gateway determination:
• States the planning proposal should not
proceed
• Requires that the planning proposal
should be altered and re-submitted to
which the proponent or council thinks this
should be reconsidered, or

The steps in this process are shown in
Figure 7.
A Gateway review can only be made if the
original Gateway determination was made
by a delegate of the Minister.
Note. A Gateway review cannot be sought of the
Gateway if it is issued by the Minister

The proponent or council is recommended
to ﬁrst contact the Department to
discuss any concerns about the Gateway
determination before deciding to request
a formal review. For some routine matters,
a Gateway determination may be altered
without the need for a Gateway review (see
page 40).

• Imposes conditions (other than
consultation requirements) in the
Gateway determination or imposes
conditions that requires variation to the
proposal, for which a proponent and/or
council thinks should be reconsidered

STAGE 6

STAGE 5

STAGE 4

GATEWAY REVIEW

22 FEBRUARY, 2022
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Proponent

Council

PPA

Gateway review request submitted
to the Department within 42 days of
Gateway determination or intention
to submit within 14 days and formal
request within 42 days of intention
Department

The Department conﬁrms Gateway
review is eligible and all information
has been provided.
The Department prepares
assessment report and issues to IPC

Council

If the Gateway review is proponent
initiated, the Department will notify
council of the request and council
will have 21 days to respond

IPC

IPC reviews the proposal
having regard to the Gateway
determination, the Department
assessment report, and council’s
information and provides advice on
whether the Gateway determination
should be altered

The IPC will hold hearings with the
Department, council officers and the
proponent. A public hearing may be
held at the request of the Minister

Department

Minister (or delegate) makes
decision to alter or not alter the
Gateway determination

STAGE 6

STAGE 5

STAGE 4

GATEWAY REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Figure 7. Gateway review overview
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GATEWAY REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1
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Proponent or PPA seeks
Gateway review
Gateway review request
If the Gateway determination is either to
not proceed or to resubmit the planning
proposal, the proponent or council has
42 calendar days from notiﬁcation to
request a review of this determination.
If the Gateway determination permits the
planning proposal to proceed but includes
conditions that the proponent and/or
council considers inappropriate, they have
14 days from notiﬁcation to indicate to
Department of their intent to request a
Gateway review.
The proponent or council then has 42
calendar days to formally apply for a
Gateway review. The initial 14 calendar
day period is intended to prevent any
unnecessary action in proceeding to public
exhibition on the planning proposal.

Gateway review requirements
The proponent or council (as PPA)
requesting a Gateway review must provide
the Department with:

22 FEBRUARY, 2022

Departmental notiﬁcation and
brieﬁng
The Department will check whether
the request is eligible for review and is
accompanied by all the required information.
The Department will contact the proponent
or council if further information is needed.
If the Gateway review is proponent-initiated,
the Department will notify the council of
the proponent’s request and the council
will have 21 calendar days to respond. If
Gateway review is council-initiated, then the
Department will notify the proponent.
The Department will prepare an assessment
report to be issued to the IPC that will
include:
• the reason(s) why the review request has
been made
• the reasons why the original Gateway
determination was made
• the views of the council (if the review was
proponent-initiated)
• consideration of whether there is merit
in revising the Gateway determination or
conditions of the Gateway in response to
the issues and justiﬁcation provided by
the council or the proponent

• a completed application form

• justiﬁcation for why an alteration of the
Gateway determination is warranted,
including, where relevant, responses to
issues raised by the original Gateway
decision maker
• if relevant, disclosure of reportable
political donations14
The Gateway review is submitted on the
Planning Portal.

STAGE 6

STAGE 5

STAGE 4

• a copy of the planning proposal and
supporting information as submitted to
the Gateway

14.

See section 10.4 of the EP&A Act
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Determination

The Department will forward the
review request, assessment report and
accompanying information to the IPC for its
advice. The IPC will review this alongside the
planning proposal and consider the council’s
and/or proponent’s submission and the
reasons given for the original determination
in the Department’s report.

The Minister (or delegate) will consider the
recommendations of the IPC and determine
whether to alter Gateway determination,
considering:

The IPC will hold a meeting to obtain a
brieﬁng with the Department, council
officers and the proponent. The IPC will hold
a public hearing, if required or directed by
the Minister (or delegate). Transcripts of
these meetings are published on the IPC
website.
The IPC will then consider all the information
and provide a report with a recommendation
to the Department and Minister as to
whether the original Gateway determination
should be altered and whether the planning
proposal should proceed. The report is
published on the IPC website.
IPC has 35 calendar days from receiving the
request from the Minister or Department to
provide its recommendation.

• the IPC’s advice in relation to the planning
proposal
• reasons for original Gateway
determination
• submissions from the proponent
or council as to why the Gateway
determination should be altered
• views of the council (when the review has
been initiated by the proponent)
• other matters not considered by the
original decision maker including strategic
planning considerations (e.g. emerging
state or regional policies relevant to the
planning proposal)
The Minister (or delegate) may alter the
Gateway determination and decide whether
the planning proposal should or should not
proceed (including in accordance with any
revised conditions).
The Department will notify the proponent
and council of any altered Gateway
determination and relevant requirements for
the planning proposal to proceed or not to
proceed. It will ensure that all documents
(review requests, departmental and IPC
advice and determinations) are published
on the IPC website within 3 calendar days of
the completion of each step.

STAGE 6

STAGE 5

STAGE 4

GATEWAY REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

IPC advice
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GATEWAY REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Key Actions
Proponent
Submit a Gateway review request to
the Department within 42 calendar
days of Gateway determination, or
intention within 14 calendar days,
and submit a formal request within
42 calendar days of intention
Attend IPC hearing (if proponent
initiates review)

Council/PPA
Submit a Gateway review request to
the Department within 42 calendar
days of Gateway determination, or
intention within 14 calendar days,
and submit a formal request within
42 calendar days (if council initiates
review)
Respond to any proponent-initiated
Gateway review within 21 calendar
days
Attend IPC public hearing, if directed
by the Minister

Department
Conﬁrm eligibility of Gateway review
and that it is accompanied by all
required information
Notify council of Gateway review
request, if submitted by a proponent
Prepare assessment report and
recommendations on whether it
agrees to changes to the Gateway
determination
Forward assessment report and
accompanying information to IPC for
advice
Attend IPC public hearing, if directed
by the Minister
Attends meeting with IPC, if
requested
Decide whether to alter the Gateway
determination based on the IPC’s
advice
Notify the proponent and council
of the decision to alter the Gateway
determination (or not)
Publish all documentation and
notiﬁcation on the Planning Portal

STAGE 6

STAGE 5

STAGE 4

Attend hearing with IPC, if requested

IPC
Review Gateway review information
Hold hearing with invited members
of council, proponent and the
Department

Community
There is no formal role for
community in this stage of the
planning proposal process. It is at
the sole discretion of the IPC if they
meet with the community

Hold a public hearing, if directed by
the Minister
Provide advice to the Minister (or
delegate) as to whether the planning
proposal should be altered

Department of Planning, Industry and Environment | Local Environmental Plan Making Guideline 47


PAGE 741

PAGE 409

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022


ORDINARY MEETING OF COUNCIL


22 FEBRUARY, 2022

STAGE

1

Post-Gateway

R-REVIEW

STAGE 2

This stage is the opportunity for
the PPA to review the planning
proposal and action conditions
of the Gateway determination
prior to public exhibition.
The steps in this process are
shown in Figure 8.

Timeline
Basic

20 working days

Standard

50 working days

Complex

70 working days

Principal

160 working days

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

This stage is measured from when the PPA receives
the Gateway determination from the Department
to public exhibition of the planning proposal. This
stage includes time to satisfy any Gateway conditions,
undertake technical studies (if required) and consult
with authorities and government agencies (if required
before public exhibition).
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STAGE

1

Figure 8. Post-Gateway stage overview
PPA

PPA reviews Gateway determination

R-REVIEW

STAGE 2

PPA

PPA actions conditions of Gateway determination and if required:
• Additional studies
• Consultation with authorities and government agencies
• Finalises infrastructure schedules or development contribution plan
PPA

Planning proposal updated and referred to the Department (if required)

Department reviews updated planning proposal and conﬁrms Gateway
determination conditions are addressed (if required). Planning proposal to
proceed to public exhibition

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

Department
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Post-Gateway
determination review
The Gateway determination may identify
the need to undertake additional studies,
require consultation with authorities and
government agencies prior to public
exhibition and/or require amendments to
the planning proposal to address a speciﬁc
matter prior to public exhibition.
Whilst investment in the pre-lodgement
stage in terms of time and resources will
result in most planning proposals being
‘public exhibition’ ready, there will be
circumstances where additional work postGateway is required.

22 FEBRUARY, 2022
For Principal LEPs, councils will generally
undertake supporting technical studies
post-Gateway in accordance with any
Gateway determination. Hence, a 160
working day benchmark timeframe allows
council to engage specialists and undertake
the necessary studies, update the planning
proposal and issue to the Department for
review prior to public exhibition (if required).
For some planning proposals, a schedule
of infrastructure items required to support
the proposal may be required. It is expected
that infrastructure arrangements will be
ﬁnalised at this stage to allow for concurrent
exhibition with the planning proposal.

The PPA is responsible for ensuring that any
Gateway conditions are actioned prior to the
public exhibition of the planning proposal.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

ORDINARY MEETING OF COUNCIL


Department of Planning, Industry and Environment | Local Environmental Plan Making Guideline 50


PAGE 744

PAGE 412

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022


ORDINARY MEETING OF COUNCIL


22 FEBRUARY, 2022

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Key Actions
Proponent

Department

Review Gateway determination and
conditions

Review updated planning proposal
(if relevant)

If requested, provide additional
information and support the PPA
to assist in satisfying a Gateway
condition

Provide advice / guidance (as
required)

Undertake consultation with
authorities and government agencies
(if required)

Draft mapping and instrument
preparation (Principal LEP
amendments only)

Council
Review Gateway determination and
conditions.
Note: where council is not the PPA, the roles and
responsibilities of council will be carried out by the
Department

Provide additional information and/
or update planning proposal and
provide to the Department for
review (if required)
Undertake consultation with
authorities and government agencies
(if required)
Finalise infrastructure schedules or
development contributions plan
Liaise with the Department
regarding mapping and instrument
(Principal LEP amendments only)

STAGE 6

STAGE 5

Undertake pre-exhibition
administrative tasks
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STAGE 2

STAGE

1

Public Exhibition and
Assessment

R-REVIEW

Community participation and
public exhibition is integral in
the LEP making process.

STAGE 3

Consultation gives the
community and government
agencies a say on the merits
of proposals prior to any ﬁnal
decision being made.

G-REVIEW

Once consultation is completed,
the PPA should evaluate and
assess these comments and
address any concerns, to then
determine whether the LEP
should be made in accordance
with the planning proposal.

Timeline
Basic

70 working days

Standard

95 working days

Complex

115 working days

Principal

95 working days

This stage is measured from exhibition to assessment
and endorsement of the planning proposal by council
(or PPA) on whether to proceed, includes exhibition,
consultation with authorities and government agencies
(if required), and consideration and assessment of any
submissions received.

STAGE 6

STAGE 5

STAGE 4

The steps in this process are
shown in Figure 9.
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STAGE

1

Figure 9. Public exhibition and assessment stage overview
PPA

Public exhibition in accordance with Gateway determination

STAGE 2

Proponent

PPA

Review of submissions, consideration of issues raised and whether the proposal
should be amended

G-REVIEW

STAGE 3

R-REVIEW

PPA

PPA reviews the planning proposal and undertakes any changes proposed
A recommendation is prepared for decision by council or Department delegate
(where council is not the PPA)

Not supported

Resolves
not to make
the LEP.
Notiﬁes the
Department

LMPA - Minister

Makes the
LEP

LMPA - Council

Planning
proposal
referred to the
Department
to ﬁnalise the
LEP
LMPA - Minister

STAGE 6

STAGE 5

STAGE 4

LMPA - Council

Planning
proposal
referred to the
Department
to ﬁnalise the
LEP

Supported
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STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1
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Public Exhibition

Notiﬁcation

The Gateway determination will specify the
duration and extent of public exhibition
required15, including whether no public
exhibition is required due to the minor
nature of the proposal.

Notiﬁcation of the planning proposal at the
public exhibition stage should occur:

The recommended maximum period of
public exhibition, based on the category of
planning proposal, are as follows:

• on the relevant council’s website
• on the Planning Portal
• in writing to affected and adjoining
landowners unless this is impractical
and therefore not required as part of the
Gateway determination

Basic

10 working days

These notices must describe or identify:

Standard

20 working days

• the objectives or intended outcomes of
the planning proposal

Complex

30 working days

• the land affected by the planning
proposal

Principal

20 working days

• where people can view the proposal
• contact details for submissions

The council may refer to their Community
Participation Plans for other consultation
activities.
The period between 20 December and
10 January (inclusive) is excluded from the
calculation of a period of public exhibition16.
The Gateway determination may also
identify the need for the planning proposal
to be referred to one or more authorities
and government agencies for comment.
Authorities and government agencies are
expected to provide comments within
30-40 days depending on the planning
proposal category.

• whether council is the designated LPMA
The following material must be made
available for inspection:
• the planning proposal in the form
approved for public exhibition by the
Gateway determination
• the Gateway determination
• all relevant additional information relied
upon by the planning proposal
Additional consultation may include
community information sessions, public
forums and/or online engagement. However,
this is at the discretion of the PPA.

STAGE 5

Public hearing
The PPA can conduct a public hearing
into any issue associated with a planning
proposal, including in response to requests
made by a member of the public during the
public exhibition period.

STAGE 6

A public hearing must be held if the planning
proposal is to reclassify community land17 –
refer to the Special cases and exceptional
circumstances section of this guideline.

15.
16.
17.

See section 3.34(2)(c) of the EP&A Act
See cl. 16 Schedule 1 of the EP&A Act
In accordance with the Local Government Act 1993
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STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

ORDINARY MEETING OF COUNCIL

The Gateway determination may require
council to additionally conduct a public
hearing, and whether this is to be held by
the IPC or other speciﬁed person or body.
Where a PPA has decided to conduct or is
required to undertake a public hearing, it
must:
• give notice of the arrangements for the
public hearing on its website
• give notice in a letter to each of the
persons who requested a public hearing
when making a submission at least 21
days before the date of the hearing
Notice of the public hearing must not be
given before the conclusion of the public
exhibition of the planning proposal to ensure
each person making a submission and
requesting a public hearing is given 21 days’
notice.

Response to submissions
If the planning proposal is proponentinitiated, the proponent should have the
option to respond to council (or PPA) on
any issues raised in submissions received.
The council should provide a copy of
submissions to the proponent. This gives
the proponent the opportunity to address
or redress issues raised in submissions,
including amendments to the proposal.
Depending on the level of stakeholder
interest and number of submissions
received, proponents should be given
between 5-25 working days to provide a
response to the issues raised in submissions.
The PPA should discuss any recommended
changes with the proponent prior to
progressing the planning proposal.

STAGE 6

The PPA must consider all submissions and
the proponent’s response, and report this
in ﬁnalising the plan or submitting to the
Department for ﬁnalisation.

18.
19.

22 FEBRUARY, 2022

Post-exhibition
evaluation
The PPA reviews the planning proposal
following public exhibition and addresses
any community, agency or other objections
and responses by the proponent.
If the planning proposal is modiﬁed which
results in a signiﬁcant change to the
proposal or an increase in impact, the
planning proposal may need to be reexhibited18. The PPA should consult with the
Department as this may require variation
to the Gateway determination (in particular
if additional time is required to ﬁnalise the
proposal).
Refer to the Varying a planning proposal in
section Stage 3: Gateway Determination of
these guidelines for more information.

Resolution for
ﬁnalisation
Once the PPA has reviewed the planning
proposal, the public authority and agency
submissions and all other submissions, and
undertaken any changes, a recommendation
is prepared for decision by the council (or
the Departmental delegate or Panel, where
council is not the PPA).
Council is encouraged to liaise or meet with
authorities and government agencies to
resolve any key issues.
If council is the LPMA, it may decide to
make the plan as described in the role of
the LPMA above and in section Stage 6:
Finalisation of these guidelines.
If council is not the LPMA, then the proposal
is sent to the Department for ﬁnalisation.
A copy of the council report and resolution
should be included in the ﬁnalisation
package. Council may also request that the
Minister (or delegate) determine that the
matter does not proceed19.

See section 3.35(1) of the EP&A Act
See section 3.35(4) of the EP&A Act
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STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Key Actions
Proponent
Support PPA in public exhibition
activities
Respond to any issues raised in
submissions received – potentially
in the form of a ‘response to
submissions’ report
Consider alterations to the proposal
and/or additional studies to address
issues raised

Department
If a planning proposal is revised, the
Minister (or delegate) will consider
the revised proposal and determine
whether further consultation is
required (including re-exhibition)
and whether a revised Gateway
determination should be issued
Communicate and liaise with the
PPA as required

Council/PPA
Undertake consultation in
accordance with the conditions of
Gateway determination, including
consultation required under sections
3.25 and 9.1 of the EP&A Act
Review planning proposal following
public exhibition
Provide a copy of the submissions
(whether redacted or not) to the
proponent for review
Advertise and hold a public hearing
(if required)
Undertake to resolve any public
agency objection
If a planning proposal is revised,
forward a copy of the revised
proposal to the Department
Liaise with the proponent where
required to resolve issues or make
updates/changes to the planning
proposal due to submissions/
comments including submissions
received from the local community
If changes to the proposal from
exhibition are substantial, a new
Gateway determination may
be required or the Gateway
determination may need to be
altered
If further studies are required,
consult with the Department
Obtain agreement from Planning
Secretary regarding any
inconsistences with application
section 9.1 Directions
Make a decision about the planning
proposal and refer the planning
proposal to the Department for
ﬁnalisation (if council is not the
LPMA) proposal to the Department
for a Gateway determination
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STAGE

1

Finalisation

R-REVIEW

STAGE 2

This is the last stage in the LEP
making process and generally
leads to making of the LEP
amendment(s) unless the
proposal is not supported.

STAGE 3

There are minor differences in
process for this stage where
council is the LPMA and where
the Minister (or delegate) is the
LPMA.

Timeline
Basic

25 working days

Standard

55 working days

Complex

70 working days

Principal

80 working days

This stage includes ﬁnalisation of the LEP, ﬁnal GIS
mapping, legal drafting and the LEP being made (if the
proposal is supported).

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

The steps for this stage in the
process are shown in Figure 10.
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PPA

PPA prepares package and refers planning
proposal to the Department to ﬁnalise the LEP

LPMA – Minister (Department delegate)

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1

Figure 10. Finalisation stage overview

Returned to the
PPA

Department

Department reviews ﬁnalisation package

Adequate

Not adequate
Department

The Department prepares ﬁnalisation report
Department

Prepare drafting instructions for the PCO to draft the LEP
(Department will draft LEPs for map-only amendments)
Department

LPMA refer mapping to the Department. The Department reviews draft
maps, liaises with PPA and issues ﬁnal maps to PCO
LMPA - Minister

STAGE 4

Make the LEP and issue notiﬁcation

PPA

LPMA – Council

STAGE 6

STAGE 5

Council resolves to make the LEP as LPMA

Prepare drafting instructions for the PCO to
draft the LEP
(Department will draft LEPs for map-only
amendments)

If council resolves
not to make
the LEP, council
notiﬁes the
Department

LPMA refer mapping to the Department. The
Department reviews draft maps, liaises with
PPA and issues ﬁnal maps to PCO

Make the LEP and request the Department
arrange notiﬁcation
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• evidence all Gateway conditions have
been satisﬁed

The process for assessing and ﬁnalising the
planning proposal is similar regardless of
whether council or the Minister (or delegate)
is the LPMA. The LPMA is responsible for:

• evidence relevant section 9.1 Directions
have been addressed

• Completing the assessment, ensuring
compliance with Gateway conditions
(if relevant) and ensuring the relevant
section 9.1 Directions have been
appropriately addressed

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

1

Finalisation as LPMA

STAGE

22 FEBRUARY, 2022

STAGE 2

ORDINARY MEETING OF COUNCIL


• arranging the drafting of any required
LEP to give effect to the proposal of the
PPA
• making the LEP
Where a council is the LPMA, the
Department’s primary function is to provide
support and advice throughout the course
of the process, if requested to do so. The
Department will undertake a technical
review of any maps required to implement
the LEP to ensure compliance with the
mapping guidelines and alignment with the
LEP.
The Department will ﬁnalise the planning
proposal when:
• council is not the LPMA
• council is the LPMA but there is an
unresolved agency objection, restricting
council from exercising LPMA functions
or
• council no longer wishes to exercise
LPMA functions

STAGE 6

Note: The reasons the Minister (or its delegate)
may withdraw an authorisation for a council to
make an LEP are outlined on page 29.

Finalisation package
requirements

• evidence that public exhibition occurred
for the required period and all agencies
were consulted in accordance with the
Gateway determination
• a copy of the council report, including
details of public exhibition and a
summary of submissions received
including the proponent’s response to
submissions (if provided) and discussion
of agency submissions and how they
were addressed
• a copy of submissions received from
authorities and government agencies
• a copy of the council resolution endorsing
the proposal for ﬁnalisation
• any recommendation by an independent
planning panel
• details of any changes made to the
planning proposal post-exhibition, or a
statement that no changes have been
made
• the ﬁnal planning proposal
• draft maps, cover sheets and GIS data
(where relevant)20 and conﬁrmation that
they have been uploaded to the Planning
Portal

Checking the ﬁnalisation
package
The Department will check the ﬁnalisation
package to ensure it is complete and
includes all required documentation within 5
days of submission for ﬁnalisation.
If inadequate, the Department will return
the package to the PPA with advice on
requirements for re-submission.

When the Minister (or delegate) is the LPMA,
the following information must be provided
to the Department to enable the ﬁnalisation
of the LEP:

20. Consistent with the Standard Technical Requirements for Spatial Datasets and Maps
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STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1
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Making the LEP
Preparing the draft LEP
The LPMA prepares instructions for the
PCO to draft the LEP. The Department will
draft LEPs for map only amendments, and
PCO will draft any LEP that involves written
amendments, including an LEP that involves
written and map amendments.
In some circumstances, preparation of the
draft LEP may commence at the postexhibition stage if the planning proposal is
unlikely to change through resolution for
ﬁnalisation. The PPA should liaise with the
Department to conﬁrm drafting at this point.
Communication with PCO or the
Department may be subject to legal
professional privilege and must be
maintained in the strictest conﬁdence. This
extends to drafts of the LEP and drafting
notes provided to the council. Councils
should contact the Department and PCO
before making draft LEPs available to third
parties.

22 FEBRUARY, 2022
Mapping
The Department reviews draft maps and
technical requirements and conﬁrms they
are consistent with the planning proposal.
Any mapping changes should be discussed
between the PPA and the Department.
Once supported, the Department issue ﬁnal
maps to PCO.

Finalisation report
Where the Minister (or delegate) is the
LPMA, the Department will prepare a
ﬁnalisation report for the Minister or
delegate consideration. This report will:
• summarise the ﬁnal planning proposal
• summarise public exhibition and postexhibition changes, including advice from
authorities and government agencies
• review that the planning proposal
is consistent with the Gateway
determination and assessment, including
strategic and site-speciﬁc assessment and
re-assessment of section 9.1 Directions,
SEPPs, regional and district plans and
council’s LSPS, where necessary

Where council is the PPA but not the LPMA,
the Department will consult with council
on the terms of the draft LEP to ensure it is
consistent with the objectives and outcomes
and does not cause any unintended impacts
before making a decision on the ﬁnal form
of the LEP amendment. The Department will
obtain legal guidance as early as possible in
order to streamline the ﬁnalisation process.

• assess impacts where the proposal is
different from the scope of the proposal
at Gateway stage

PCO (or the Department) will produce the
LEP. Following any consultation with the
PPA, the LPMA will request a ﬁnal LEP.

Making the decision

For instruments drafted by PCO, the
Parliamentary Counsel will also issue an
Opinion that the LEP can be legally made.
An LEP drafted by PCO cannot be made by
the LPMA unless such an Opinion has been
issued.
PCO has provided a central email address
(parliamentary.counsel@pco.nsw.gov.
au) for councils to forward their drafting
instructions and requests.
21.

• make post-exhibition amendments to
respond to a matter or issue raised during
public exhibition
• make a recommendation to the Minister
(or delegate) to make the LEP or not

The LPMA may21:
• Make the LEP with or without variation in
the terms the LPMA considers appropriate
• Not make the LEP
• Defer the inclusion of a matter in the
proposed LEP
When the LPMA decides not to make a
proposed LEP or defers the inclusion of a
matter in an LEP, the LPMA may specify
procedures the PPA must comply with
before the matter is reconsidered by the
LPMA.

See section 3.36(2)-(4) of the EP&A Act
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Map-only LEP
amendments

Notiﬁcation
requirements

The Department is responsible for the legal
drafting of all map-only LEP amendments.

Once the plan is made, the Department
requests that PCO notify the plan on the
NSW Legislation website.

Where council is the LPMA, a request for
legal drafting of a map-only amendment
should be submitted to the Department at
mapinstrument.drafting@dpie.nsw.gov.au.
The relevant Department Place or Regional
team should be copied for administrative
purposes only (monitoring and reporting).
Drafting requests should include all
relevant ﬁnalisation package requirements,
including proposed map data and proposal
information.
The Department will prepare the instrument
and liaise with the council to ﬁnalise. Once
ﬁnalised, council as the LPMA can formally
make the instrument and provide to the
Department for notiﬁcation.
Where the Department is the LPMA, council
will request ﬁnalisation and the Department
will review the ﬁnalisation and prepare
the instrument without requiring PCO
involvement. PCO is not required to issue an
Opinion for map-only amendments and the
instrument can legally be made by either
council or the Department as LPMA.

The following documents must be provided
for notiﬁcation with the request:
• signed front page of the LEP (including
full name of the LEP and PCO’s ﬁle
reference)
• where the LEP has been prepare by
PCO, signed map cover sheet (in the
case of changes to maps of instruments
containing the standard map clause)
• the maps that relate to the LEP
• the name/position of the delegate, date
and who signed the LEP
Where the council is the LPMA, it must
request the Department notify the plan.
The plan comes into force on the day the
LEP is published on the NSW Legislation
website, or a later date speciﬁed in the LEP.

STAGE 6

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

STAGE

1
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STAGE

1

Key Actions
Proponent

Minister (Department
delegate) as LPMA

STAGE 5

STAGE 4

G-REVIEW

STAGE 3

R-REVIEW

STAGE 2

No action

Council/PPA
Forward a copy of the planning
proposal and relevant supporting
information to the Department via
the Planning Portal and request
that a draft LEP is prepared – this
includes uploading maps, map cover
sheet and GIS data
Review draft LEP and liaise with the
Department

Council as LPMA
Prepare drafting instructions and
arrange for the drafting of the LEP
to PCO
Issue relevant mapping to the
Department for technical review, and
once conﬁrmed, liaise with PCO to
ﬁnalise maps

Undertake technical review of maps
required to implement the LEP
to ensure they comply with the
mapping technical guidelines and
liaise with PCO to ﬁnalise maps
Meet with state agencies, if required,
to resolve outstanding agency issues
Prepare drafting instructions and
arrange for the drafting of the LEP
to PCO
Consult with PPA on the content of
the draft LEP
Content of the LEP ﬁnalised and an
opinion issued by PCO that the plan
can be made
Prepare ﬁnalisation report and
package including recommendation
for Minister (or delegate) to make
the LEP
If resolved to make the plan, issue
for notiﬁcation
Request PCO notify the plan

If a map-only LEP amendment, liaise
with the Department to ﬁnalise
Liaise with PCO and conﬁrm content
of LEP – PCO issues Opinion that the
plan can be made

STAGE 6

Make the LEP and issue to the
Department for notiﬁcation
Request the Department to notify
the plan
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Special cases and exceptional
circumstances
This section identiﬁes alternative
pathways and unique considerations
for speciﬁc planning proposals

Varying a development
standard instead of
amending a LEP
The NSW planning system provides ﬂexibility
in planning controls by providing the ability for
a council to vary development standards22 via
clause 4.6 of all Standard Instrument LEPs in
NSW to achieve better planning outcomes and
where the objectives of the LEP are achieved.
In situations where the existing zoning permits
a proposed development, it may be possible to
seek a variation of the development standards to
enable a development that would otherwise be
incapable of satisfying those standards.
Clause 4.6 variations apply to LEP controls
deemed to be a development standard (e.g.
height of building, ﬂoor space ratio, minimum lot
size). If the proposed development is consistent
with the objectives of the development standard
and strict compliance with the development
standard is deemed ‘unreasonable and
unnecessary’, it is open to the council or LPP to
approve the variation aspect of a development
application (DA).

To seek a variation to a development standard
or standards, an applicant may submit a
written clause 4.6 variation to council with the
corresponding development application (DA)
seeking approval for that development. In some
circumstances, this can be an alternative pathway
to requiring a planning proposal to amend a LEP.
If an applicant wishes to vary a development
standard in a LEP, it is recommended that the
proponent for the DA discuss the proposed
variation(s) with the relevant consent authority
or council.
Further considerations on relying upon clause 4.6
can be found on the Local Planning and Zoning
Resources page of the Department’s website.
This includes:
• Varying development standards: A Guide
• Planning Circular – PS 20-002 – Variations to
development standards

22. As deﬁned under section 1.4(1) of the EP&A Act

Department of Planning, Industry and Environment | Local Environmental Plan Making Guideline 63


PAGE 757

PAGE 425

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022


ORDINARY MEETING OF COUNCIL


Appointment of an
alternative PPA
The Minister may direct that the Planning
Secretary, a Sydney district or regional planning
panel or any other person or body prescribed
by the regulations to be the PPA for a planning
proposal. This only occurs when23:
• the proposed instrument relates to a matter
that, in the opinion of the Minister, is of
State or regional environmental planning
signiﬁcance or environmental planning
signiﬁcance to a district under Division 3.1 of
the EP&A Act
• the proposed instrument makes provision that,
in the opinion of the Minister, is consequential
on:
o the making of another environmental
planning or other instrument, or
o changes made to a standard instrument
under section 3.20 of the EP&A Act
• the Planning Secretary, the IPC or a Sydney
district and regional planning panel has
recommended to the Minister that the
proposed instrument should be submitted for
a Gateway determination or that the proposed
instrument should be made
• council for the local government area has, in
the opinion of the Minister, failed to comply
with its obligations with respect to the
making of the proposed instrument or has not

22 FEBRUARY, 2022

carried out those obligations in a satisfactory
manner24; or
• proposed instrument is to apply to an area
that is not within an LGA
Further information and guidance regarding the
matters the Minister will consider when deciding
how to deal with a request to initiate an LEP, and
how to make such requests is described in
LEP Practice Note PN 09-004.
Council or a proponent can request an alternative
PPA be appointed. It is the responsibility of
the party that requested an alternative PPA be
appointed to provide adequate justiﬁcation in
writing to assist the Minister (or delegate) in
forming the opinion than an alternative PPA
should be appointed. In these instances, the
Department should be contacted to seek early
advice on whether this pathway is suitable.
In cases where the PPA is not the council, the
panel, person or body appointed will be assisted
in processing the planning proposal (including
public authorities and government agencies
and community consultation, liaison with the
proponent, responding to submissions and
drafting recommendations) by Departmental
staff.
Any public meeting that may be required will be
convened by the relevant panel. The Minister (or
delegate) will be the LPMA when the PPA is not
the relevant council.

23. See section 3.32(2) of the EP&A Act
24. See section 3.32(2)(d) of the EP&A Act
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Classiﬁcation and reclassiﬁcation of public land
In the case of LEP amendments that seek to
classify or reclassify public land, the Planning
Secretary has issued requirements as to the
speciﬁc matters that must be addressed in the
justiﬁcation of the planning proposal. This should
be provided in addition to the requirements
detailed in Section 2: The Planning Proposal
of this guideline and in accordance with LEP
Practice Note PN 19-001.
This practice note explains the classiﬁcation
and reclassiﬁcation of public land process and
identiﬁes a number of matters that need to be
addressed in a planning proposal.
In cases where the reclassiﬁcation involves
signiﬁcant open space (either currently zoned
or used as public open space) or will result in a
reduction in public open space, councils may be
required to demonstrate that an assessment of
the current and future open space needs of the
local community have been considered. In cases
where the reclassiﬁcation involves signiﬁcant
open space, the Department will be the LPMA.
Where council is the LPMA, the council will be
responsible for providing instructions to PCO to
obtain the draft legal instrument.

22 FEBRUARY, 2022

Planning Secretary’s requirements for
reclassifying land are as follows:
• Is the planning proposal the result of a
strategic study or report?
• Is the planning proposal consistent with
the council’s community plan, or other local
strategic plan?
• If the provisions of the planning proposal
include the extinguishment of any interests in
the land, an explanation of the reasons why
the interests are proposed to be extinguished
should be provided
• The concurrence of the landowner must be
obtained, where the land is not owned by the
PPA
• The effect of the reclassiﬁcation, including loss
of open space, any discharge of interests, and/
or removal of public reserve status
• The strategic and site-speciﬁc merits of the
reclassiﬁcation and evidence to support this
• Does the planning proposal deliver a public
beneﬁt?
• Have the implications for open space in the
LGA in relation to current and future open
space needs been considered and will there
be a net gain to open space?
• How funds obtained from any future sale of
the land will be used
• How council will ensure funds remain
available to fund proposed open space sites
or improvement referred to in justifying the
reclassiﬁcation, if relevant
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Expedited amendments
of environmental planning
instruments (section 3.22)
This Minister may dispense with all or part of the
LEP making process in expediting an amendment
of an LEP, if the purpose of the amendment is to:
• correct an obvious error in the principal LEP
• address matters that are minor in nature
• deal with matters that the Minister considers
do not warrant compliance LEP making
process because they will not have any
signiﬁcant adverse impact on the environment
or adjoining land
Usually, these types of amendments are initiated
by council but can also be initiated by the
Department at the request of an authority or
government agency. The request must be
made in writing to the Planning Secretary and
provide reasons for the need for the expedited
amendment under the criteria above. The
Minister (or delegate) will advise which, if any,
parts of the process can be dispensed.

22 FEBRUARY, 2022

The following steps should be undertaken in
progressing a section 3.22 amendment and in
accordance with planning circular PS 21-014:
• Council to advise the Department of the
proposed amendment via the Planning Portal
via completion of the Section 3.22 EP&A Act
Submission template included in planning
circular PS 21-014
• Department undertakes a check on
information provided and conﬁrms matter is
considered appropriate for amendment under
section 3.22
• Department’s legal team arranges preparation
of a draft LEP to give effect to the
amendment and conﬁrms with council
• Once ﬁnalised, the Department forwards the
LEP to the Minister (or delegate)
• The Minister (or delegate) will decide whether
to make the amending LEP. If supported, the
amending LEP will be notiﬁed on the NSW
Government Legislation website

This is a basic LEP amendment and should be
made in an accelerated timeframe.
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Concurrent Development
Application and Planning
Proposal
Concurrent lodgement of a DA and a planning
proposal may be permitted, where a proposed
development would require an amendment to a
LEP25.
The EP&A Act does not prevent a proponent
from lodging, nor a consent authority considering
a concurrent DA.
Public exhibition of the planning proposal and
the DA should ideally occur at the same time, or
as close together as is practicable. If the public
exhibition time periods are different, the longer
period is to apply to both.
A potential beneﬁt of this provision is a reduction
in the total timeframe for amending both an
LEP and obtaining approval for a development
application, rather than if the process occurred
consecutively.
The Department recommends that the
proponent discuss this pathway option with
the relevant PPA and consent authority before
lodging any concurrent applications.

25. See Division 3.5 of the EP&A Act
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The Planning
Proposal

Manly Bike Tours, Manly
Credit: Destination NSW
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Planning Proposal Preparation
Content of a planning
proposal
The proponent or PPA must prepare the planning
proposal to a high standard and comply with the
following general requirements.

Structure and form
The planning proposal should be divided as
follows:
• the main report, which clearly addresses the
components as described in content of the
proposal below. This should demonstrate
strategic and site-speciﬁc merit of the
proposal and include an executive summary
table with site address, Lot DP, existing
planning controls, proposed amendments and
technical studies relied upon
• the appendices to the main report, which may
include (if applicable):
o studies and investigations to support the
planning proposal
o stakeholder engagement report
o scoping proposal report and study
requirements provided during prelodgement stage
o draft development control plan or local
contributions plan
o draft voluntary planning agreement
The level of detail required in a planning proposal
should be proportional to the complexity of
the proposed amendment as deﬁned under the
planning proposal categories (page 14) and be
of sufficient quality to allow it to be completed
within the relevant benchmark timeframe.
The Department has developed a supporting
technical information guide to assist both
proponents and councils to identify and inform
what technical studies and information may
be required when a planning proposal is being
prepared – refer to Attachment C.

The planning proposal must contain the following
components in the main report26:
• Part 1 – Objectives and intended outcomes –
a statement of the objectives of the proposed
instrument
• Part 2 – Explanation of provisions – an
explanation of the provisions that are to be
included in the proposed instrument
• Part 3 – Justiﬁcation of strategic and sitespeciﬁc merit – justiﬁcation of strategic and
potential site-speciﬁc merit, outcomes, and
the process for implementation
• Part 4 – Maps – existing and proposed maps,
where relevant, to identify the effect of the
planning proposal and the area to which it
applies
• Part 5 – Community consultation – details
of consultation undertaken with Government
agencies, council or other authorities,
and community consultation that is to be
undertaken on the planning proposal postGateway and during exhibition
• Part 6 – Project timeline – project timeline to
detail the anticipated timeframe for the LEP
making process
The Planning Secretary has also issued
requirements with respect to the preparation of a
planning proposal27.
These include:
• speciﬁc matters that must be addressed in the
justiﬁcation of the planning proposal, included
in Part 3 of a planning proposal
• a project timeline to detail the anticipated
timeframe for the LEP making process for
each planning proposal, included in Part 6 of a
planning proposal

26. See section 3.33(2) of the EP&A Act
27. See section 3.33(3) of the EP&A Act

Department of Planning, Industry and Environment | Local Environmental Plan Making Guideline 69


PAGE 763

PAGE 431

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022


ORDINARY MEETING OF COUNCIL


Part 1 – Objectives and
intended outcomes
This section must provide a clear and concise
description of the planning proposal and be
written in plain English, so it is easily understood
by the community.

22 FEBRUARY, 2022
This section in a planning proposal is a statement
of what is planned, not how it is to be achieved.
Example 1 below demonstrates how an
‘objectives and intent’ may be described.

The objectives or intended outcomes, when
read with Part 2 - Explanation of provisions,
constitute the core of the planning proposal
and will be the basis for drafting the LEP. They
must be speciﬁc enough to reﬂect the objective
of the proposal yet ﬂexible enough to allow for
alternatives.

Example 1
Objective
To amend the Burnham LEP 2013 to provide for the urban renewal of the subject site at
“address” to accommodate a mixed-use development and introduce speciﬁc additional ‘Local
Provisions’ in Part 6 of LEP 2013, to encourage large lot amalgamation.
Intended outcomes
• Contribute to the site’s role as a strategic centre providing housing, jobs and services in a
mixed-use development.
• To facilitate delivery of public domain improvements including active street frontages,
pedestrian linkages and improved connectivity to Burnham train station.
• To permit a mixed-use development with an appropriate balance of commercial office, retail,
residential and community uses to contribute to the existing vibrant and active community
in Burnham.
• Contribute to the rejuvenation of Burnham by encouraging and supporting development
activity in the commercial core and supporting the diverse mixed-use nature of the area.
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Part 2 – Explanation of
provisions
This section must provide a detailed statement of
how the objectives or intended outcomes will be
achieved by amending an existing LEP.
The explanation of provisions should be clearly
stated and contain enough information on the
proposal to assist legal drafting of the LEP.
Proposed zones and/or development standards
may be stated if known at this stage in the
planning proposal.

22 FEBRUARY, 2022
The following may be included within the
explanation of provisions:
• amend LEP mapping to change land zoning,
maximum permissible building height,
ﬂoor space ratio controls, introduce special
provisions etc
• new local provisions and conﬁrming objectives
of the clause and where the clause applies
(e.g. residential, business zones) and key
considerations
• thumbnail mapping to indicate intended
provisions
Example 2 demonstrates how the explanation of
provisions may be described.

Example 2
Intended Provisions
• Amend the Burnham LEP 2013 Height of Buildings Map from 32 m to a maximum building
height of 61 m.
• Amend the Burnham LEP 2013 Floor Space Ratio Map from 3.5:1 to provide a maximum
Floor Space Ratio of 6.1:1.
• Amend the Burnham LEP 2013 Special Provisions Map to show the site as Area A.
• Amend Part 6 Additional Local Provisions to include the following site-speciﬁc provisions to
Area A on the Special Provisions Map:
1. If all lots within ‘Area A’ are amalgamated, the consent authority may grant
development consent to the erection of a building on land to which this clause applies,
if the building:
a. Will not exceed a height of 65m; and
b. Will not exceed a ﬂoor space ratio of 6.1:1.
2. Despite clause (1), development to which this clause applies must not result in a net
increase in overshadowing to Bourke Park between 12pm – 2pm June 21.
The intent of the additional local provision is to incentivise amalgamation of all lots within the
site. All other planning controls applying to the site will remain unchanged.

Thumbnail mapping may be used to clearly indicate the intended provisions:

Current ﬂoor space ratio

Proposed ﬂoor space ratio

Current height of buildings

Proposed height of
buildings
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Part 3 – Justiﬁcation of
strategic and site-speciﬁc
merit
This section must provide a detailed assessment
of the proposal’s strategic and site-speciﬁc merit
to determine whether the planning proposal
should be supported.
This is the most important section of the
planning proposal and should integrate ﬁndings
from supporting studies and investigations
and provide justiﬁcation for the proposed
amendments to the LEP. It must also consider
the interaction between these ﬁndings and
whether the proposal will align with the strategic
planning framework and have any environmental,
social, or economic impacts.

Strategic and site-speciﬁc merit
For a planning proposal to proceed through
Gateway determination, the Minister (or
delegate) must be satisﬁed that the proposal
has strategic and site-speciﬁc merit and that
identiﬁed potential impacts can be readily
addressed during the subsequent LEP making
stages.
The following illustrates the assessment criteria
and how justiﬁcation of strategic and sitespeciﬁc merit in the planning proposal should
be addressed. This should be considered
in conjunction with the listed matters for
consideration (see below Table 3).

Strategic merit
Strategic merit means a proposal has alignment
with the NSW strategic planning framework.
Sections A and B in Table 3 must be included
in the planning proposal. The planning proposal
must demonstrate how the proposed amended
or principal LEP will give effect to the strategic
planning framework to then ensure that the
proposal has strategic merit.
The achievement of strategic merit is not a yes/
no response. The planning proposal should
include reasonable justiﬁcation explaining how
and why strategic merit is achieved and needs
to address all relevant principles, objectives, and
actions in the relevant strategic plans.

22 FEBRUARY, 2022
Assessment criteria
Does the proposal:
• Give effect to the relevant regional plan
outside of the Greater Sydney Region, the
relevant district plan within the Greater
Sydney Region, and/or corridor/precinct
plans applying to the site. This includes any
draft regional, district or corridor/precinct
plans released for public comment or a place
strategy for a strategic precinct including any
draft place strategy; or
• Demonstrate consistency with the relevant
LSPS or strategy that has been endorsed
by the Department or required as part of a
regional or district plan; or
• Respond to a change in circumstances that
has not been recognised by the existing
planning framework
Factors that lead to responding to a change in
circumstances may include, but not exclusively
relate to:
• Key infrastructure investment or opportunity
to plan for future infrastructure unanticipated
by the existing strategic planning framework
• Response to key Government priorities –
Premier’s Priorities, climate change, or a shift
in government policy (e.g. NSW Government’s
Net Zero Plan)
• Changes to population and demographic
trends
Any planning proposal that seeks to address this
criteria needs to be supported with clear and
appropriate technical studies and justiﬁcation.
It is encouraged that where a planning proposal
fails to adequately demonstrate strategic merit
the relevant PPA is unlikely to progress the
proposal, despite any site-speciﬁc merit it may
have.
Note: A draft regional plan outside of the Greater
Sydney Region, draft district plan within the Greater
Sydney Region or draft corridor/precinct plan that
has been released for public comment by the Minister,
GSC or the Department does not form the basis for
the strategic merit test where the Minister, GSC or the
Department announces that there is to be another
exhibition of, or it is not proposed to ﬁnalise that draft
regional, district or corridor/precinct plan.
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Site-speciﬁc merit
Sections C, D, and E in Table 3 must be included
in the planning proposal and identify the
potential environmental, social, and economic
impacts of the proposal and outline proposed
mitigation measures and justiﬁcation. In this way
the planning proposal is to demonstrate that
the proposal is suitable for the site and the site
is (or can be made) suitable for the resultant
development.
Assessment criteria
Does the proposal give regard and assess
impacts to:
• the natural environment on the site to which
the proposal relates and other affected land
(including known signiﬁcant environmental
areas, resources or hazards)
• existing uses, approved uses, and likely future
uses of land in the vicinity of the land to which
the proposal relates
• services and infrastructure that are or will be
available to meet the demands arising from
the proposal and any proposed ﬁnancial
arrangements for infrastructure provision

The Goods Line, Ultimo
Credit: Destination NSW
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Questions to consider when demonstrating the justiﬁcation
Table 3 outlines the matters for consideration when describing, evaluating and justifying a proposal.
Table 3. Matters for consideration
#

Question

Considerations

Section A – need for the planning proposal
1

Is the planning
proposal a result of
an endorsed LSPS,
strategic study or
report?

• Explain the context of the planning proposal
• If the proposal aims to give effect to, or is the product of, a
local planning priority or action in a LSPS endorsed by the
Planning Secretary or delegate and/or assured by the GSC, or
Department endorsed or approved local strategy (such as a
Local Housing Strategy), this should be clearly outlined and
described to justify the proposal
• If the proposal implements the outcomes of a strategic study or
report of some kind, the nature of the study and its key ﬁndings
should be brieﬂy explained to justify the proposal. A copy of
the study or report (or relevant parts) should be submitted with
the planning proposal and ultimately form part of the public
exhibition material

2

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

• Review alternative approaches to achieve or give effect to the
objectives or intended outcomes. This may include seeking
to vary applicable development standards via clause 4.6 of
the relevant LEP, waiting for council to ﬁnalise a study and/or
separate planning proposal or whether the outcome could be
achieved through an amendment to a development control plan
• It should be evident from this assessment that the proposed
approach is the best, most efficient and most time-effective
approach to delivering the desired outcome
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Considerations

Section B – relationship to the strategic planning framework
3

Will the planning
proposal give effect
to the objectives
and actions of the
applicable regional
or district plan or
strategy (including
any exhibited draft
plans or strategies)?

• Regional and district plans and strategies include objectives,
directions, planning priorities and speciﬁc actions for a range
of different matters relevant to that region, district and LGA.
These plans and strategies may include speciﬁc housing and
employment targets and/or identify regionally important
natural resources, transport networks and social infrastructure.
A planning proposal should provide an explanation and
justiﬁcation of how the planning proposal is consistent with
the applicable directions, priorities and actions. If a planning
proposal is inconsistent with an objective and/or action within
these documents, sufficient justiﬁcation should be also included
in the planning proposal
• The relationship between the planning proposal and strategic
plan or strategy needs to be outlined and whether the proposal
will give effect to the plans and/or strategies. Mapping may be
provided to demonstrate how a proposal will give effect to the
priorities or actions under a regional or district plan
• At a minimum, the planning proposal should address the
assessment criteria for strategic merit

4

Is the planning
proposal consistent
with a council
LSPS that has been
endorsed by the
Planning Secretary
or GSC, or another
endorsed local
strategy or strategic
plan?

• Demonstrate how the planning proposal is consistent with the
relevant council’s LSPS that has been endorsed by the Planning
Secretary (or assured by the GSC). Relevant matters should be
identiﬁed and the relationship of the planning proposal to those
matters discussed
• Where there is no endorsed LSPS, another local strategy or
local strategic plan may be considered
• The status of any strategy, plan or LSPS should be considered
in the planning proposal – draft, adopted by council, endorsed
by the Planning Secretary, etc. An example is an approved local
housing strategy. A planning proposal that gives effect to a
local strategy that has been endorsed/approved by the Planning
Secretary would be expected to be supported
• Local strategies or local strategic plans endorsed by the
Planning Secretary or delegate also provide the opportunity to
justify or detail how environmental issues (such as those set out
in section 9.1 Directions) may be addressed

5

Is the planning
proposal consistent
with any other
applicable State and
regional studies or
strategies?

• Demonstrate how the proposal is consistent with any other
relevant State or regional study or strategy – for example.
Future Transport Strategy 2056, Cumberland Conservation
Plan, Net Zero Plan, Water Resource Plan, State Infrastructure
Strategy, A 20 Year Economic Vision for Regional NSW
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Considerations

Section B – relationship to the strategic planning framework
6

Is the planning
proposal consistent
with applicable
SEPPs?

• Provide an assessment of the proposal against relevant SEPPs
• It may be necessary to provide preliminary advice in relation to
how the proposal can satisfy the requirements of a SEPP
o For example, State Environmental Planning Policy
(Infrastructure) 2007 requires that certain trip-generating
proposals must be referred to Transport for NSW for
advice
• Mapping may be provided in the planning proposal to identify
SEPPs relevant to the proposal

7

Is the planning
proposal consistent
with applicable
Ministerial Directions
(section 9.1
Directions)?

• The Minister may issue directions regarding the content of LEPs,
to the extent that the content must achieve or give effect to
particular principles, aims, objectives or policies set out in those
directions28
• Assess against relevant section 9.1 Directions29
• Where the planning proposal is inconsistent with any of the
relevant directions, those inconsistencies must be speciﬁcally
explained and justiﬁed in the planning proposal. There may need
to be technical or evidence provided as part of the justiﬁcation
• Additional information may be required after a Gateway
determination has been issued to demonstrate consistency
with a direction or enable the Planning Secretary to agree to an
unresolved inconsistency
• A PPA will need to ensure that any unresolved inconsistency
with a direction is addressed and agreed to by the Planning
Secretary prior to the LEP being made
• Certain directions require consultation with government
agencies to demonstrate consistency with the direction’s
desired outcome. This should be identiﬁed with council and
the Department. Pre-lodgement discussions are encouraged
to identify key matters that can be addressed early in the
process. Formal consultation with the agencies will occur during
exhibition

28. See section 9.1 of the EP&A Act
29. From 1 March 2022, the section 9.1 Directions will include a direction that states a planning authority must have regard to the Minister’s
Planning Principles and give consideration to speciﬁc planning principles that are relevant to the preparation of the planning proposal
(Direction 1.1 - Implementation of the Minister’s Planning Principles).
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Question
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Considerations

Section C – environmental, social and economic impact
8

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

• Identify if the land subject to the proposal has the potential to
contain critical habitat or threatened species, populations or
ecological communities, or their habitats
• If yes, undertake studies that are necessary to conﬁrm the
presence of these speciﬁes or habitats and their signiﬁcance. An
assessment of its signiﬁcance and/or consultation should place
to inform the Gateway determination
• Mapping may be provided in the proposal to identify known
vegetation communities located within or near the site
• An assessment of signiﬁcance in accordance with Part 7A of the
Fisheries Management Act 1994 and the ‘Threatened Species
Assessment Guidelines’, may be required prior to Gateway
determination
• Identify any approvals required under the Environment
Protection and Biodiversity Conservation Act 1999 (Cth) and
Biodiversity Conservation Act 2016
• Any adverse impacts will trigger the requirement for the PPA to
consult on the planning proposal with relevant authorities and
government agencies

9

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

• Environmental effects unique to a planning proposal may not be
addressed in the strategic planning framework. These matters
may be identiﬁed in informal guidelines, codes or policies
prepared by other public authorities and government agencies.
Environmental effects may include natural hazards such as
ﬂooding, land slip, bushﬁre hazard, etc
• The planning proposal should identify any other environmental
effects and prepare information or undertake investigations to
address an identiﬁed matter
• Scope of these investigations may be identiﬁed in the planning
proposal and may need to be undertaken to inform the Gateway
determination

10

Has the planning
proposal adequately
addressed any
social and economic
effects?

• Identify effects on items or places of non-Aboriginal or
Aboriginal cultural heritage not already addressed elsewhere
• Estimate the number of jobs or housing growth (e.g.
construction/post-construction and housing diversity)
• Identify the impact on existing social infrastructure, such as
schools and hospitals
• Identify the need for public open space or impacts on green
infrastructure
• Identify the impact on existing retail centers
• Identify measures to mitigate any adverse social or economic
impacts, where necessary, and whether additional studies are
required
• Identify any proposed public beneﬁts
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Considerations

Section D – Infrastructure (Local, State and Commonwealth)
11

Is there adequate
public infrastructure
for the planning
proposal?

• Generally, this applies where the planning proposal includes
development that will, or is likely to, require the provision of, or
increase the demand for, public facilities and services
• Address whether existing infrastructure is adequate to serve or
meet the needs of the proposal and how any predicted shortfall
in infrastructure provision could be met
• Undertake studies required to identify the extent of any
infrastructure shortfall, potential mechanisms or strategies to
address any shortfall and which agencies have been consulted
as part of that process
• The proponent/PPA is to identify what local and regional
infrastructure may be needed
• For planning proposals likely to place additional demands on
public infrastructure, it is important to undertake consultation
with the public authorities and government agencies
responsible for the provision of that infrastructure. The Gateway
determination will conﬁrm whether a local contributions plan is
required to be exhibited with the planning proposal and require
regular feedback on the progress of ﬁnalizing an infrastructure
strategy and high-level costs
• For planning proposals, a local contributions plan may be
required. Liaison with the council is necessary

#

Question

Considerations

Section E – State and Commonwealth Interests
12

What are the views
of state and federal
public authorities and
government agencies
consulted in order to
inform the Gateway
determination?

• One of the aims of the LEP making process is to reduce the
number of unnecessary referrals to government agencies.
The planning proposal should nominate the state and federal
agencies to be consulted and outline the matters that have
triggered the need for the referral. Consultation will be
conﬁrmed by the Gateway determination
• The proponent or PPA should get preliminary views of any state
or federal agency prior to submitting a planning proposal and
include them in this section including any preliminary issues
raised. This should include any scope of additional information/
investigations, evidence of consultation and any agreement in
relation to the progression of the planning proposal
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Part 4 – Maps
Mapping must be consistent with the
Department’s Standard Technical Requirements
for Spatial Datasets and Maps using the same
format, symbology, labelling and appropriate
map scale.
All existing and proposed mapping submitted to
the Department as part of a planning proposal
should be accompanied by GIS data. All LEP
mapping should commence as early as possible
in GIS, particularly with complex planning
proposals or Principal LEPs.
Mapping may include:
• the subject site and immediate surrounds
• current zoning
• current development standards
• any alternative zone(s), if a change is
proposed
Other relevant maps or ﬁgures may include:
• maps illustrating changes of development
standards if a change is proposed
• extent of a proposed heritage conservation
area
• location of a speciﬁc heritage item
• extent of native vegetation and validated
regionally important environmental values

23 AUGUST, 2022

22 FEBRUARY, 2022

Part 5 – Community
consultation
This section of the planning proposal must
describe:
• Consultation and outcomes undertaken with
council, state agencies or authorities during
the pre-lodgement stage
• Any community consultation undertaken, or
consultation with other key stakeholders
It should set out the extent of consultation
having regard for the public exhibition
requirements in Section 1 of this guideline. The
Gateway determination will also outline the
required public exhibition period based on the
different planning proposal categories.
Community consultation will be considered at the
Gateway stage, with the Gateway determination
conﬁrming the requirements.
The Gateway determination may also specify
additional information or studies to be ﬁnalised
before any consultation commences, often
to make sure that everyone can make an
informed opinion. In some cases, the Gateway
determination may require the PPA to submit
studies to the Department for review prior to
public exhibition.

• proposed extent of an environmental
conservation area
• area to which a local provision will apply
Additional material such as aerial photographs
clearly identifying the subject site should also be
included where appropriate.
If these requirements cannot be met at planning
proposal stage, the Gateway determination may
require technically compliant mapping to ensure
consistency with any current LEP maps.
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Part 6 – Project timeline
This section must outline the project timeline as
a tool for the PPA, the Department and PCO to
monitor the progress of the planning proposal
through the LEP making process and manage
resources accordingly.
The timeframe for the completion of the
planning proposal will depend on the planning
proposal category, the complexity of the matter,
the nature of any additional information that
may be required and the need for agency and
community consultation. The timeframes for
which an LEP is made will be determined by the
Department at the Gateway stage and set out in
the Gateway determination.
For proponent-initiated planning proposals,
consultation with council on the timeframe for
completion is recommended.
Refer to Benchmark Timeframes in Section 1
(page 17) of this guideline to inform what
are maximum overall timeframes afforded for
different types of planning proposals.
Table 4 gives an example of an indicative project
timeline and milestones.

22 FEBRUARY, 2022
At a minimum, the project timeline should
include:
• anticipated commencement date (date of
Gateway determination)
• anticipated timeframe to ﬁnalise the
infrastructure studies/plan
• anticipated timeframe for completion of any
additional technical studies, not completed
prior to Gateway
• timeframe for public agency consultation
• anticipated dates of public exhibition and, if
required, a public hearing
• timeframe for submissions to be considered
• timeframe for the consideration of a proposal
after the exhibition
• date the plan will be made (where council
is the LPMA) or date of submission to the
Department to ﬁnalise the LEP
• date of notiﬁcation
We note that timeframes are estimates and
may change over the life of the proposal. The
project timeline may be amended in the Gateway
determination to provide the necessary level of
conﬁdence that the LEP will be ﬁnalised within a
reasonable timeframe.

Table 4. Indicative project timeline
Stage

Timeframe and/or date

Consideration by council
Council decision
Gateway determination
Pre-exhibition
Commencement and completion of public exhibition period
Consideration of submissions
Post-exhibition review and additional studies
Submission to the Department for ﬁnalisation (where applicable)
Gazettal of LEP amendment
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Introduction
2QJRLQJUHIRUPVWRWKH16:SODQQLQJV\VWHPDLPIRUDµSODQOHG¶V\VWHP±DQDSSURDFKWKDW
HQVXUHVVWUDWHJLFSODQQLQJLVWKHIRXQGDWLRQIRUDOOGHFLVLRQVDERXWSRWHQWLDOODQGXVHFKDQJHV
:HZLOODFKLHYHWKLVE\VWUHQJWKHQLQJWKHVWUDWHJLFSODQQLQJIUDPHZRUNZLWKLQSODQQLQJOHJLVODWLRQ
JLYLQJJUHDWHUHPSKDVLVWRSODFHEDVHGSODQQLQJHDUO\LQWKHSURFHVVDQGE\DGGUHVVLQJVSHFLILF
LVVXHVZLWKLQWKHDGPLQLVWUDWLRQRIWKHSODQQLQJV\VWHP
&KDQJLQJWKH]RQLQJRIODQGRUWKHFRQWUROVDSSO\LQJWRODQG±UHIHUUHGWRLQWKLVSDSHUDVWKH
rezoning process±WUDQVODWHVVWUDWHJLFSODQQLQJLQWRVWDWXWRU\FRQWUROV+RZHYHUWKHUH]RQLQJ
SURFHVVKDVEHFRPHXQZLHOG\UHVXOWLQJLQZHDNHUSODQQLQJRXWFRPHVXQQHFHVVDU\GHOD\VDQG
KLJKHUFRVWV
:HFRQWLQXHWRVHHDODUJHYROXPHRIUH]RQLQJVRUFKDQJHVWRODQGXVHFRQWUROVKDSSHQLQJZLWKLQ
DSURFHVVWKDWFDQEHFRPSOH[DQGWLPHFRQVXPLQJ7KHVHLQHIILFLHQFLHVFUHDWHRSSRUWXQLWLHVIRU
GHOD\V
$VZHVWUHQJWKHQVWUDWHJLFSODQQLQJDQGSODFHEDVHGSODQQLQJWKURXJKRQJRLQJUHIRUPVZHH[SHFW
WRVHHIHZHUDGKRFVLWHVSHFLILFUH]RQLQJVWKDWDUHPRUHOLNHO\WRFDXVHWKHVHLQHIILFLHQFLHV
+RZHYHUZHNQRZWKDWZHQHHGWRLPSURYHFXUUHQWSURFHVVHVWRRSWLPLVHWKHHFRQRPLFDQG
HQYLURQPHQWDOEHQHILWVRIGHYHORSPHQWZLWKLQDQHIILFLHQWSODQQLQJV\VWHP
7KHHFRQRPLFEHQHILWVRIDQHIILFLHQWDQGFRQVLVWHQWUH]RQLQJSURFHVVVKRXOGQRWEH
XQGHUHVWLPDWHG±HVSHFLDOO\DVZHUHFRYHUIURPWKHLPSDFWRIWKH&29,'SDQGHPLF$PRUH
VWUHDPOLQHGDQGSUHGLFWDEOHSURFHVVZLOOKHOSHQFRXUDJHLQYHVWPHQWLPSURYHVXSSO\DQGFUHDWH
MREV
7KLVGLVFXVVLRQSDSHURXWOLQHVRSWLRQVWRUHIUDPHH[LVWLQJSURFHVVHVZLWKLQDSODQOHGV\VWHP±
ZKHWKHUWKHUH]RQLQJSURFHVVDSSOLHVWRDUHYLHZRIDQHQWLUHORFDOHQYLURQPHQWDOSODQ /(3 RUWKH
DVVHVVPHQWRIDQDGKRFUH]RQLQJDSSOLFDWLRQ
/DQGXVH]RQHVRUFRQWUROVFDQEHFKDQJHGE\PDNLQJRUDPHQGLQJDQ/(3RUVWDWH
HQYLURQPHQWDOSODQQLQJSROLF\ 6(33 7KLVGLVFXVVLRQSDSHUIRFXVHVVROHO\RQWKHUH]RQLQJ
SURFHVVHVWKDWKDSSHQXVLQJSODQQLQJSURSRVDOVWRPDNHRUDPHQG/(3VRU6(33V 1,WGRHVQRW
LQFOXGHVWDWHOHGUH]RQLQJV
2XUSURSRVHGDSSURDFKEDODQFHVWKHQHHGIRUDUHVSRQVLYHDQGIOH[LEOHSODQQLQJV\VWHPZLWKWKH
UREXVWSURFHVVHVWKDWPDLQWDLQVJRRGSODQQLQJRXWFRPHV7KLVQHZDSSURDFKDLPVWRVXSSRUWD
VWURQJHUVWUDWHJLFSODQQLQJSURFHVVVRWKDWFROOHFWLYHO\ZHZLOOFRQWLQXHWRVHHJUHDWRXWFRPHVIRU
SHRSOHSODFHVMREVKRXVLQJDQGSXEOLFVSDFHVE\
VLPSOLI\LQJWKHUH]RQLQJSURFHVVDQGPLQLPLVLQJGXSOLFDWLRQ
LPSURYLQJWUDQVSDUHQF\
LPSURYLQJFRQVXOWDWLRQSURFHVVHV
UHGXFLQJSURFHVVLQJWLPHV
FUHDWLQJPRUHFHUWDLQW\DQGFRQVLVWHQF\
HPSRZHULQJFRXQFLOVWRPDNHGHFLVLRQVRQPDWWHUVLPSRUWDQWWRWKHLUFRPPXQLWLHVZKLOH
DOORZLQJWKH16:*RYHUQPHQWWRGHDOZLWKPDWWHUVZKHUHJRYHUQPHQWLQWHUYHQWLRQLV
EHQHILFLDO
x JLYLQJSULYDWHSURSRQHQWVFRQWURODQGUHVSRQVLELOLW\IRUUH]RQLQJUHTXHVWV
x LPSURYLQJWKHTXDOLW\RISODQQLQJSURSRVDOV
x
x
x
x
x
x



/(3VDUHVRPHWLPHVXVHGWRDPHQG6(33VZKHUHSURYLVLRQVDUHVLWHVSHFLILFRUDUHVSHFLILFWRDORFDO
JRYHUQPHQWDUHDIRUH[DPSOH6(33 6\GQH\5HJLRQ*URZWK&HQWUHV 
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7KHUHIUDPLQJRIWKHUH]RQLQJSURFHVVLVSDUWRIWKH16:*RYHUQPHQW¶V3ODQQLQJ5HIRUP$FWLRQ
3ODQ±DVHWRIVWUXFWXUDOUHIRUPVWRFUHDWHDSODQQLQJV\VWHPWKDWLVWUDQVSDUHQWIDVWHUPRUH
FHUWDLQDQGHDVLHUWRXVH7KHUHIRUPVLQFOXGHLQLWLDWLYHVWR
x LPSURYHWKHSODQQLQJSURSRVDOV\VWHPDQGUHGXFHSURFHVVLQJWLPHVE\DWKLUGE\
x HVWDEOLVKDQDSSHDOVSDWKZD\IRUSODQQLQJSURSRVDOVWRRYHUFRPHGHOD\VDQGSURJUHVV
UH]RQLQJVWKDWDUHFRQVLVWHQWZLWKVWUDWHJLFSODQQLQJ
$VSDUWRIWKHDFWLRQSODQZHKDYHFRQVXOWHGZLWKLQGXVWU\FRXQFLOVDQGWKHSODQQLQJSURIHVVLRQ
RQKRZEHVWWRDGGUHVVWKHFXUUHQWEDFNORJRISODQQLQJSURSRVDOVDQGVHWWKHGLUHFWLRQIRU
LPSURYHPHQWV)URPWKLVZRUNZH¶YHHVWDEOLVKHGVHYHUDOLQLWLDWLYHVWRRSWLPLVHWKHH[LVWLQJ
V\VWHP7KLVLQFOXGHVWKHUHOHDVHRIWKHQHZ/RFDO(QYLURQPHQWDO3ODQ0DNLQJ*XLGHOLQH /(3
*XLGHOLQH ZKLFKLPSOHPHQWVVHYHUDOSURFHVVLPSURYHPHQWDFWLRQVLQFOXGLQJ
x EHVWSUDFWLFHSURFHVVDQGSURFHGXUHVWRDVVLVWLQWKHWLPHO\DVVHVVPHQWRISODQQLQJ
SURSRVDOV
x WDUJHWHGSUHORGJHPHQWVHUYLFHV
x FOHDUEHQFKPDUNWLPHIUDPHVIRUVWHSVLQWKHSURFHVV
x FDWHJRULVDWLRQRISODQQLQJSURSRVDOVWRLQIRUPWLPHIUDPHVDVZHOODVLQIRUPDWLRQDQGSXEOLF
H[KLELWLRQUHTXLUHPHQWV
x FOHDUHUUROHVDQGUHVSRQVLELOLWLHVWKURXJKRXWWKHSURFHVV
7KURXJKWKHSURFHVVHVRXWOLQHGLQWKLVGLVFXVVLRQSDSHUZH¶UHORRNLQJWRFRQVROLGDWHDQGH[SDQG
RQWKHVHLQLWLDWLYHVLQWRWKHIXWXUH

*HWWLQJLQYROYHG
:HHQFRXUDJHIHHGEDFNRQWKHQHZDSSURDFKWRUH]RQLQJDQGWKHSROLF\UHVSRQVHVDQGRSWLRQV
VHWRXWLQWKLVSDSHU
:HKDYHVHWRXWDSURSRVHGQHZDSSURDFKE\JLYLQJLQIRUPDWLRQRQ
x
x
x
x

WKHEDFNJURXQGFDVHIRUFKDQJHDQGRSSRUWXQLW\IRUUHIRUPV 3DUW$ 
WKHSURSRVHGQHZDSSURDFK 3DUW% 
WKHSURSRVHGDSSHDOVSURFHVV 3DUW& 
LPSOHPHQWDWLRQ 3DUW' 

*HWLQYROYHGE\YLVLWLQJZZZSODQQLQJSRUWDOQVZJRYDXUH]RQLQJQHZDSSURDFKDQGSURYLGH\RXU
IHHGEDFNE\Monday, 28 February 2022
)URPWKHIHHGEDFNZHUHFHLYHZHZLOOUHILQHWKHUH]RQLQJDSSURDFKZLWKDYLHZWRLPSOHPHQWLQJ
FKDQJHLQ
:HZLOOZRUNZLWKFRXQFLOVWKHGHYHORSPHQWLQGXVWU\DQGVWDWHDJHQFLHVWRVXSSRUWWKHWUDQVLWLRQWR
DQHZDSSURDFK:HZLOODOVRSUHSDUHJXLGDQFHPDWHULDODQGSURYLGHWUDLQLQJDQGRQJRLQJSROLF\
VXSSRUW

%HIRUHZHEHJLQNH\FRQFHSWVDQGWHUPV
2QHRIWKHDLPVRIWKLVGLVFXVVLRQSDSHULVWRFUHDWHDV\VWHPWKDWEHWWHUDOLJQVWKHUH]RQLQJ
SURFHVVZLWKVWUDWHJLFSODQQLQJ6WUDWHJLFSODQQLQJJXLGHVORQJWHUPSODQQLQJIRUWKHVWDWH¶V
UHJLRQVGLVWULFWVDQGORFDOFRPPXQLWLHVXVLQJDORQJHUWHUPYLHZWRFODULI\ZKDWPLJKWKDSSHQ
ZKHQZK\DQGZKHUH
6WUDWHJLFSODQQLQJUHTXLUHVDEURDGHUFRQVLGHUDWLRQRIKRZEHVWWRVKDSHDVXVWDLQDEOHIXWXUHIRUD
UHJLRQGLVWULFWRUORFDOJRYHUQPHQWDUHD /*$ 7KHSURFHVVJXLGHVWKHGHFLVLRQVWKDWSODQQLQJ
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DXWKRULWLHVPDNHDERXWODQGXVHDQGGHYHORSPHQWHQYLURQPHQWDOVXVWDLQDELOLW\DQGWKHLQWHJUDWLRQ
RIWUDQVSRUWDQGLQIUDVWUXFWXUH
%\JRLQJEH\RQGLQGLYLGXDOGHYHORSPHQWSURSRVDOVVWUDWHJLFSODQQLQJFDQFDSWXUHDQDJUHHG
YLVLRQIRUWKHIXWXUHRIDQDUHDGUDZLQJIURPHYLGHQFHDERXWWKHDWWULEXWHVWKDWPDNHVSODFHV
XQLTXHWKHFKDUDFWHULVWLFVWRUHWDLQDQGHQKDQFHHFRQRPLFVWKHFKDQJLQJFOLPDWHDQGWKH
DVSLUDWLRQVWKDWSHRSOHKDYHIRUWKHLUFRPPXQLW\
+LJKHUOHYHOVWUDWHJLFSODQVDSSO\WR
x WKHUHJLRQVRI16:WKURXJKUHJLRQDOSODQV
x *UHDWHU6\GQH\WKURXJKWKH*UHDWHU6\GQH\5HJLRQ3ODQ
x WKHGLVWULFWVRI*UHDWHU6\GQH\WKURXJKGLVWULFWSODQVWKDWDOLJQZLWKWKH*UHDWHU6\GQH\
5HJLRQ3ODQ
7KHVHSODQVLQIRUPFRXQFLOV¶ORFDOVWUDWHJLFSODQQLQJVWDWHPHQWVIRUHDFK/*$&RXQFLOVDOVR
GHYHORSORFDOKRXVLQJVWUDWHJLHVRURWKHUVWUDWHJLHVWRIXUWKHUIRFXVRQUHTXLUHPHQWVIRUWKHLUDUHD
6WUDWHJLFSODQVDUHLPSOHPHQWHGWKURXJKHQYLURQPHQWDOSODQQLQJLQVWUXPHQWVVXFKDV6(33VDQG
/(3V VXSSRUWHGE\GHYHORSPHQWFRQWUROSODQV±'&3V 
7KH0LQLVWHUIRU3ODQQLQJDQG3XEOLF6SDFHVUHFHQWO\UHOHDVHGWKH0LQLVWHU¶V3ODQQLQJ3ULQFLSOHV
ZKLFKZLOOJXLGHVWUDWHJLFDQGODQGXVHSODQQLQJDQGVWUHQJWKHQWKHSODFHEDVHGDSSURDFK
7KH16:VWUDWHJLFSODQQLQJKLHUDUFK\LVVKRZQLQ)LJXUH
5HIHUWRWKHOLVWRIUHJXODUO\XVHGWHUPVRUILQGRXWPRUHLQWKH&RPPXQLW\*XLGHWR3ODQQLQJ

5HJXODUO\XVHGWHUPV
x Development control plans '&3V SURYLGHPRUHGHWDLOHGJXLGDQFHIRUGHYHORSPHQW
x Environmental Planning and Assessment Act 1979 (3 $$FW LVWKHSULPDU\SODQQLQJ
OHJLVODWLRQLQ16:
x Independent Planning Commission ,3& PDNHVLQGHSHQGHQWGHFLVLRQVRQFRPSOH[
GHYHORSPHQWSURSRVDOVRIVWDWHVLJQLILFDQFHDQGSURYLGHVDGYLFH
x Land and Environment CourtKHDUVPHULWDSSHDOVDQGSURFHVVFKDOOHQJHVEHWZHHQ
SODQQLQJDXWKRULWLHVDQGLQGLYLGXDOVRURUJDQLVDWLRQV
x Local environmental plans /(3V VHWRXWUXOHVWRUHJXODWHGHYHORSPHQWDQGODQGXVHLQ
ORFDOJRYHUQPHQWDUHDV /*$V 7KH\DUHPDGHE\WKH0LQLVWHUIRU3ODQQLQJDQG3XEOLF
6SDFHVRUDFRXQFLO
x Local Environmental Plan Making Guideline /(3*XLGHOLQH SURYLGHVDGHWDLOHG
H[SODQDWLRQRIWKHVWHSVRIWKH/(3PDNLQJSURFHVVWRDVVLVWDQGJXLGHFRXQFLOV
FRPPXQLWLHVVWDWHDJHQFLHVSURSRQHQWVDQGSUDFWLWLRQHUV
x Minister’s Planning PrinciplesJXLGHVWUDWHJLFDQGODQGXVHSODQQLQJDQGLQIRUPWKH
GHYHORSPHQWRISODQQLQJSROLFLHV7KHSULQFLSOHVVHHNWRDFKLHYHRXWFRPHVDFURVVQLQH
SROLF\IRFXVDUHDVSODQQLQJV\VWHPVGHVLJQDQGSODFHELRGLYHUVLW\DQGFRQVHUYDWLRQ
UHVLOLHQFHDQGKD]DUGVWUDQVSRUWDQGLQIUDVWUXFWXUHKRXVLQJLQGXVWU\DQGHPSOR\PHQWDQG
UHVRXUFHVDQGHQHUJ\
x Section 7.11 Infrastructure Contributions Plan VHWVRXWKRZFRXQFLOVZLOOOHY\
FRQWULEXWLRQVWRZDUGVWKHFRVWRISURYLGLQJORFDOLQIUDVWUXFWXUHDQGOLVWVDVFKHGXOHRIWKDW
LQIUDVWUXFWXUH
x Section 9.1 ministerial directions VGLUHFWLRQV SURYLGHEURDGSROLF\GLUHFWLRQVWKDW
JXLGHSODQPDNLQJLQWKHEURDGFDWHJRULHVRIHPSOR\PHQWDQGUHVRXUFHVHQYLURQPHQWDQG
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KHULWDJHKRXVLQJLQIUDVWUXFWXUHDQGXUEDQGHYHORSPHQWKD]DUGDQGULVNUHJLRQDO
SODQQLQJORFDOSODQPDNLQJDQGPHWURSROLWDQSODQQLQJ
x Standard InstrumentLVWKHEDVLVIRUSUHSDULQJDQHZ/(3XVLQJVWDQGDUG]RQHV
GHILQLWLRQVFODXVHVDQGIRUPDW
x State environmental planning policies 6(33V DOORZIRUDFRQVLVWHQWVWDWHZLGH
DSSURDFKWRGHYHORSPHQWLQIUDVWUXFWXUHLQGXVWU\RURWKHUHQYLURQPHQWDORUVRFLDOPDWWHUV
RUWKH\PD\DSSO\WRVWDWHVLJQLILFDQWGHYHORSPHQW7KH\KDYHDZLGHVFRSHDQGFDQDSSO\
WRWKHZKROHRIWKHVWDWHRUDSDUWLFXODUDUHD7KH*RYHUQRURI1HZ6RXWK:DOHVPDNHV
WKHPRQDGYLFHIURPWKH0LQLVWHUIRU3ODQQLQJDQG3XEOLF6SDFHV
x State-led rezonings IRFXVRQSUHFLQFWVZKHUHWKHUHLVDVWUDWHJLFLPSHUDWLYHIRUWKH
'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG(QYLURQPHQWWROHDGWKHSURFHVVLQFOXGLQJSODFHV
WKDWEHQHILWIURPFXUUHQWRUIXWXUHFLW\VKDSLQJLQIUDVWUXFWXUHRULQYHVWPHQWDQGZKHUHZH
FDQFUHDWHJUHDWSXEOLFVSDFHVLQFROODERUDWLRQZLWKFRXQFLOVDQGFRPPXQLWLHV7KHVH
UH]RQLQJVJHQHUDOO\RFFXUXQGHUD6(33




Figure 1. Strategic planning hierarchy
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Background
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7KHSURFHVVWRGD\
/RFDOHQYLURQPHQWDOSODQV /(3V VHWRXWKRZODQGFDQEHGHYHORSHGDQGXVHGLQDORFDO
JRYHUQPHQWDUHDWKURXJK]RQLQJDQGRWKHUGHYHORSPHQWFRQWUROV7KH\DUHWKHOHJDOHPERGLPHQW
RISODQQLQJFRQWUROVQHFHVVDU\IRUVWUDWHJLFSODQQLQJDPELWLRQV
/DQGXVH]RQHVLOOXVWUDWHWKHREMHFWLYHVIRUWKDWDUHD±ZKDWODQGXVHVDUHDOORZHGDQGWKH
DSSURYDOVUHTXLUHG=RQHW\SHVUDQJHIURPUHVLGHQWLDODQGFRPPHUFLDOWRWKRVHIRULQGXVWULDOXVHV
RURSHQVSDFH
$ORQJZLWK]RQLQJ/(3VDOVRFRQWDLQGHYHORSPHQWVWDQGDUGVVSHFLILFFRQVLGHUDWLRQVDQGVLWH
VSHFLILFFRQWUROVVXFKDVDGGLWLRQDOSHUPLWWHGXVHV

5H]RQLQJDQGSODQQLQJSURSRVDOV
7KHUHDUHPDQ\UHDVRQVZK\ODQGPLJKWQHHGWREHUH]RQHGRURWKHUFKDQJHVWRD/(3PLJKWEH
QHHGHG7KLVPLJKWEHWRUHVSRQGWRVWUDWHJLFSODQQLQJ±IRUH[DPSOHLIQHZWUDQVSRUW
LQIUDVWUXFWXUHLVEHLQJGHYHORSHGLWPDNHVVHQVHIRUWKHDUHDDURXQGWKHWUDQVSRUWKXEWRLQFOXGH
KLJKHUGHQVLW\KRXVLQJRUVKRSVDQGVHUYLFHV±RULWFRXOGEHWRFKDQJHD]RQLQJWRDOORZIRUQHZ
GHYHORSPHQWHQYLVDJHGLQDORFDOVWUDWHJLFSODQQLQJVWDWHPHQW
5H]RQLQJRFFXUVZKHQDQ/(3LVPDGHRUDPHQGHG±ZKHWKHUD]RQHDQGLWVREMHFWLYHVDUH
DPHQGHGSODQQLQJFRQWUROVDUHDPHQGHGRUDQ/(3LVUHYLHZHG5H]RQLQJRFFXUVWKURXJKD
SODQQLQJSURSRVDOWKDWVHWVRXWWKHLQWHQGHGHIIHFWRIWKHUH]RQLQJRUWKHQHZ/(3DQGWKH
MXVWLILFDWLRQIRUWKHSURSRVDO
$FRXQFLORUSULYDWHODQGRZQHUFDQLQLWLDWHWKHUH]RQLQJSURFHVV5H]RQLQJVLQLWLDWHGE\SULYDWH
ODQGRZQHUVDUHRIWHQFDOOHGµVSRWUH]RQLQJV¶RUµSURSRQHQWLQLWLDWHGSODQQLQJSURSRVDOV¶DQGPXVW
EHVXSSRUWHGE\WKHFRXQFLOEHIRUHWKH\FDQSURJUHVVIXUWKHU
&RXQFLOVDVWKHSODQQLQJSURSRVDODXWKRULW\ 33$ WKHQVXEPLWSODQQLQJSURSRVDOVWKDWWKH\
VXSSRUWWRWKHGHSDUWPHQWIRUJDWHZD\GHWHUPLQDWLRQ

*DWHZD\GHWHUPLQDWLRQ
7KHJDWHZD\GHWHUPLQDWLRQHQVXUHVWKHUHLVVXIILFLHQWMXVWLILFDWLRQIRUDSODQQLQJSURSRVDOWR
SURJUHVV,WLQYROYHVDQHDUO\FKHFNRQZKHWKHULWLVFRQVLVWHQWZLWKWKHVWUDWHJLFSODQQLQJ
IUDPHZRUNDQGUHOHYDQWVHFWLRQPLQLVWHULDOGLUHFWLRQV VGLUHFWLRQV 
*DWHZD\GHWHUPLQDWLRQVDUHLVVXHGZLWKFRQGLWLRQVWRJXLGHWKH33$IRUWKHQH[WVWDJHRIWKH
SURFHVVWKHH[KLELWLRQRIWKHSODQQLQJSURSRVDOFRPPXQLW\FRQVXOWDWLRQDQGLIUHTXLUHG
FRQVXOWDWLRQZLWKUHOHYDQWVWDWHDJHQFLHV7KHVHFRQGLWLRQVIRUPWKHUHJXODWRU\FRQWH[WIRUWKH
SUHSDUDWLRQH[KLELWLRQDQGILQDOLVDWLRQRIWKHUH]RQLQJ
$IWHUFRXQFLOPDQDJHVWKLVSURFHVVWKHORFDOSODQPDNLQJDXWKRULW\ /30$ ±WKHPLQLVWHURUD
GHOHJDWHRUWKHFRXQFLO±ILQDOLVHVWKHUH]RQLQJE\GUDIWLQJDQGSXEOLVKLQJWKHQHZRUDPHQGLQJ
/(3DORQJZLWKPDSVRQWKH16:/HJLVODWLRQZHEVLWHZZZOHJLVODWLRQQVZJRYDX
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Figure 2. Current rezoning framework

16:'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG(QYLURQPHQW_

PAGE 786

PAGE 454

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022

ORDINARY MEETING OF COUNCIL

22 FEBRUARY, 2022
A new approach to rezonings

7KHQHHGIRUUHIRUP
$VSDUWRIWKH3ODQQLQJ5HIRUP$FWLRQ3ODQZH¶YHWDONHGWRPDQ\VWDNHKROGHUVWRXQGHUVWDQGKRZ
EHVWZHFDQUHGXFHWKHSURFHVVLQJWLPHIRUSODQQLQJSURSRVDOVLQFUHDVHTXDOLW\SODFHEDVHG
RXWFRPHVDQGHVWDEOLVKDZRUNDEOHDSSHDOVSDWKZD\
5H]RQLQJVQHHGWREHDQHIIHFWLYHSODQQLQJWRROWKDWFDQPHHWWKHREMHFWLYHVRIVWUDWHJLFSODQVLQD
FHUWDLQDQGWLPHO\ZD\8QFHUWDLQW\DERXWUH]RQLQJWLPHIUDPHVDQGSURFHVVFDQDIIHFWGHYHORSHU
FRQILGHQFHDQGWKHRYHUDOOYLDELOLW\RISURMHFWVRUWKHWLPLQJRIKRXVLQJVXSSO\8QFHUWDLQW\FDQ
DOVRFDXVHFRPPXQLW\GLVHQJDJHPHQWDQGOHVVSXEOLFSDUWLFLSDWLRQLQWKHSODQQLQJV\VWHP
Engagement process
2XUHQJDJHPHQWSURFHVVLQFOXGHG
x

QLQHZRUNVKRSVDWWHQGHGE\FRXQFLOV

x

VXUYH\IHHGEDFNIURPFRXQFLOV

x

LQWHUQDOZRUNVKRSVDQGPHHWLQJVZLWKVWDWHDJHQFLHV

x

SUHVHQWDWLRQVWRLQGXVWU\UHSUHVHQWDWLYHV

x

PHHWLQJVZLWKUHJLRQDOSODQQLQJSDQHOPHPEHUV

x

RQHRQRQHPHHWLQJVZLWKFRXQFLOVDQGLQGXVWU\ZKHUHUHTXLUHG

:HDOVRZRUNHGWKURXJKZRUNLQJJURXSVLQFOXGLQJFRXQFLOVLQGXVWU\DQG/DQGDQG(QYLURQPHQW
&RXUWXVHUV±DVZHOODVVWDWHDJHQFLHVDQGUHJLRQDODQGGLVWULFWSODQQLQJSDQHOV±RQWKHLQLWLDWLYH
IRUDQHZDSSHDOVSDWKZD\

7LPHDQGFRPSOH[LW\
6WDNHKROGHUVWROGXVWKHSODQQLQJSURSRVDOSURFHVVWDNHVWRRORQJLVRYHUO\FRPSOH[DQGQHHGV
PRUHWUDQVSDUHQF\DQGDFFRXQWDELOLW\7KLVLVEDFNHGXSE\WKHUHFHQWZRUNRIERWKWKH16:
3URGXFWLYLW\&RPPLVVLRQDQG$XVWUDOLDQ*RYHUQPHQW¶V3URGXFWLYLW\&RPPLVVLRQ
x 7KH16:3URGXFWLYLW\&RPPLVVLRQIRXQGWKH16:SODQQLQJV\VWHPKDVEHFRPHWRR
FRPSOH[DQGLQHIILFLHQW,WKDVUHFRPPHQGHGWKHQHHGWRUHGXFHUHGWDSHDQGFRPSOH[LW\
x 7KHIHGHUDO3URGXFWLYLW\&RPPLVVLRQIRXQGWKDWWKHUH]RQLQJSURFHVVFDQEHWLPH
FRQVXPLQJFRVWO\DQGXQFHUWDLQ,WUHFRPPHQGHGVKRUWHUWLPHIUDPHVIRUSODQQLQJ
SURSRVDOV ZKLOHPDLQWDLQLQJLQWHJULW\ DQGDSROLF\WRDYRLGVSRWUH]RQLQJV WKHUH]RQLQJIRU
DVSHFLILFSDUFHORIODQG RUWRUHPRYHUHGXQGDQWUHTXLUHPHQWVRUDSSO\VWDWXWRU\
WLPHIUDPHVIRUGHFLVLRQVZKHUHWKH\FDQQRWEHDYRLGHG
7KLVIHHGEDFNLVDOVREDFNHGXSE\WKHGDWDLWFDQWDNHVHYHUDO\HDUVWRILQDOLVHDUH]RQLQJZLWK
WKHDYHUDJHHQGWRHQGSURFHVVLQJWLPHVULVLQJWRDQDYHUDJHRIZHHNVLQ6LQFH
WKHGHSDUWPHQWKDVZRUNHGWRFOHDUWKHEDFNORJRIROGHUSODQQLQJSURSRVDOVDQGUHGXFHSURFHVVLQJ
WLPHVZKLFKZDVGRZQWRDQDYHUDJHRIZHHNVDVRI-XQH




16:'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG(QYLURQPHQW_

PAGE 787

PAGE 455

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022

ORDINARY MEETING OF COUNCIL

22 FEBRUARY, 2022
A new approach to rezonings

'HOD\VDQGFRPSOH[LW\FDQEHDWWULEXWHGWR
x Timeframes – 7KHUHLVDODFNRIDFFRXQWDELOLW\DQGFHUWDLQW\DERXWWLPHIUDPHVLQFOXGLQJ
IRUWKHH[KLELWLRQSURFHVVDQGDJHQF\VXEPLVVLRQV)RUH[DPSOHOHJLVODWLRQSUHVFULEHV
WLPHIUDPHVDQGDSSHDOULJKWVIRUWKHDVVHVVPHQWRIGHYHORSPHQWDSSOLFDWLRQVEXWWKHUHLV
QRHTXLYDOHQWOHJLVODWLYHUHTXLUHPHQWIRUSODQQLQJSURSRVDOV
x Duplication of assessment – 3ODQQLQJSURSRVDOVRIWHQJRWZLFHWRDFRXQFLOPHHWLQJ
EHIRUHJDWHZD\DQGEHIRUHILQDOLVDWLRQ DQGWZLFHWRWKHGHSDUWPHQW DWJDWHZD\DQG
ILQDOLVDWLRQ 
x Gateway process – 7KHJDWHZD\SURFHVVFDQEHRQHURXVDQGLVVRPHWLPHVXQQHFHVVDU\
UHVXOWLQJLQGHOD\VDQGWUDQVSDUHQF\LVVXHVDFFRUGLQJWRVRPHFRXQFLOV:HKHDUGDQLGHD
WRUHPRYHWKHJDWHZD\SURFHVVIRUUHJLRQDODUHDVWRVSHHGXSWKHDVVHVVPHQWRISURMHFWV
WKDWFDQDGGLPPHGLDWHYDOXH
x Finalisation stage –'HOD\VLQWKHILQDOLVDWLRQVWDJHSDUWLFXODUO\IRUWKHGUDIWLQJRIWKH/(3
FKDQJHVDQGPDSSLQJVWDJHVDUHDFRQFHUQIRUFRXQFLOV

,QFRQVLVWHQFLHV
7KHUHDUHLQFRQVLVWHQFLHVLQGRFXPHQWDWLRQUHTXLUHPHQWVWKHDYDLODELOLW\DQGULJRXURISUH
ORGJHPHQWSURFHVVHVDQGFRQVXOWDWLRQUHTXLUHPHQWVEHIRUHWKHJDWHZD\GHWHUPLQDWLRQ:HDOVR
KHDUGWKDWVWDNHKROGHUVILQGLQFRQVLVWHQFLHVLQDVVHVVPHQWUHTXLUHPHQWVKRZµVWUDWHJLFPHULW¶LV
LQWHUSUHWHGDQGWKHUROHVDQGUHVSRQVLELOLWLHVRIGLIIHUHQWJRYHUQPHQWDXWKRULWLHV
(DUO\GRFXPHQWDWLRQFDQEHLQDGHTXDWHDVWKHUHTXLUHPHQWVRUGRFXPHQWDWLRQWKDWPXVWEH
VXEPLWWHGZKHQORGJLQJDSODQQLQJSURSRVDODUHXQFOHDU±WKHH[LVWLQJSODQQLQJSURSRVDO
JXLGHOLQHV DUHQRWLQWHUSUHWHGFRQVLVWHQWO\7KLVDGGVWLPHDVDGGLWLRQDOLQIRUPDWLRQLVRIWHQ
UHTXLUHG&RQYHUVHO\GRFXPHQWDWLRQUHTXLUHPHQWVIRUWKHDVVHVVPHQWSURFHVVFDQEHRQHURXV
WRRGHWDLOHGDQGVKRXOGLQVWHDGEHWDLORUHGWRWKHVFDOHDQGFRPSOH[LW\RIWKHSODQQLQJSURSRVDO
7KHVHLVVXHVFRXOGEHDGGUHVVHGDWPHHWLQJVEHIRUHORGJHPHQW\HWWKHVHDUHQRWPDQGDWRU\
:KHQRIIHUHGWKH\YDU\LQIRUPDOLW\7KHUHLVQRREOLJDWLRQIRUSURSRQHQWVWRHQVXUHWKHLUSURSRVDO
LVFRQVLVWHQWZLWKSUHORGJHPHQWDGYLFH
$GYLFHPD\DOVRGLIIHUJLYHQWKHGLIIHUHQWLQWHUSUHWDWLRQVRIVWUDWHJLFPHULW$SODQQLQJSURSRVDO
VKRXOGKDYHVWUDWHJLFPHULW\HWWKHUHDUHPL[HGYLHZVDERXWKRZWRMXVWLI\WKLVDQGKRZDFRXQFLO
ZLOOPHDVXUHLWEHIRUHWKHSODQQLQJSURSRVDOJRHVWRJDWHZD\GHWHUPLQDWLRQ6RPHFRXQFLOVXVH
WKHLURZQJXLGHOLQHVZKLOHRWKHUVWHVWIRUVWUDWHJLFDQGVLWHVSHFLILFPHULW
:HDOVRVHHYDULHGDSSURDFKHVWRFRPPXQLW\FRQVXOWDWLRQEHIRUHWKHSODQQLQJSURSRVDOJRHVWR
JDWHZD\GHWHUPLQDWLRQ:KLOHLWLVQRWUHTXLUHGVRPHFRXQFLOVZLOOFRQVXOWPXOWLSOHWLPHV
WKURXJKRXWWKHSURFHVVZKLFKFDQNHHSWKHFRPPXQLW\LQIRUPHGEXWLVGXSOLFDWLYHDQGH[WHQGV
WLPHIUDPHV
5ROHVDQGUHVSRQVLELOLWLHVDUHQRWFOHDUVRWKHUHLVXQFHUWDLQW\DERXWZKRLVDFFRXQWDEOHIRU
XSGDWLQJPDSSLQJDQGRWKHULVVXHV

7UDQVSDUHQF\DQGWUXVW
*UHDWHUDFFRXQWDELOLW\DQGWUDQVSDUHQF\DUHUHTXLUHGIRUDOOSDUWLHVLQYROYHGLQWKHSODQQLQJ
SURSRVDOSURFHVV7KHFRPPXQLW\PXVWEHHQJDJHGLQWKHVWUDWHJLFSODQQLQJSURFHVVLQFOXGLQJ
KRZSODQQLQJDXWKRULWLHVFRQVLGHUDQGLQWHUSUHWWKHGULYHUVDQGQHHGIRUFKDQJH7KHUHLVD
SHUFHSWLRQDPRQJWKHFRPPXQLW\WKDWZLWKFRQVLGHUDEOHZRUNFRPSOHWHGEHIRUHWKHJDWHZD\

3ODQQLQJ3URSRVDOV$JXLGHWRSUHSDULQJ3ODQQLQJ3URSRVDOV 'HFHPEHU 
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GHWHUPLQDWLRQGHFLVLRQVDUHDOUHDG\PDGH&RXQFLOVDOVRZDQWEHWWHUFRPPXQLFDWLRQZLWKWKH
GHSDUWPHQWSDUWLFXODUO\EHIRUHSODQQLQJSURSRVDOVDUHH[KLELWHGDQGILQDOLVHG
5HYLHZPHFKDQLVPVVXFKDVSODQQLQJSDQHOVDUHQRWZLGHO\NQRZQDQGQRWFOHDUO\GHILQHGLQ
OHJLVODWLRQ
7UDQVSDUHQF\DQGWUXVWLVVXHVDULVHZKHQFRPPXQLWLHVVHHDFRXQFLOUHMHFWDSODQQLQJSURSRVDO
WKDWLVODWHUDSSURYHGWKURXJKWKHUHYLHZSURFHVV

&RXQFLOUHVRXUFLQJ
6RPHFRXQFLOVKDYHWROGXVWKH\GRQRWKDYHDGHTXDWHUHVRXUFLQJDQGIXQGLQJIRUVWUDWHJLF
SODQQLQJDVVHVVLQJDQGSURJUHVVLQJSODQQLQJSURSRVDOVRUIRUWDNLQJSDUWLQFRXUWSURFHHGLQJV
7KLVPHDQVVWUDWHJLFSODQQLQJGRFXPHQWVPD\QRWEHDVGHWDLOHGQRUDVXSWRGDWHDVWKH\FRXOG
EH6SRWUH]RQLQJVDUHWKHQXVHGWRILOOWKHJDSVWRSURYLGHODQGIRUKRXVLQJMREVRUSXEOLFVSDFHV
&RXQFLOVKDYHYDU\LQJKXPDQDQGILQDQFLDOUHVRXUFHVZKLFKFDQPDNHSURFHVVHVORQJHUDQG
LQFRQVLVWHQW7KHUHLVOLPLWHGIXQGLQJIRUFRXQFLOOHGVWUDWHJLFVWXGLHVRUSODQQLQJRUIRUDQ\
DGGLWLRQDOWUDLQLQJHGXFDWLRQVRXUFHVRUWHPSODWHV&RXQFLOVSDUWLFXODUO\LQUHJLRQDO16:ZRXOG
ZHOFRPHPRUHVXSSRUWIURPWKHGHSDUWPHQWWKURXJKWKHSODQQLQJSURSRVDOSURFHVV
/RFDOGHFLVLRQPDNLQJLVHVVHQWLDO±FRXQFLODXWRQRP\LVLPSRUWDQWWRERWKFRXQFLOVDQGWKHLU
FRPPXQLWLHV&RXQFLOVZDQWJUHDWHUHPSRZHUPHQWWRUHMHFWSODQQLQJSURSRVDOVLQHDUO\VWDJHVRI
WKHSURFHVVEHIRUHGRLQJDIXOODVVHVVPHQWDQGWKH\VHHNDJUHDWHUGHFLVLRQPDNLQJUROH7KLVLV
HVSHFLDOO\WKHFDVHZKHQDSURSRVDOLVLQFRQVLVWHQWZLWKORFDOVWUDWHJLFSODQQLQJ

5HFRJQLWLRQRISURSRQHQWV
([LVWLQJOHJLVODWLRQGRHVQRWGLUHFWO\DFNQRZOHGJHSURSRQHQWLQLWLDWHGSODQQLQJSURSRVDOV±LQVWHDG
FRXQFLOVXQGHUWDNHWKHVHSURSRVDOVRQEHKDOIRISURSRQHQWV$URXQGRIDOOSODQQLQJSURSRVDOV
ILQDOLVHGEHWZHHQ-XO\DQG-XQHZHUHSURSRQHQWLQLWLDWHG5HYLHZSURFHVVHVIRU
SURSRQHQWVZKHUHWKHUHLVDGHOD\RUSURSRVDOVDUHUHMHFWHGDUHRQO\DYDLODEOHWKHHDUO\VWDJHVRI
WKHSODQQLQJSURSRVDOSURFHVV
3URSRQHQWVZDQWUHIRUPWKDWDFNQRZOHGJHVWKHLUUROHSURYLGHVJUHDWHUDFFHVVWRVWDWHDJHQFLHV
DQGJLYHVFOHDUHUPRUHFRQVLVWHQWWLPHIUDPHV,QGXVWU\JURXSVKDYHKLJKOLJKWHGWKHQHHGIRUD
FLUFXLWEUHDNHUZKHQFRXQFLOVGHOD\GHFLVLRQVRUUHMHFWSURSRVDOVWKDWDUHFRQVLVWHQWZLWKVWUDWHJLF
SODQV

6WDWHDJHQF\LQSXW
6WDWHDJHQFLHVZRXOGSUHIHUWREHLQYROYHGHDUOLHULQWKHUH]RQLQJSURFHVVDQGIRUWKHULJKWOHYHO
DQGVFRSHRILQSXWUHTXLUHGWREHFOHDUHU7KH\VXSSRUWWKHQHHGIRUUHDVRQDEOHWLPHIUDPHV
:LWKRXWWKLVHDUO\LQYROYHPHQWDQGSRWHQWLDOO\EHFDXVHRIWKHODFNRIFODULW\VWDNHKROGHUVUHSRUWHG
WKDWHQJDJHPHQWZLWKVWDWHDJHQFLHVLVDVLJQLILFDQWSDLQSRLQW7KLVOHDGVWRSHUFHSWLRQVZLWKLQ
LQGXVWU\WKDWFRQWDFWZLWKRUIHHGEDFNIURPVWDWHDJHQFLHVLVGLIILFXOWDQGWKDWWKHDJHQFLHV
WKHPVHOYHVODFNDFFRXQWDELOLW\ZKHQUHVSRQGLQJWRRUUHVROYLQJLVVXHV
7KHUHLVDIXUWKHUSHUFHSWLRQWKDWVWDWHDJHQFLHVDUHHLWKHUXQGHUUHVRXUFHGRUUHOXFWDQWWRJHW
LQYROYHGXQOHVVWKHLVVXHGLUHFWO\DIIHFWVWKHLUZRUN5HIHUUDOVVHHPWRJHWORVWLQWKHV\VWHP
What do you think?
,VWKLVDIDLUVXPPDU\RIVRPHRIWKHLVVXHVZLWKLQWKHFXUUHQWIUDPHZRUN"$UHWKHUHDQ\RWKHU
SUREOHPV\RXWKLQNZHQHHGWRDGGUHVV"
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Part B: The new
approach
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Introduction
,QUHVSRQVHWRIHHGEDFNZHKDYHGHYHORSHGDQHZDSSURDFKIRUUH]RQLQJVZKLFKZLWKRWKHU
UHIRUPVFRXOGVLJQLILFDQWO\LPSURYHWKHSODQPDNLQJSURFHVV
,QVXPPDU\WKHSURSRVHGQHZDSSURDFK
x FUHDWHVDVWUHDPOLQHGDQGHIILFLHQWSURFHVVIRU/(3DPHQGPHQWVWKDWDOLJQZLWKVWUDWHJLF
SODQQLQJREMHFWLYHV
x VHWVFOHDUPDWWHUVIRUFRQVLGHUDWLRQWLPHIUDPHVDQGDFRQVLVWHQWIHHUHJLPHWRJLYHJUHDWHU
FHUWDLQW\LQWKHSURFHVV
x DOORZVFRXQFLOVWRUHFHLYHDQGGHWHUPLQHSULYDWHSURSRQHQWLQLWLDWHG/(3DPHQGPHQWVZLWK
QRRUPLQLPDOGHSDUWPHQWLQYROYHPHQWLQDVVHVVPHQW
x DOORZVWKHPLQLVWHUWRUHFHLYHDQGGHWHUPLQHWKURXJKWKHGHSDUWPHQWRWKHU/(3
DPHQGPHQWVLQFOXGLQJWKRVHSUHSDUHGE\FRXQFLOVDQGSXEOLFDXWKRULWLHV
x EROVWHUVWKHGHSDUWPHQW¶VUROHLQVXSSRUWLQJPRQLWRULQJDQGDVVLVWLQJFRXQFLOVLQWKH
SURFHVV
x UHTXLUHV/(3DPHQGPHQWVWRJRWKURXJKDPDQGDWRU\DQGXSIURQWSUHORGJHPHQWSURFHVV
x VKLIWVDOOPHULWDVVHVVPHQWSURFHVVHVWRDIWHUH[KLELWLRQ
x JLYHVSULYDWHSURSRQHQWVDULJKWRIDSSHDODJDLQVWWKHILQDOGHFLVLRQ
7KHQHZDSSURDFKKDVEHHQGHVLJQHGWRDOLJQPRUHFORVHO\ZLWKWKHGHYHORSPHQWDSSOLFDWLRQ
SURFHVV,QDGGLWLRQWRRWKHUEHQHILWVZHEHOLHYHPDNLQJWKHSURFHVVHVPRUHFRQVLVWHQWPD\
LQFUHDVHWKHQXPEHURIFRPELQHGUH]RQLQJDQGGHYHORSPHQWDSSOLFDWLRQVDPHFKDQLVPZKLFKLV
XQGHUXVHG&RQFXUUHQWDSSOLFDWLRQVEULQJDERXWJUHDWHUHFRQRPLFEHQHILWVDVGHYHORSPHQWFDQ
KDSSHQPRUHTXLFNO\7KLVDSSURDFKDOVRJLYHVWKHFRPPXQLW\JUHDWHUFHUWDLQW\DVWRWKHW\SHDQG
IRUPRIGHYHORSPHQWWKDWZLOOXOWLPDWHO\HQGXSRQWKHUH]RQHGVLWH
:HHVWLPDWHWKDWWKHQHZDSSURDFKZLOOEXLOGRQH[LVWLQJWLPHIUDPHLPSURYHPHQWVIURPWKHODVW
\HDUDQGUHVXOWLQPRUHWLPHVDYLQJVHVSHFLDOO\IRUVLPSOHUH]RQLQJDSSOLFDWLRQVWKDWDUHFRQVLVWHQW
ZLWKVWUDWHJLFSODQV
7KHVHWLPHVDYLQJVZLOOPDLQO\KDSSHQE\UHPRYLQJGXSOLFDWLRQLQZKRDVVHVVHVWKHDSSOLFDWLRQ
DQGKRZRIWHQLWLVDVVHVVHGWKURXJKRXWWKHSURFHVV
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Figure 3. Comparing the current and proposed rezoning frameworks
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Key for Figure 3
$YHUDJHDVVHVVPHQWWLPHIUDPHIRUHDFKVWDJHIRUWKHSHULRGRI-DQXDU\WR-XQH7KHUHDUHQRWLPHIUDPHVIRU
WKHVFRSLQJSUHSDUDWLRQVWDJH DVWKHVHDUHQRWWUDFNHG RUUH]RQLQJUHYLHZ ZKLFKLVRSWLRQDO 
5HSRUWHGHQGWRHQGDYHUDJHDVVHVVPHQWWLPHIUDPHIRUSODQQLQJSURSRVDOV EHWZHHQWKHJDWHZD\DQGILQDOLVDWLRQ
VWDJHV DW-XQH7KHDYHUDJHDVVHVVPHQWWLPHIUDPHVIRUHDFKVWDJHGRHVQRWDGGXSWRWKHUHSRUWHGHQGWR
HQGDYHUDJHDVVHVVPHQWWLPHIUDPH
3URSRVHGEHQFKPDUNWLPHIUDPHVIRUHDFKVWDJHDQGHQGWRHQGDVVHVVPHQWWLPHIUDPHVDUHEDVHGRQDVWDQGDUG
UH]RQLQJDSSOLFDWLRQ WRWDOWLPHIUDPHH[FOXGHVVFRSLQJ 
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New terminology
7KHQHZDSSURDFKEHJLQVE\FODULI\LQJWKHWHUPVXVHGIRUSODQQLQJSURSRVDOV
$SURSRQHQWLQLWLDWHGDSSOLFDWLRQWRDPHQGDQ/(3LVFXUUHQWO\NQRZQDVDUH]RQLQJUHTXHVW,WLV
RQO\NQRZQDVDSODQQLQJSURSRVDORQFHDFRXQFLOVXSSRUWVLW$OOFRXQFLOOHGSURFHVVHVDUHFDOOHG
SODQQLQJSURSRVDOV
2XUQHZDSSURDFKVXJJHVWVWKDWDOOWKHVHSURFHVVHVVKRXOGVLPSO\EHFDOOHGUH]RQLQJ
DSSOLFDWLRQV
3ODQQLQJSURSRVDOVDUHFXUUHQWO\OHGE\WKHSODQQLQJSURSRVDODXWKRULW\ 33$ ZKLFKLVXVXDOO\WKH
FRXQFLO7KH33$LVWKHµRZQHU¶RIDSODQQLQJSURSRVDODQGXOWLPDWHO\UHVSRQVLEOHIRULWV
SURJUHVVLRQ7KHPLQLVWHU LVWKHQUHVSRQVLEOHIRUPDNLQJDJDWHZD\GHWHUPLQDWLRQ7KHORFDOSODQ
PDNLQJDXWKRULW\RU/30$ WKHPLQLVWHURUWKHFRXQFLOZKHUHDXWKRULVHG LVWKHQUHVSRQVLEOHIRUWKH
ILQDODVVHVVPHQWDQGPDNLQJ RUQRWPDNLQJ WKH/(3
+RZHYHUWKH(3 $$FWGRHVQRWGLUHFWO\UHFRJQLVHSULYDWHSURSRQHQWVRUSXEOLFDXWKRULWLHVZKR
FDQVXEPLWDUH]RQLQJUHTXHVWWRDFRXQFLODQGZKRZLOORIWHQXQGHUWDNHRUSD\IRUPRVWRIWKHZRUN
WRSUHSDUHDUHTXHVW
7KHLQWHUDFWLRQEHWZHHQWKHVHSDUWLHVLVFRPSOLFDWHGDQGOHDGVWRGXSOLFDWLRQ)RUH[DPSOHERWKD
FRXQFLODQGWKHPLQLVWHUZLOODVVHVVWKHPHULWRISURSRVDODWWKHJDWHZD\GHWHUPLQDWLRQDQGWKH
ILQDOLVDWLRQVWDJH$FRXQFLOFDQEHERWKWKH33$DQGWKH/30$ZKLFKFDQEHFRQIXVLQJ
2XUSURSRVHGQHZWHUPLQRORJ\LVDVKLIWWRDPRUHVWUHDPOLQHGSURFHVVWKDWUHIOHFWVWKHUROHV
SOD\HGLQSUDFWLFH
Table 1. Current and proposed terminology
Current

Proposed

Description of proposed role

5H]RQLQJUHTXHVWSODQQLQJSURSRVDO

5H]RQLQJDSSOLFDWLRQ

$QDSSOLFDWLRQWRPDNHRUDPHQGDQ/(3

3URSRQHQW SULYDWH
SXEOLFDXWKRULW\RU
FRXQFLO 

$UH]RQLQJDSSOLFDWLRQORGJHGE\D

x

3ULYDWHSURSRQHQW QRW
UHFRJQLVHG 

x

3XEOLFDXWKRULW\SURSRQHQW
QRWUHFRJQLVHG 

x

33$ µRZQHU¶RIWKHSODQQLQJ
SURSRVDOXVXDOO\FRXQFLO 

x

SULYDWHLQGLYLGXDORUFRUSRUDWLRQ

x

SXEOLFDXWKRULW\LQFOXGLQJDVWDWH
RZQHGFRUSRUDWLRQ

x

FRXQFLOIRUFKDQJHVWRWKHLU/(3

/30$ PDNHVWKH/(3 

5H]RQLQJDXWKRULW\

7KHSDUW\UHVSRQVLEOHIRUDVVHVVLQJDQG
GHWHUPLQLQJWKHUH]RQLQJDSSOLFDWLRQ7KLV
FRXOGEHDFRXQFLORUWKHPLQLVWHU
GHSHQGLQJRQWKHW\SHRIUH]RQLQJ
DSSOLFDWLRQ

*DWHZD\

1$

,QFOXGHGLQWKHUH]RQLQJDXWKRULW\
IXQFWLRQ







7KURXJKRXWWKLVSDSHUUHIHUHQFHVWRIXQFWLRQVRIWKH0LQLVWHUIRU3ODQQLQJDQG3XEOLF6SDFHVZLOORIWHQEH
FDUULHGRXWE\WKHGHSDUWPHQWDVWKHPLQLVWHU¶VGHOHJDWH
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New categories and timeframes
&OHDUHUWLPHIUDPHVIRUFRPSOHWLQJHDFKVWHSLQWKHUH]RQLQJSURFHVVJLYHVVWDNHKROGHUVFHUWDLQW\
DQGHQFRXUDJHVEHWWHUSHUIRUPDQFH2XUSURSRVHGWLPHIUDPHVZLOODSSO\WRFRXQFLOVWKH
GHSDUWPHQWVWDWHDJHQFLHVDQGSULYDWHSURSRQHQWVGHSHQGLQJRQWKHFDWHJRU\RIWKHUH]RQLQJ
DSSOLFDWLRQ
&DWHJRULVLQJDOOUH]RQLQJDSSOLFDWLRQVGXULQJDSUHORGJHPHQWSURFHVVFRXOGLQIRUPWLPHIUDPHVDV
ZHOODVLQIRUPDWLRQDQGSXEOLFH[KLELWLRQUHTXLUHPHQWVDQGIHHV
:HKDYHGHYHORSHGFDWHJRULHV7KHVHZLOOILUVWEHDSSOLHGLQWKHH[LVWLQJSURFHVVWKURXJKWKH
QHZ/(3*XLGHOLQHDQGXOWLPDWHO\DVSDUWRIWKHQHZDSSURDFK
Table 2. New categories and descriptions
Category

Description

&DWHJRU\ %DVLF 

$GPLQLVWUDWLYHKRXVHNHHSLQJDQGPLQRUORFDOPDWWHUVVXFKDV

&DWHJRU\ 6WDQGDUG 

&DWHJRU\ &RPSOH[ 

x

OLVWLQJDORFDOKHULWDJHLWHPVXSSRUWHGE\DVWXG\HQGRUVHGE\WKH
GHSDUWPHQW¶V(QYLURQPHQW(QHUJ\DQG6FLHQFHJURXS

x

UHFODVVLI\LQJODQGZKHUHWKH*RYHUQRURI16:¶VDSSURYDOLVQRW
UHTXLUHG

x

DWWDLQLQJFRQVLVWHQF\ZLWKDQHQGRUVHGORFDOVWUDWHJ\VXFKDVDORFDO
KRXVLQJVWUDWHJ\

x

DWWDLQLQJFRQVLVWHQF\ZLWKVHFWLRQ IDVWWUDFNHGFKDQJHVRI
HQYLURQPHQWDOSODQQLQJLQVWUXPHQWVRIWKH(3 $$FW 

6LWHVSHFLILFUH]RQLQJDSSOLFDWLRQVVHHNLQJDFKDQJHLQSODQQLQJFRQWUROV
FRQVLVWHQWZLWKVWUDWHJLFSODQQLQJVXFKDV
x

FKDQJLQJWKHODQGXVH]RQHLIDSURSRVDOLVFRQVLVWHQWZLWKWKH
REMHFWLYHVLGHQWLILHGLQWKH/(3IRUWKDWSURSRVHG]RQH

x

DOWHULQJWKHSULQFLSDOGHYHORSPHQWVWDQGDUGVRIWKH/(3

x

DGGLQJDSHUPLVVLEOHODQGXVHRUXVHVDQGRUDQ\FRQGLWLRQDO
DUUDQJHPHQWVXQGHU6FKHGXOH$GGLWLRQDO3HUPLWWHG8VHVRIWKH
/(3

x

HQVXULQJFRQVLVWHQF\ZLWKDQHQGRUVHGVWUDWHJLFSODQQLQJRUORFDO
VWUDWHJLFSODQQLQJVWDWHPHQW

x

FODVVLI\LQJRUUHFODVVLI\LQJSXEOLFODQGWKURXJKWKH/(3

$SSOLFDWLRQVWKDWPD\EHQRWFRQVLVWHQWZLWKVWUDWHJLFSODQQLQJLQFOXGLQJDQ\
/(3DPHQGPHQWQRWFDSWXUHGXQGHUFDWHJRU\RU([DPSOHVLQFOXGH
x

FKDQJLQJWKHODQGXVH]RQHDQGRUWKHSULQFLSDOGHYHORSPHQW
VWDQGDUGVRIWKH/(3ZKLFKZRXOGLQFUHDVHGHPDQGIRU
LQIUDVWUXFWXUHDQGUHTXLUHDQDPHQGPHQWWRRUSUHSDUDWLRQRID
GHYHORSPHQWFRQWULEXWLRQSODQ

x

UHVSRQGLQJWRDFKDQJHLQFLUFXPVWDQFHVVXFKDVWKHLQYHVWPHQWLQ
QHZLQIUDVWUXFWXUHRUFKDQJLQJGHPRJUDSKLFWUHQGV

x

UHTXLULQJDVLJQLILFDQWDPHQGPHQWWRRUSUHSDUDWLRQRIDGHYHORSPHQW
FRQWULEXWLRQSODQRUDUHODWHGLQIUDVWUXFWXUHVWUDWHJ\

x

PDNLQJDPHQGPHQWVWKDWDUHQ¶WFDSWXUHGDVSULQFLSDO/(3VWDQGDUG
RUEDVLFSODQQLQJSURSRVDOFDWHJRULHV
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Category

Description

&DWHJRU\ 3ULQFLSDO
/(3 

$FRPSUHKHQVLYHRUKRXVHNHHSLQJUH]RQLQJDSSOLFDWLRQOHGE\FRXQFLO
SURSRVLQJEURDGVFDOHSROLF\FKDQJHWRWKH/(3IRUWKHZKROH/*$


7KHLQWURGXFWLRQRIFDWHJRULHV
x JLYHVDOOSDUWLHVFHUWDLQW\DQGFRQVLVWHQWWLPHIUDPHVIHHVDQGLQIRUPDWLRQUHTXLUHPHQWV
x LQIRUPVGHFLVLRQVDERXWZKHWKHUFRXQFLOFDQEHWKHUH]RQLQJDXWKRULW\IRUVWUDLJKWIRUZDUG
UH]RQLQJDSSOLFDWLRQVZKHUHWKHFRXQFLOLVDOVRWKHSURSRQHQW
x LPSURYHVWKHGHSDUWPHQW¶VDELOLW\WRPRQLWRUWKHSURJUHVVRIGLIIHUHQWW\SHVRIUH]RQLQJ
DSSOLFDWLRQVWRLGHQWLI\FRPPRQURDGEORFNVRURSSRUWXQLWLHVIRUJUHDWHUHIILFLHQFLHV
7DEOHVHWVRXWHVWLPDWHGEHQFKPDUNWLPHIUDPHVIRUHDFKVWDJHDQGFDWHJRU\RIWKHQHZ
DSSURDFK7KLVGRHVQRWLQFOXGHVFRSLQJQRUWKHWLPHEHWZHHQVFRSLQJDQGORGJHPHQWUHTXLUHGWR
SUHSDUHWKHDSSOLFDWLRQ7KHVHDUHPD[LPXPWLPHIUDPHVLQPRVWFDVHVZHDQWLFLSDWHDVKRUWHU
WLPHIUDPH
7KHWLPHIUDPHVDUHEDVHGRQDQDO\VLVDQGVWDNHKROGHUIHHGEDFN:HPD\QHHGWRUHYLVLWWKHPDV
FRXQFLOVSURSRQHQWVDQGWKHGHSDUWPHQWDGDSWWRWKHQHZDSSURDFK
Table 3. Proposed categories and benchmark timeframes
Stage

Category 1

Category 2

Category 3

Category 4

(Basic)

(Standard)

(Complex)

(Principal LEP)

6FRSLQJ

ZHHNV

ZHHNV

ZHHNV

ZHHNV

/RGJHPHQW

ZHHN

ZHHN

ZHHN

ZHHN

([KLELWLRQ

ZHHNV

ZHHNV

ZHHNV

ZHHNV

3RVWH[KLELWLRQ

ZHHNV

ZHHNV

ZHHNV

ZHHNV

$VVHVVPHQWDQG
ILQDOLVDWLRQ

ZHHNV

ZHHNV

ZHHNV

ZHHNV

Total, excluding
scoping*

26 weeks

37 weeks

48 weeks

50 weeks

7KHWRWDOWLPHIUDPHGRHVQRWLQFOXGHWKHVFRSLQJVWDJHZKLFKRFFXUVEHIRUHORGJHPHQW

What do you think?
'R\RXWKLQNEHQFKPDUNWLPHIUDPHVFUHDWHJUHDWHUHIILFLHQF\DQGZLOOOHDGWRWLPHVDYLQJV"
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Figure 4. The roles of councils and the department under the new approach
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3URSRQHQWV
&RXQFLOV±UDWKHUWKDQSULYDWHSURSRQHQWV±XVXDOO\PDNHFKDQJHVWR/(3VWRHQVXUHWKDW/(3V
JLYHHIIHFWWRVWUDWHJLFSODQV&RXQFLOVDUHVRPHWLPHVOLPLWHGE\ILQDQFLDODQGUHVRXUFLQJ
FRQVWUDLQWVERWKDWWKHSODQQLQJDQGLQIUDVWUXFWXUHVHUYLFLQJVWDJHVHVSHFLDOO\LQUHJLRQDODUHDV
:HH[SHFWWKHUHZLOODOZD\VEHDQHHGIRUSULYDWHSURSRQHQWVWRLQLWLDWHUH]RQLQJDSSOLFDWLRQV
7KHFXUUHQWUH]RQLQJUHTXHVWSURFHVVVKLIWVUHVSRQVLELOLW\WRFRXQFLOWRSURJUHVVDSODQQLQJ
SURSRVDOZLWKFRVWVFRYHUHGE\WKHSULYDWHSURSRQHQW7KLVPHDQVWKDWDOWKRXJKWKHSULYDWH
SURSRQHQWKDVWKHFRVWEXUGHQWKH\DUHQRWFRQVLGHUHGWKHDSSOLFDQW7KH\KDYHOLWWOHFRQWURORYHU
WKHSURFHVVHVRUDQ\FKDQJHVWRWKHSURSRVDO
2XUSURSRVHGDSSURDFKDLPVWRUHFRJQLVHSULYDWHSURSRQHQWVDVDSSOLFDQWVDVWKH\DUHLQWKH
GHYHORSPHQWDSSOLFDWLRQSURFHVV7KLVZLOOJLYHWKHSULYDWHSURSRQHQWWKHULJKWWR
x PHHWZLWKWKHUH]RQLQJDXWKRULW\WRGLVFXVVDSRWHQWLDOUHTXHVW
x VXEPLWDUH]RQLQJDSSOLFDWLRQDQGKDYHLWDVVHVVHGDQGGHWHUPLQHGDIWHUSXEOLFH[KLELWLRQ
x DSSHDODGHFLVLRQPDGHDERXWDUH]RQLQJDSSOLFDWLRQEHFDXVHRIDGHOD\RUGLVVDWLVIDFWLRQ
ZLWKDGHFLVLRQ VHH3DUW&1HZDSSHDOVSDWKZD\V 
$ORQJZLWKWKHVHULJKWVWKHSULYDWHSURSRQHQWZLOOEHUHVSRQVLEOHIRUDOOIHHVPHHWLQJLQIRUPDWLRQ
UHTXLUHPHQWVFRQVXOWLQJZLWKVWDWHDJHQFLHVDQGUHYLHZLQJDQGUHVSRQGLQJWRDQ\VXEPLVVLRQV
UHFHLYHGGXULQJFRQVXOWDWLRQ
$SULYDWHSURSRQHQWZLOORQO\EHDEOHWRORGJHDUH]RQLQJDSSOLFDWLRQLIWKH\DUHWKHRZQHURIWKH
ODQGRUKDYHREWDLQHGWKHFRQVHQWRIWKHODQGRZQHUWRZKLFKWKHDSSOLFDWLRQUHODWHV

&RXQFLOV
&RXQFLOVZLOOFRQWLQXHWRKDYHDUROHLQDOOUH]RQLQJDSSOLFDWLRQVZKHWKHUWKLVLVDVDSURSRQHQWRU
LQDQDVVHVVPHQWDQGGHWHUPLQDWLRQRUFRQVXOWDWLRQUROH7KHQHZDSSURDFKDLPVWRHPSRZHU
FRXQFLOVWRPDNHGHFLVLRQVDERXWWKHLUORFDODUHDZLWKRXWXQQHFHVVDU\GHSDUWPHQWDOLQWHUYHQWLRQ
7KLVPHDQVWKDWIRUSULYDWHSURSRQHQWUH]RQLQJDSSOLFDWLRQVFRXQFLOVZLOOKDYHIXOOFRQWURORIWKH
SURFHVVLQFOXGLQJJLYLQJSHUPLVVLRQWRH[KLELWZKLFKLVFXUUHQWO\JLYHQE\DJDWHZD\
GHWHUPLQDWLRQ&RXQFLOVZLOOUHYLHZDQ\FKDQJHVDIWHUH[KLELWLRQDQGPDNHWKHILQDOGHFLVLRQ
7RVXSSRUWWKLVH[SDQGHGUROHFRXQFLOVZLOOEHEHWWHUUHVRXUFHGWKURXJKDQHZIHHVFKHPHWKDWZLOO
FRPSHQVDWHFRXQFLOVIRUWKHIXOOFRVWRIDVVHVVLQJDUH]RQLQJDSSOLFDWLRQZKLOHDOVRHQDEOLQJWKHP
WRLQYHVWLQVWDIIDQGEHWWHUV\VWHPV
7KHGHSDUWPHQWZRXOGVWLOOEHDYDLODEOHWRRIIHUVXSSRUWDQGDVVLVWDQFHZKHUHQHHGHGDVZHOODV
HGXFDWLRQDQGWUDLQLQJ
,IDFRXQFLOLVWKHSURSRQHQWRIDUH]RQLQJDSSOLFDWLRQWKH\ZRXOGFRQWLQXHWREHDSSRLQWHGDVWKH
UH]RQLQJDXWKRULW\DIWHUVFRSLQJDQGRQFHWKHGHSDUWPHQWKDVJLYHQSHUPLVVLRQWRH[KLELW
7KHW\SHRIFRXQFLOSURSRQHQWUH]RQLQJDSSOLFDWLRQVWKDWDFRXQFLOFDQGHWHUPLQHZLOODOVREH
VWUHDPOLQHGWRLQFOXGHDOOFDWHJRU\DQGDSSOLFDWLRQV XQOHVVWKHUHLVDFRQIOLFWRILQWHUHVW 
What do you think?
:KDWGR\RXWKLQNDERXWJLYLQJFRXQFLOVJUHDWHUDXWRQRP\RYHUUH]RQLQJGHFLVLRQV"
:KDWDGGLWLRQDOVXSSRUWFRXOGZHJLYHFRXQFLOVWRHQDEOHKLJKTXDOLW\DQGHIILFLHQWUH]RQLQJ
GHFLVLRQV"
:KDWFKDQJHVFDQEHPDGHWRWKHGHSDUWPHQW¶VUROHDQGSURFHVVHVWRLPSURYHWKHDVVHVVPHQW
DQGGHWHUPLQDWLRQRIFRXQFLOOHGUH]RQLQJV"
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'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG(QYLURQPHQW
'HSDUWPHQWDOUHVRXUFHVZLOOEHUHIRFXVHGWRVWDWHOHGVWUDWHJLFDQGFROODERUDWLYHSODQQLQJ7KLV
ZLOODOORZXVWRIRFXVRQWKHSODQOHGV\VWHPDQGRQPDWWHUVRIVWDWHDQGUHJLRQDOVLJQLILFDQFH7KH
W\SHRIUH]RQLQJDSSOLFDWLRQVQRORQJHUDVVHVVHGRUGHWHUPLQHGE\WKHPLQLVWHUWKURXJKWKH
GHSDUWPHQWZLOOLQFOXGH
x SULYDWHSURSRQHQWUH]RQLQJDSSOLFDWLRQV QRWLFHWRWKHGHSDUWPHQWPD\EHQHHGHGLIWKH
UH]RQLQJDSSOLFDWLRQLVLQFRQVLVWHQWZLWKDVGLUHFWLRQ 
x FRXQFLOSURSRQHQWUH]RQLQJDSSOLFDWLRQVZKHUHWKHFRXQFLOLVWKHUH]RQLQJDXWKRULW\ IRU
H[DPSOHPDSSLQJDOWHUDWLRQVOLVWLQJORFDOKHULWDJHLWHPVVWUDWHJLFDOO\FRQVLVWHQWVSRW
UH]RQLQJV 
7KHPLQLVWHUWKURXJKWKHGHSDUWPHQWZLOODVVHVVDQGGHWHUPLQH
x
x
x
x
x

UH]RQLQJDSSOLFDWLRQVLQLWLDWHGE\SXEOLFDXWKRULWLHV
UH]RQLQJDSSOLFDWLRQVDFFRPSDQ\LQJDVWDWHVLJQLILFDQWGHYHORSPHQWDSSOLFDWLRQ
FRXQFLOSURSRQHQWUH]RQLQJDSSOLFDWLRQV
UH]RQLQJDSSOLFDWLRQVWKDWSURSRVHWRDPHQGD6(33
UH]RQLQJDSSOLFDWLRQVWKDWDUHVWDWHRUUHJLRQDOO\VLJQLILFDQW

7KHGHSDUWPHQWZLOODOVRFRQWLQXHWROHDGVWDWHOHGUH]RQLQJVZKLFKZLOOEHJHQHUDOO\FDUULHGRXW
WKURXJKD6(33SURFHVVDQGQRWWKURXJKRXUSURSRVHGQHZDSSURDFK

&DVHPDQDJHPHQWPRQLWRULQJDQGUHSRUWLQJ
7KHGHSDUWPHQW¶V3ODQQLQJ'HOLYHU\8QLWZDVHVWDEOLVKHGLQWRSURJUHVVSULRULW\GHYHORSPHQW
DSSOLFDWLRQVDQGSODQQLQJSURSRVDOVWKDWDUHVWXFNLQWKHV\VWHP8QGHUWKHQHZDSSURDFKWKH
XQLW¶VUROHZLOOFRQWLQXHDQGWKHGHSDUWPHQW¶VUHJLRQDOWHDPVZLOOFRQWLQXHWRDVVLVWFRXQFLOVVWDWH
DJHQFLHVDQGSULYDWHSURSRQHQWVDWHLWKHUWKHVFRSLQJVWDJHRUWRKHOSUHVROYHLVVXHVDIWHU
ORGJHPHQW
:HZLOOUHTXLUHUH]RQLQJDSSOLFDWLRQVWREHORGJHGDQGSURJUHVVHGWKURXJKWKH16:3ODQQLQJ
3RUWDO7KHSRUWDORIIHUVFDSDELOLWLHVWKDWZLOOLPSURYHKRZWKHGHSDUWPHQWPRQLWRUVWKHUH]RQLQJ
SURFHVVDQGWKHW\SHVRIGHFLVLRQVWKDWDUHEHLQJPDGH,WSURYLGHVDSXEOLFO\DYDLODEOHUHJLVWHURI
GHFLVLRQVLQFOXGLQJWKHUHDVRQVIRUWKRVHGHFLVLRQV7KLVZLOOKHOSWRPDLQWDLQWKHLQWHJULW\RIWKH
SODQQLQJV\VWHPWKURXJKWUDQVSDUHQF\FRQVLVWHQWGHFLVLRQPDNLQJDQGFKHFNVDQGEDODQFHVDQG
LWZLOODFWDVDQLPSRUWDQWDQWLFRUUXSWLRQPHDVXUH

What do you think?
,VWKHUHHQRXJKVXSHUYLVLRQRIWKHUH]RQLQJSURFHVV":KDWHOVHFRXOGZHGRWRPLQLPLVHWKHULVNRI
FRUUXSWLRQDQGHQFRXUDJHJRRGGHFLVLRQPDNLQJ"
'R\RXWKLQNWKHQHZDSSURDFKDQGWKHGHSDUWPHQW¶VSURSRVHGQHZUROHVWULNHVWKHULJKWEDODQFH
EHWZHHQZKDWFRXQFLOVVKRXOGGHWHUPLQHDQGZKDWWKHGHSDUWPHQWVKRXOGGHWHUPLQH"


,QFRQVLVWHQF\ZLWKVHFWLRQPLQLVWHULDOGLUHFWLRQV
7KHQHZDSSURDFKJLYHVXVWKHRSSRUWXQLW\WRUHYLHZFXUUHQWVHFWLRQPLQLVWHULDOGLUHFWLRQV
WKHUHDUHDWWKHWLPHRISXEOLFDWLRQ DQGFRQVLGHUDSSURDFKHVWRVWUHDPOLQHWKHDVVHVVPHQW
SURFHVV7KHFXUUHQWVGLUHFWLRQVFRYHUWKHIROORZLQJFDWHJRULHV
x HPSOR\PHQWDQGUHVRXUFHV
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x
x
x
x
x
x

HQYLURQPHQWDQGKHULWDJH
KRXVLQJLQIUDVWUXFWXUHDQGXUEDQGHYHORSPHQW
KD]DUGDQGULVN
UHJLRQDOSODQQLQJ
ORFDOSODQPDNLQJ
PHWURSROLWDQSODQQLQJ

<RXFDQYLHZWKHPRQWKHGHSDUWPHQW¶VSROLF\GLUHFWLRQVIRUSODQPDNLQJZHESDJH
)URP0DUFKWKHVGLUHFWLRQVZLOOLQFOXGHDGLUHFWLRQWKDWVWDWHVDSODQQLQJDXWKRULW\
PXVWKDYHUHJDUGWRWKH0LQLVWHU¶V3ODQQLQJ3ULQFLSOHVDQGFRQVLGHUVSHFLILFSODQQLQJSULQFLSOHV
WKDWDUHUHOHYDQWWRWKHSUHSDUDWLRQRIDSODQQLQJSURSRVDO
&XUUHQWO\WKHDSSURYDORIWKHGHSDUWPHQW¶VVHFUHWDU\PD\EHUHTXLUHGLIDSODQQLQJSURSRVDOLV
LQFRQVLVWHQWZLWKDVGLUHFWLRQ,QWKHQHZDSSURDFKZHSURSRVHWKDW
x
x

LQVRPHFLUFXPVWDQFHVDFRXQFLOFDQDSSURYHDQLQFRQVLVWHQF\UDWKHUWKDQQRWLI\LQJWKH
GHSDUWPHQWDQGVHHNLQJDSSURYDOIURPWKHVHFUHWDU\
LQRWKHUFLUFXPVWDQFHVWKHGHSDUWPHQWZLOOEHJLYHQWKHRSSRUWXQLW\WRFRPPHQWDQGRU
DSSURYHDQLQFRQVLVWHQF\

What do you think?
6KRXOGFRXQFLOVEHDEOHWRDSSURYHLQFRQVLVWHQFLHVZLWKFHUWDLQVGLUHFWLRQV",IVRLQZKDW
FLUFXPVWDQFHVZRXOGWKLVEHDSSURSULDWH"
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3XEOLFDXWKRULWLHV
6WDWHDJHQFLHV
6WDWHDJHQFLHVDUHWKHNQRZOHGJHKROGHUVRQPDWWHUVWKDWFDQDIIHFWWKHYLDELOLW\DQG
DSSURSULDWHQHVVRIUH]RQLQJDSSOLFDWLRQVVXFKDVLQIUDVWUXFWXUHSURYLVLRQHQYLURQPHQWDOLPSDFWV
DQGEXVKILUHVDIHW\
7KHTXDOLW\RIWKHUH]RQLQJDSSOLFDWLRQDQGZKHWKHUHQJDJHPHQWKDVRFFXUUHGZLWKDSDUWLFXODU
DJHQF\EHIRUHDUH]RQLQJDSSOLFDWLRQLVORGJHGFDQDIIHFWWKHWLPHOLQHVVRIDVWDWHDJHQF\¶V
UHVSRQVH
3URYLGLQJLQSXWLQWRUH]RQLQJVFDQDOVREHUHVRXUFHLQWHQVLYHIRUDJHQFLHV$OORIWKHVHWKLQJVKDYH
WKHSRWHQWLDOWRGHOD\DVVHVVPHQWHVSHFLDOO\LIIHHGEDFNFRPHVODWHLQWKHSURFHVVDQGUHTXLUHV
IXQGDPHQWDOFKDQJHVWRDSURSRVDO
7RHQVXUHVWDWHDJHQFLHVVKDUHWKHLUNQRZOHGJHZLWKRXWDIIHFWLQJWLPHIUDPHVDQGFHUWDLQW\ZH¶UH
SURSRVLQJFKDQJHVWRWKHDJHQF\UHIHUUDOSURFHVVIRUUH]RQLQJDSSOLFDWLRQVDVZHFRQWLQXHWRZRUN
WREXLOGDFOHDUHUUROHIRUVWDWHDJHQFLHVLQVWUDWHJLFSODQQLQJ
x &RXQFLOVSURSRQHQWVDQGWKHGHSDUWPHQWZLOOKDYHFOHDUGLUHFWLRQDERXWWKHFLUFXPVWDQFHV
LQZKLFKDQDJHQF\UHIHUUDOLVUHTXLUHGDWERWKWKHVFRSLQJDQGH[KLELWLRQVWDJHVWDLORUHGWR
LQGLYLGXDODJHQFLHVDQGFLUFXPVWDQFHV
x 3URSRQHQWVZLOOKDYHFOHDUGLUHFWLRQDERXWWKHLQIRUPDWLRQWKH\PXVWJLYHWRDJHQFLHVWR
DOORZVWXG\UHTXLUHPHQWVWREHLVVXHGDQGUH]RQLQJDSSOLFDWLRQVWREHDVVHVVHG
x 6WDWHDJHQFLHVZLOOKDYHFODULW\DERXWWKHDSSURSULDWHOHYHORIDVVHVVPHQWIRUUH]RQLQJ
DSSOLFDWLRQV
x 5HTXHVWVIRUPRUHLQIRUPDWLRQZLOOEHPDQDJHGPRUHFORVHO\
x 6WULFWWLPHIUDPHVIRUDJHQF\UHVSRQVHVZLOOEHVHWDORQJZLWKWKHDELOLW\IRUDUH]RQLQJ
DXWKRULW\WRFRQWLQXHWRSURJUHVVDQGGHWHUPLQHDQDSSOLFDWLRQZKHUHDQDJHQF\KDVQRW
UHVSRQGHGZLWKLQWKHWLPHIUDPH,IDQDJHQF\REMHFWVDUH]RQLQJDXWKRULW\FRXOGVWLOO
DSSURYHWKHUH]RQLQJDSSOLFDWLRQEXWZLOOQHHGWRFRQVLGHUWKHREMHFWLRQZKHQDVVHVVLQJLW
0DQ\RIWKHVHFKDQJHVZLOOEHUROOHGRXWLQWKHLQWHULPWRUHDOLVHLPPHGLDWHEHQHILWVDQGZLOOEH
EXLOWRQLQWKHQHZDSSURDFK

3XEOLFDXWKRULW\SURSRQHQWV
7KHUHDUHDOVRFLUFXPVWDQFHVZKHUHSXEOLFDXWKRULWLHVWKDWDUHKROGHUVRILQIUDVWUXFWXUHDQGRWKHU
DVVHWVDUHDOVRSURSRQHQWVLQWKHUH]RQLQJSURFHVV8QGHUWKHQHZDSSURDFKLIDUH]RQLQJ
DSSOLFDWLRQLVLQLWLDWHGE\DSXEOLFDXWKRULW\WKHDSSOLFDWLRQZLOOEHORGJHGZLWKDQGGHWHUPLQHGE\
WKHGHSDUWPHQWUDWKHUWKDQDFRXQFLO
What do you think?
,VLWHQRXJKWRKDYHDJHQFLHVLQYROYHGLQVFRSLQJDQGWRJLYHWKHPWKHRSSRUWXQLW\WRPDNHD
VXEPLVVLRQGXULQJH[KLELWLRQ"
'R\RXWKLQNLWZRXOGEHEHQHILFLDOWRKDYHDFHQWUDOERG\WKDWFRRUGLQDWHVDJHQF\LQYROYHPHQW"
,IDVWDWHDJHQF\KDVQRWUHVSRQGHGLQWKHUHTXLUHGWLPHIUDPHDUHWKHUHDQ\SUDFWLFDOGLIILFXOWLHVLQ
FRQWLQXLQJWRDVVHVVDQGGHWHUPLQHDUH]RQLQJDSSOLFDWLRQ"
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New steps
7KHSURSRVHGQHZSURFHVVLVRXWOLQHGLQWKHIROORZLQJGLDJUDP



Figure 5. The proposed new process
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6FRSLQJ
7KHQHZDSSURDFKLQFOXGHVDPDQGDWRU\SUHORGJHPHQWVWDJHIRUWKHVWDQGDUGFRPSOH[DQG
SULQFLSDO/(3UH]RQLQJDSSOLFDWLRQV RSWLRQDOIRUWKHEDVLFDSSOLFDWLRQV FDOOHGVFRSLQJ7KH
VFRSLQJSURFHVVLVWKHVDPHDVWKDWVHWRXWLQWKHQHZ/(3*XLGHOLQHH[FHSWWKDWXQGHUWKHQHZ
DSSURDFKZHSURSRVHWKDWVFRSLQJVKRXOGEHPDQGDWRU\
6FRSLQJDOORZVUHOHYDQWSDUWLHVWRFRPHWRJHWKHUHDUO\LQWKHSURFHVVWRGLVFXVVWKHSURMHFWDQG
SURYLGHIHHGEDFNDQGGLUHFWLRQEHIRUHGHWDLOHGZRUNKDVSURJUHVVHG(DUO\IHHGEDFNVDYHVWLPH
DQGFRVWVODWHULQWKHSURFHVVDQGOHDGVWREHWWHUTXDOLW\DQGFRPSOHWHDSSOLFDWLRQV,WFDQDOVRJLYH
DSURSRQHQWDQHDUO\LQGLFDWLRQRIZKHWKHURUQRWDQDSSOLFDWLRQLVOLNHO\WREHVXSSRUWHGEHIRUH
VLJQLILFDQWWLPHDQGFRVWVKDYHEHHQH[SHQGHG
(YHQEHIRUHWKHVFRSLQJSURFHVVEHJLQVDSURSRQHQWZLOOKDYHDJRRGXQGHUVWDQGLQJRIWKH
LQIRUPDWLRQWKDWZLOOEHUHTXLUHGWRDFFRPSDQ\DUH]RQLQJDSSOLFDWLRQWKURXJKSXEOLFO\DYDLODEOH
VWDQGDUGLVHGLQIRUPDWLRQUHTXLUHPHQWV
7KHVFRSLQJSURFHVVZLOOEXLOGRQWKHVHVWDQGDUGUHTXLUHPHQWVE\JLYLQJDOOSDUWLHVWKHRSSRUWXQLW\
WR
x GLVFXVVDQGJLYHIHHGEDFNRQDUH]RQLQJDSSOLFDWLRQHDUO\LQWKHSURFHVV
x FODULI\WKHVWDQGDUGLQIRUPDWLRQUHTXLUHG GHWHUPLQHGWKURXJKWKHFDWHJRULVDWLRQSURFHVV 
DQGDQ\DGGLWLRQDOVLWHVSHFLILFLQIRUPDWLRQUHTXLUHGIRUWKDWVSHFLILFUH]RQLQJDSSOLFDWLRQ
3URSRQHQWVZLOOQRWEHDEOHWRORGJHDUH]RQLQJDSSOLFDWLRQZLWKRXWSURJUHVVLQJWKURXJKWKH
VFRSLQJSURFHVV)DLOXUHWRSURYLGHWKHLQIRUPDWLRQUHTXLUHGLQWKHVWXG\UHTXLUHPHQWVPD\OHDGWR
UHMHFWLRQRIDUH]RQLQJDSSOLFDWLRQDWORGJHPHQWRUUHIXVDODWWKHHQGRIWKHSURFHVV
6WXG\UHTXLUHPHQWVZLOOEHYDOLGIRUPRQWKV,IDUH]RQLQJDSSOLFDWLRQLVQRWVXEPLWWHGLQWKLV
WLPHIUDPHWKHVFRSLQJSURFHVVZLOOQHHGWRVWDUWDJDLQZLWKQHZVWXG\UHTXLUHPHQWVLVVXHG
7KLVVWDJHDOVRKHOSVSURSRQHQWVWRXQGHUVWDQGWKHQXDQFHVRIFHUWDLQLVVXHVDQGWKHFRQFHUQV
FRPPXQLWLHVPD\KDYHUHJDUGLQJSURSRVDOVDOORZLQJIRUDEHWWHUDQGPRUHDFFHSWDEOHUHVSRQVH

6FRSLQJUHSRUW
7KLVSURFHVVZLOOEHJLQZLWKDKLJKOHYHOVFRSLQJUHSRUWSUHSDUHGE\WKHSURSRQHQWWKDWRYHUYLHZV
WKHSURSRVDOKRZLWDOLJQVZLWKWKHVWUDWHJLFFRQWH[WDQ\SODQQLQJRUVLWHVSHFLILFLVVXHVDQGDQ\
UHTXLUHGVWXGLHV

6FRSLQJPHHWLQJ
$VFRSLQJPHHWLQJLVKHOGEHWZHHQWKHSURSRQHQWDQGWKHUH]RQLQJDXWKRULW\DQGRWKHUUHOHYDQW
SDUWLHV LQFOXGLQJVWDWHDJHQFLHV WRGLVFXVVWKHVFRSLQJUHSRUWDQGSURYLGHSUHOLPLQDU\IHHGEDFN
(DUO\DJHQF\LQSXWLVLPSRUWDQWWRDOORZDJHQFLHVWRVKDSHSURSRVDOVHDUO\RQDQGDYRLGSUREOHPV
ODWHULQWKHDVVHVVPHQWSURFHVVE\DOORZLQJSURSRQHQWVWRDGDSWRUFKDQJHWKHLUSURSRVDOWR
DGGUHVVDJHQF\LVVXHVDWWKHRXWVHW

:ULWWHQIHHGEDFN
7KHUH]RQLQJDXWKRULW\ZLOOSURYLGHZULWWHQIHHGEDFNWKDWLQGLFDWHV
x
x
x
x

WKHUH]RQLQJDSSOLFDWLRQ¶VFRQVLVWHQF\ZLWKVWUDWHJLFSODQQLQJ
DJHQF\IHHGEDFN
DQ\UHFRPPHQGHGFKDQJHVWRWKHUH]RQLQJSURSRVDO
WKHQRPLQDWHGUH]RQLQJDSSOLFDWLRQFDWHJRU\

7KLVZULWWHQIHHGEDFNZLOODOVRVHWRXWWKHVWDQGDUGLQIRUPDWLRQWKDWVKRXOGDFFRPSDQ\WKH
UH]RQLQJDSSOLFDWLRQLQFOXGLQJ
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x LQWHQGHGREMHFWLYHVDQGRXWFRPHVRIWKHSURSRVDO
x EURDGMXVWLILFDWLRQFDVHIRUFKDQJH±QHHGVWUDWHJLFPHULWDQGVLWHVSHFLILFPHULWRIWKH
SURSRVDO
x KLJKOHYHOHYDOXDWLRQDJDLQVWVWUDWHJLFSODQQLQJ LQFOXGLQJDQ\UHOHYDQW6(33VRUV
GLUHFWLRQV 
x DQ\VWXG\UHTXLUHPHQWVVXFKDVWHFKQLFDOUHSRUWVWKDWGHPRQVWUDWHVWUDWHJLFDQGVLWH
VSHFLILFPHULW WKHUH]RQLQJDXWKRULW\VKRXOGVHHNLQSXWIURPUHOHYDQWVWDWHDJHQFLHVZKHQ
GHWHUPLQLQJWKHVHUHTXLUHPHQWV 
x ZKHWKHUDVHFWLRQLQIUDVWUXFWXUHFRQWULEXWLRQVSODQLVQHHGHG FRQVLVWHQWZLWK
PLQLVWHULDOGLUHFWLRQV 
$OWKRXJKWKHUH]RQLQJDXWKRULW\ZLOOSURYLGHIHHGEDFNRQZKHWKHUWKHUH]RQLQJSURSRVDOLVOLNHO\WR
EHFRQVLVWHQWZLWKVWUDWHJLFSODQVLWZLOOQRWEHDEOHWRSUHYHQWWKHSURSRQHQWIURPORGJLQJDQ
DSSOLFDWLRQ6WXG\UHTXLUHPHQWVPXVWVWLOOEHLVVXHGDQGDSURSRQHQWPD\VWLOOORGJHDUH]RQLQJ
DSSOLFDWLRQDQGKDYHLWDVVHVVHGDQGGHWHUPLQHG

What do you think?
6KRXOGDFRXQFLORUWKHGHSDUWPHQWEHDEOHWRUHIXVHWRLVVXHVWXG\UHTXLUHPHQWVDWWKHVFRSLQJ
VWDJHLIDUH]RQLQJDSSOLFDWLRQLVFOHDUO\LQFRQVLVWHQWZLWKVWUDWHJLFSODQV"2UVKRXOGDOOSURSRQHQWV
KDYHWKHRSSRUWXQLW\WRVXEPLWDIXOO\IRUPHGSURSRVDOIRUH[KLELWLRQDQGDVVHVVPHQW"



Figure 6. Framework for scoping
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&RQVLVWHQWGRFXPHQWDWLRQUHTXLUHPHQWV
*LYHQWKDWDUH]RQLQJDSSOLFDWLRQLVQRWDGHYHORSPHQWDSSOLFDWLRQWHFKQLFDOLQIRUPDWLRQVKRXOGEH
SURSRUWLRQDWHWRWKHFDWHJRU\RIWKHUH]RQLQJDSSOLFDWLRQ
7KH/(3*XLGHOLQHFRQWDLQVLQIRUPDWLRQWRVXSSRUWSURSRQHQWVFRXQFLOVDQGVWDWHDJHQFLHV
WKURXJKRXWWKHSURFHVVLQFOXGLQJ
x DQHZVFRSLQJWHPSODWHWRKHOSSURSRQHQWVSUHSDUHDVFRSLQJSURSRVDO
x DWHFKQLFDOGRFXPHQWWKDWRXWOLQHVWKHLQIRUPDWLRQDQGWHFKQLFDOVWXGLHVWKDWPD\EH
UHTXLUHGWRVXSSRUWDSODQQLQJSURSRVDOEDVHGRQWKHFDWHJRU\RISODQQLQJSURSRVDODQG
WKHW\SHVRISODQQLQJSURSRVDOVZKHUHDSURSRQHQWVKRXOGHQJDJHZLWKDSDUWLFXODU
DXWKRULW\RUJRYHUQPHQWDJHQF\EHIRUHORGJHPHQW
x WKHFRQWHQWUHTXLUHPHQWVVWUXFWXUHDQGIRUPRIWKHSODQQLQJSURSRVDODQGPDWWHUVWKDWWKH
SODQQLQJSURSRVDOPXVWDGGUHVVLQFOXGLQJUHOHYDQWVWDWHDQGORFDOSROLFLHVVHFWLRQ
GLUHFWLRQVSODQQLQJFLUFXODUVDQG6(33V)RUH[DPSOHWKHJXLGDQFHLQGLFDWHVWKDWD
FRPSOH[JUHHQILHOGRUXUEDQUHQHZDOUH]RQLQJLVOLNHO\WRUHTXLUHDQXUEDQGHVLJQVWXG\
EXWDEDVLFUH]RQLQJZLOOQRW
7KHJXLGDQFHZLOOHQVXUHDFRQVLVWHQWDSSURDFKDFURVV16:ZKLOHDFFRXQWLQJIRUPHWURSROLWDQ
DQGUHJLRQDOGLIIHUHQFHV:HZLOODGDSWLWDQGLQFRUSRUDWHLWLQWRWKHQHZDSSURDFKWRUH]RQLQJ
DSSOLFDWLRQV


/RGJHPHQW
5H]RQLQJDSSOLFDWLRQVDUHORGJHGRQWKH16:3ODQQLQJ3RUWDOWKH16:*RYHUQPHQW¶VRQOLQH
SODQQLQJV\VWHP7KHUH]RQLQJDXWKRULW\ZLOOFKHFNWKDWWKHDSSOLFDWLRQLVDGHTXDWHDQGKDYH
GD\VWRFRQILUPWKDWVWXG\UHTXLUHPHQWVKDYHEHHQPHW
7KLVZLOODOLJQZLWKWKHGHYHORSPHQWDSSOLFDWLRQSURFHVVHQDEOLQJJUHDWHURSSRUWXQLWLHVWRORGJH
FRQFXUUHQWUH]RQLQJDSSOLFDWLRQVDQGGHYHORSPHQWDSSOLFDWLRQV
:KHUHUHTXLUHPHQWVDUHPHWWKLVZLOOWULJJHUH[KLELWLRQRIWKHUH]RQLQJDSSOLFDWLRQPHDQLQJWKH
DSSOLFDWLRQZLOOJROLYHRQWKHSRUWDODQGWKHIRUPDOH[KLELWLRQSHULRGEHJLQV7KLVLVDVLJQLILFDQW
FKDQJHIURPWKHH[LVWLQJSURFHVV&XUUHQWO\H[KLELWLRQLVGHWHUPLQHGDVSDUWRIWKHJDWHZD\
GHWHUPLQDWLRQZKHQERWKWKHDGHTXDF\RILQIRUPDWLRQSURYLGHGDQGWKHSURSRVDO¶VVWUDWHJLF
DOLJQPHQWLVDVVHVVHG$SURSRVDOPLJKWQRWSURFHHGLILWLVIRXQGWREHLQDGHTXDWH
,IVWXG\UHTXLUHPHQWVKDYHQRWEHHQPHWWKHUH]RQLQJDSSOLFDWLRQZLOOEHUHMHFWHGDQGZLOOQHHGWR
EHUHVXEPLWWHG
8QGHUWKHQHZDSSURDFKWKHRQO\RSSRUWXQLW\WRUHIXVHDUH]RQLQJDSSOLFDWLRQLILWODFNVVWUDWHJLF
PHULWLVDIWHUH[KLELWLRQLQWKHILQDODVVHVVPHQWVWDJH7KLVPHDQVWKDWWKHLQLWLDODVVHVVPHQWHIIRUW
ZLOOJRLQWRGHFLGLQJLIDOOUHTXLUHGLQIRUPDWLRQKDVEHHQSURYLGHGHQVXULQJTXLFNHUDGHTXDF\
FKHFNVDQGDQRSSRUWXQLW\IRUWKHSXEOLFWRVFUXWLQLVHUH]RQLQJDSSOLFDWLRQVLQDQRSHQDQG
WUDQVSDUHQWZD\
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What do you think?
:KDWVRUWRIPDWHULDOFRXOGZHVXSSO\WRDVVXUHFRPPXQLW\PHPEHUVWKDWH[KLELWLRQGRHVQRW
PHDQWKHUH]RQLQJDXWKRULW\VXSSRUWVWKHDSSOLFDWLRQDQGPD\VWLOOUHMHFWLW"
:KDWGR\RXWKLQNRIUHPRYLQJWKHRSSRUWXQLW\IRUDPHULWDVVHVVPHQWEHIRUHH[KLELWLRQ":LOOLW
VDYHWLPHRUPRQH\WRPRYHDOODVVHVVPHQWWRWKHHQGRIWKHSURFHVV"
6KRXOGWKHSXEOLFKDYHWKHRSSRUWXQLW\WRFRPPHQWRQDUH]RQLQJDSSOLFDWLRQEHIRUHLWLV
DVVHVVHG"


([KLELWLRQ
7KHUHZLOOEHDVWDQGDUGSXEOLFH[KLELWLRQSHULRGRIEHWZHHQDQGGD\VGHSHQGLQJRQWKH
FDWHJRU\RIUH]RQLQJDSSOLFDWLRQ DVLVFXUUHQWO\WKHFDVHWKHUHFRXOGEHFLUFXPVWDQFHVZKHUHQR
H[KLELWLRQLVUHTXLUHG 
$NH\VKLIWLQWKHQHZDSSURDFKLVWRH[KLELWWKHUH]RQLQJDSSOLFDWLRQDVVRRQDVSRVVLEOHDIWHU
ORGJHPHQWDOORZLQJHDUO\SXEOLFVFUXWLQ\DQGVDYLQJWLPH&XUUHQWO\WKHUHFDQEHDFRQVLGHUDEOH
ODJEHWZHHQLVVXLQJDJDWHZD\GHWHUPLQDWLRQWKDWDOORZVH[KLELWLRQDQGWKHVWDUWRIWKHH[KLELWLRQ
$GGLWLRQDOO\ZHVHHDQRSSRUWXQLW\WRLPSURYHWKHOHYHORIFRPPXQLW\HQJDJHPHQWLQVWUDWHJLF
SODQQLQJDQGWKHUH]RQLQJSURFHVVE\PDNLQJLWPRUHDFFHVVLEOHDQGVLPSOHUWRXQGHUVWDQG
(IIHFWLYHFRPPXQLW\HQJDJHPHQWLVNH\WRGHYHORSLQJWUXVWDQGWUDQVSDUHQF\LQWKHSODQQLQJ
V\VWHP
7KHQHZDSSURDFKZLOOPHDQ
x 7KHH[KLELWLRQSHULRGDXWRPDWLFDOO\EHJLQVZKHQWKHUH]RQLQJDXWKRULW\FRQVLGHUVWKH
UH]RQLQJDSSOLFDWLRQDGHTXDWHDQGWKHUH]RQLQJDSSOLFDWLRQLVYLVLEOHRQWKH16:3ODQQLQJ
3RUWDO
x ([KLELWLRQSHULRGVDUHGHWHUPLQHGDFFRUGLQJWRWKHFDWHJRU\RIUH]RQLQJDSSOLFDWLRQ ZLWKDQ
DGGLWLRQDOZHHNLQFOXGHGWRDOORZWKHUH]RQLQJDXWKRULW\WRVHQGQRWLILFDWLRQOHWWHUV 
x ([KLELWLRQSURFHVVHVDUHDXWRPDWHGDVPXFKDVSRVVLEOHWKURXJKWKHSRUWDORUSRWHQWLDOO\
WKURXJKLQWHJUDWLRQZLWKWKH6HUYLFH16:DSS
x 3URSRQHQWVPXVWSURYLGHDVKRUWSODLQ(QJOLVKVXPPDU\RIWKHSURSRVDOLWVLQWHQWDQG
MXVWLILFDWLRQDQGKRZLWDOLJQVZLWKVWUDWHJLFSODQVWREHDWWDFKHGWRQRWLILFDWLRQOHWWHUV

What do you think?
:KDWRWKHURSSRUWXQLWLHVDUHWKHUHWRHQJDJHWKHFRPPXQLW\LQVWUDWHJLFSODQQLQJLQDPHDQLQJIXO
DQGDFFHVVLEOHZD\"
'R\RXKDYHDQ\VXJJHVWLRQVRQKRZZHFRXOGVWUHDPOLQHRUDXWRPDWHWKHH[KLELWLRQSURFHVV
IXUWKHU"


&KDQJHVDIWHUH[KLELWLRQ
)ROORZLQJH[KLELWLRQDSURSRQHQWPXVWERWKVXPPDULVHDQGUHVSRQGWRVXEPLVVLRQVUHFHLYHG
LQFOXGLQJZRUNLQJZLWKVWDWHDJHQFLHVWRUHVROYHDQ\REMHFWLRQV7KLVZLOOKHOSWKHUH]RQLQJ
DXWKRULW\LQLWVILQDODVVHVVPHQWZKLOHDOVRJLYLQJWKHSURSRQHQWWKHRSSRUWXQLW\WRUHVSRQGWR
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LVVXHVUDLVHG7KRVHZKRSURYLGHGVXEPLVVLRQVZLOONQRZWKHSURSRQHQW¶VUHVSRQVHWRWKHLU
VXEPLVVLRQV
$VSDUWRIWKHUHVSRQVHWKHSURSRQHQWZLOOQHHGWRVXEPLWDQ\FKDQJHVRUDPHQGPHQWVWRWKH
UH]RQLQJDSSOLFDWLRQEHIRUHILQDODVVHVVPHQW
2QFHWKHUHVSRQVHWRVXEPLVVLRQVDQGDQ\DPHQGHGUH]RQLQJDSSOLFDWLRQKDVEHHQIRUZDUGHGWR
WKHUH]RQLQJDXWKRULW\DVVHVVPHQWZLOOEHJLQ$WWKLVSRLQWWKHDVVHVVPHQWµFORFN¶ZLOOVWDUW7KLVLV
WKHWLPHDOORZHGIRUWKHUH]RQLQJDXWKRULW\WRDVVHVVILQDOLVHDQGGHWHUPLQHDUH]RQLQJDSSOLFDWLRQ
EHIRUHDSURSRQHQWFDQ
x DSSHDO EDVHGRQDGHFLVLRQWKDWLVGHHPHGWREHUHIXVHGDµGHHPHGUHIXVDO¶ DQGRU
x DFFHVVDIHHUHIXQGWKURXJKDSODQQLQJJXDUDQWHH
7KHGHHPHGUHIXVDODQGSODQQLQJJXDUDQWHHFRQFHSWVDUHDGGUHVVHGLQPRUHGHWDLOLQWKHQH[W
VHFWLRQV
7KHILQDOLVDWLRQWLPHIUDPHLVEDVHGRQWKHFDWHJRU\RIUH]RQLQJDSSOLFDWLRQLQ7DEOH
Table 4. Assessment/finalisation timeframes
Category

1 (Basic)

$VVHVVPHQWILQDOLVDWLRQ ZHHNV
WLPHIUDPH

2 (Standard)

3 (Complex)

4 (Principal LEP)

ZHHNV

ZHHNV

1$ DSSHDORQO\
IRUSULYDWH
SURSRQHQWV 


What do you think?
'R\RXWKLQNWKHDVVHVVPHQWFORFNVKRXOGVWDUWVRRQHUWKDQILQDOVXEPLVVLRQIRUDVVHVVPHQWRULV
WKHSURSRVHGDSSURDFKVWUHDPOLQHGHQRXJKWRPDQDJHSRWHQWLDOGHOD\VWKDWPD\KDSSHQHDUOLHU"

,QIRUPDWLRQUHTXHVWV
2QJRLQJUHTXHVWVIRUPRUHLQIRUPDWLRQFDXVHGHOD\VWKURXJKRXWWKHUH]RQLQJDSSOLFDWLRQSURFHVV
DQGFUHDWHXQFHUWDLQW\IRUDOOSDUWLHVWRWKHSURFHVV
5HTXHVWVIRUPRUHLQIRUPDWLRQZLOOEHGLVFRXUDJHGDVWKHQHZDSSURDFKLVGHVLJQHGWR
x SURYLGHDQRSSRUWXQLW\IRUDOOQHFHVVDU\LQIRUPDWLRQWREHLGHQWLILHGXSIURQWLQWKHVWXG\
UHTXLUHPHQWVDWVFRSLQJVWDJH
x HQVXUHWKDWSURSRQHQWVUHVROYHDQ\RXWVWDQGLQJDJHQF\DQGFRPPXQLW\FRQFHUQVEHIRUH
VXEPLWWLQJWKHILQDOYHUVLRQRIWKHUH]RQLQJDSSOLFDWLRQDIWHUH[KLELWLRQ
:KHUHUHTXHVWVIRUPRUHLQIRUPDWLRQDUHXQDYRLGDEOHRUGHWHUPLQLQJWKHDSSOLFDWLRQGHSHQGVRQO\
RQPLQRURUXQIRUHVHHQFODULILFDWLRQVUHTXHVWVIRUPRUHLQIRUPDWLRQDUHDOORZHG
x IURPVWDWHDJHQFLHVGXULQJH[KLELWLRQDJHQF\FRQVXOWDWLRQGLUHFWZLWKWKHSURSRQHQW
x ZLWKLQGD\VRIEHLQJIRUZDUGHGWRWKHUH]RQLQJDXWKRULW\IRUDVVHVVPHQW:KHUHWKLV
KDSSHQVWKHDVVHVVPHQWFORFN VHH3DUW'$SSHDOV ZLOOEHSDXVHG
What do you think?
'R\RXWKLQNUHTXHVWVIRUPRUHLQIRUPDWLRQVKRXOGEHDOORZHG"
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$VVHVVPHQWDQGILQDOLVDWLRQ
)ROORZLQJH[KLELWLRQDQGDQ\DPHQGPHQWVWKHUH]RQLQJDXWKRULW\ZLOODVVHVVWKHUH]RQLQJ
DSSOLFDWLRQ7KHDSSOLFDWLRQPD\QHHGWREHH[KLELWHGDJDLQLIFKDQJHVPDGHDIWHUWKHILUVW
H[KLELWLRQDUHH[WHQVLYH±WKLVZLOOEHGHWHUPLQHGE\WKHUH]RQLQJDXWKRULW\
,IUHH[KLELWLRQLVQRWUHTXLUHGDQGDUH]RQLQJDSSOLFDWLRQLVVXSSRUWHGWKHUH]RQLQJDXWKRULW\ZLOO
HQJDJHZLWKWKH3DUOLDPHQWDU\&RXQVHO¶V2IILFHWRGUDIWWKHLQVWUXPHQWDQGPDSSLQJFDQEH
SUHSDUHG
$VLVFXUUHQWO\WKHFDVHWKHUH]RQLQJDXWKRULW\FDQYDU\RUGHIHUDQ\DVSHFWRIDQDPHQGHG/(3LI
DSSURSULDWH
,QDVVHVVLQJDUH]RQLQJDSSOLFDWLRQDOOGHFLVLRQPDNHUVQHHGWRDGGUHVVWKHVDPHFRQVLGHUDWLRQV
ZKHQGHWHUPLQLQJLIDSODQVKRXOGEHPDGH'HFLVLRQVZLOODOVRQHHGWREHSXEOLVKHGRQWKH16:
3ODQQLQJ3RUWDODQGZLWKWKHUHDVRQVIRUWKHGHFLVLRQFOHDUO\FRPPXQLFDWHG
5DWKHUWKDQGLIIHUHQWDVVHVVPHQWSURFHVVHVDWJDWHZD\GHWHUPLQDWLRQDQGILQDOLVDWLRQZHZLOO
VWDQGDUGLVHPDWWHUVRIFRQVLGHUDWLRQDVUHOHYDQWWRWKHILQDOGHFLVLRQPDGHE\WKHUH]RQLQJ
DXWKRULW\7KHVHVWDQGDUGPDWWHUVZLOODOVRLQIRUPDGYLFHJLYHQGXULQJVFRSLQJ
7KHNLQGRIPDWWHUVWKDWFRXOGEHFRQVLGHUHGLQFOXGH
x ZKHWKHUWKHSURSRVDOKDVVWUDWHJLFPHULW
x SURYLVLRQVRIDQ\UHOHYDQW6(33RUVHFWLRQGLUHFWLRQV LQFOXGLQJWKH0LQLVWHU¶V3ODQQLQJ
3ULQFLSOHV 
x ZKHWKHUWKHSURSRVDOKDVVLWHVSHFLILFPHULW
x DQ\VXEPLVVLRQVPDGHE\WKHSXEOLFRUVWDWHDJHQFLHV
x WKHSXEOLFLQWHUHVW
,QFRQVLGHULQJVWUDWHJLFPHULWWKHUH]RQLQJDXWKRULW\ZRXOGFRQVLGHUZKHWKHUWKHUH]RQLQJ
DSSOLFDWLRQ
x JLYHVHIIHFWWRWKHUHOHYDQWVWUDWHJLFSODQQLQJGRFXPHQWV
x LVFRQVLVWHQWZLWKWKHUHOHYDQWORFDOVWUDWHJLFSODQQLQJVWDWHPHQWRUVXSSRUWLQJVWUDWHJ\
x UHVSRQGVWRDFKDQJHLQFLUFXPVWDQFHVQRW\HWUHFRJQLVHGXQGHUWKHH[LVWLQJSODQQLQJ
IUDPHZRUN
,QFRQVLGHULQJVLWHVSHFLILFPHULWWKHUH]RQLQJDXWKRULW\ZRXOGFRQVLGHU
x WKHQDWXUDOHQYLURQPHQWEXLOWHQYLURQPHQWDQGVRFLDODQGHFRQRPLFFRQGLWLRQV
x H[LVWLQJDSSURYHGRUOLNHO\IXWXUHXVHVRIODQGQHDUWKHODQGVXEMHFWWRWKHDSSOLFDWLRQ
x WKHVHUYLFHVDQGLQIUDVWUXFWXUHWKDWDUHRUZLOOEHDYDLODEOHWRPHHWGHPDQGDULVLQJIURPWKH
UH]RQLQJDSSOLFDWLRQDQGDQ\SURSRVHGILQDQFLDODUUDQJHPHQWVIRULQIUDVWUXFWXUHSURYLVLRQ

What do you think?
$UHWKHUHDQ\RWKHUFKDQJHVWKDWZHFRXOGPDNHWRVWUHDPOLQHWKHDVVHVVPHQWDQGILQDOLVDWLRQ
SURFHVVPRUH":KDWURDGEORFNVGR\RXFXUUHQWO\IDFHDWWKLVVWDJHRIWKHSURFHVV"
'R\RXWKLQNWKHSXEOLFLQWHUHVWLVDQHFHVVDU\FRQVLGHUDWLRQRULVLWFRYHUHGE\WKHRWKHUSURSRVHG
FRQVLGHUDWLRQV"
$UHWKHUHDQ\DGGLWLRQDOPDWWHUVWKDWDUHUHOHYDQWWRGHWHUPLQLQJZKHWKHUDSODQVKRXOGEHPDGH"
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&RQIOLFWVRILQWHUHVW
$FRQIOLFWRILQWHUHVWPD\DULVHIURPFHUWDLQYROXQWDU\SODQQLQJDJUHHPHQWV 93$ RULIFRXQFLOODQG
LVLQFOXGHGLQWKHUH]RQLQJDSSOLFDWLRQ7KLVLVVHSDUDWHWRFRQIOLFWRILQWHUHVWREOLJDWLRQVRQ
FRXQFLOORUVXQGHUORFDOJRYHUQPHQWOHJLVODWLRQ
6RPHRIWKHVHSRWHQWLDOFRQIOLFWVRILQWHUHVWZLOOEHDGGUHVVHGLQUHIRUPVWRWKH16:LQIUDVWUXFWXUH
FRQWULEXWLRQVV\VWHPZKLFKIXQGVWKHORFDODQGUHJLRQDOLQIUDVWUXFWXUHQHHGHGWRVXSSRUWQHZ
GHYHORSPHQW$VSDUWRIWKHUHIRUPVLQIUDVWUXFWXUHFRQWULEXWLRQVSODQVZLOOEHHQFRXUDJHGWREH
SUHSDUHGDORQJVLGHUH]RQLQJVPLQLPLVLQJWKHQHHGIRU93$V
$FRXQFLOZLWKDFRQIOLFWRILQWHUHVWVKRXOGQRWDVVHVVDQGGHWHUPLQHDSURSRVDO8QGHUWKHQHZ
DSSURDFKLIDFRQIOLFWRILQWHUHVWLVXQDYRLGDEOHWKHUHOHYDQWORFDOSODQQLQJSDQHO RUUHJLRQDOSDQHO
ZKHUHQRORFDOSDQHOH[LVWV VKRXOGGHWHUPLQHWKHUH]RQLQJDSSOLFDWLRQ

What do you think?
'R\RXWKLQNDERG\RWKHUWKDQWKHFRXQFLO VXFKDVDSDQHO VKRXOGGHWHUPLQHUH]RQLQJ
DSSOLFDWLRQVZKHUHWKHUHLVD93$"
:KHUHDFRXQFLOKDVDFRQIOLFWRILQWHUHVWVKRXOGDUH]RQLQJDSSOLFDWLRQEHGHWHUPLQHGE\WKHORFDO
SODQQLQJSDQHO DVSURSRVHG RUVKRXOGWKHGHSDUWPHQWWDNHIXOOUHVSRQVLELOLW\IRUWKHDVVHVVPHQW
DQGGHWHUPLQDWLRQRIWKHUH]RQLQJDSSOLFDWLRQ"
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New fee structure
$GKRFUH]RQLQJVOHGE\SULYDWHSURSRQHQWVPD\EHXVHGWRDFKLHYHDGLIIHUHQWGHYHORSPHQW
RXWFRPHIRUDVSHFLILFVLWHWKDQWKDWSHUPLWWHGWKURXJKWKHFXUUHQWFRQWUROV7\SLFDOO\WKLVUHODWHVWR
KLJKHUGHYHORSPHQW\LHOGVZKLFKFDQJHQHUDWHDEHWWHUUHWXUQRQLQYHVWPHQW7KLVFDQPHDQ
SULYDWHSURSRQHQWVVWDQGWRUHDOLVHFRQVLGHUDEOHHFRQRPLFEHQHILWVIURPDUH]RQLQJ
$VWKLVKDSSHQVZHDOVRQHHGWRHQVXUHWKDWDQ\ULJKWWRORGJHDUH]RQLQJDSSOLFDWLRQFRPHVZLWK
WKHUHVSRQVLELOLW\WRDGHTXDWHO\FRPSHQVDWHFRXQFLOVIRUWKHFRVWDQGWLPHRIDVVHVVLQJDQG
GHWHUPLQLQJDSSOLFDWLRQV&RXQFLOVVKRXOGQRWEHOHIWVKRUWFKDQJHGRUZLWKVWUHWFKHGUHVRXUFHV
&XUUHQWO\FRXQFLOVFDQFKDUJHIHHVIRUVHUYLFHVXQGHUWKHLocal Government Act 1993 DQGUHO\RQ
WKHVHIHHVIRUSURFHVVLQJSODQQLQJSURSRVDOV7KHVHIHHVDUHOHYLHGRXWVLGHRIWKHSODQQLQJ
V\VWHP
:LWKRXWUHOHYDQWUHJXODWLRQVFRXQFLOVFDQVWUXFWXUHDQGFKDUJHWKHVHIHHVDVWKH\ZLVKOHDGLQJWR
YDU\LQJIHHSD\PHQWVWUXFWXUHVEHWZHHQFRXQFLOV:HVHHIHHYDULDWLRQVIRU
x SUHORGJHPHQWPHHWLQJV
x FDWHJRULVLQJSODQQLQJSURSRVDOV ZKHWKHUPLQRUPDMRUFRPSOH[RUSUHFLQFWEDVHG 
x IHHVIRUSXEOLFKHDULQJVRUXVLQJH[WHUQDOFRQVXOWDQWVWRSUHSDUHDGGLWLRQDOVXSSRUWLQJ
VWXGLHV
x VWDJLQJRISD\PHQWVSURSRUWLRQDWHWRZRUNGRQHDWDQ\VWDJH
x ZKHWKHUIHHUHIXQGVDUHRIIHUHGDQGWKHWHUPVRIWKHUHIXQG
2QDYHUDJH*UHDWHU6\GQH\FRXQFLOVFKDUJHKLJKHUIHHVIRUSUHORGJHPHQWDQGWKHSURFHVVLQJRI
SODQQLQJSURSRVDOVWKDQUHJLRQDOFRXQFLOV6RPHUHJLRQDOFRXQFLOVFKDUJHDVOLWWOHDVDQG
VRPH*UHDWHU6\GQH\FRXQFLOVFKDUJHDVPXFKDVIRUZKDWWKH\LQGLYLGXDOO\FDWHJRULVH
DVDPDMRUSODQQLQJSURSRVDO
*LYHQWKHYDU\LQJIHHVWKDWFRXQFLOVFKDUJHDQGKDYLQJKHDUGWKDWFRXQFLOVRIWHQKDYHVWUHWFKHG
UHVRXUFHVZHKDYHFRQVLGHUHGLILWLVDSSURSULDWHWRVHWDFRQVLVWHQWVWUXFWXUHIRUIHHVWR
SURSRQHQWV RWKHUWKDQFRXQFLOSURSRQHQWV 7KLVFRXOGEHGRQHWKURXJKSRWHQWLDORSWLRQVEDVHG
RQWKHIROORZLQJREMHFWLYHV
x FRVWUHFRYHU\IRUWKHUH]RQLQJDXWKRULW\ZLWKRXWFUHDWLQJDEDUULHUWRHQWU\IRUUH]RQLQJ
DSSOLFDWLRQVWKDWKDYHVWUDWHJLFPHULW
x UHDVRQDEOHQHVVIRUSURSRQHQWV IHHVDOLJQHGZLWKDFWXDOUH]RQLQJDXWKRULW\FRVWVLQFOXGLQJ
UHIXQGRIIHHVQRWH[SHQGHG 
x WUDQVSDUHQF\DQGSUHGLFWDELOLW\ SURSRQHQWVDEOHWRHDVLO\HVWLPDWHIHHVZLWKFRXQFLOVDEOH
WREXGJHWIRUTXDOLW\VWDIIDQGV\VWHPLPSURYHPHQWV 
x HDVHRIDGPLQLVWUDWLRQ DGPLQLVWUDWLRQPLQLPLVHGE\OLPLWLQJGLVFUHWLRQHVWLPDWLRQRU
UHFRUGLQJRIDVVHVVPHQWWLPHE\DUH]RQLQJDXWKRULW\ 

6FRSLQJIHHV
$Q\VFRSLQJIHHVWUXFWXUHZRXOGUHTXLUHDSURSRQHQWWRSD\DIL[HGIHHEDVHGRQWKHDSSOLFDWLRQ
FDWHJRU\ LINQRZQ ZKHQWKHVFRSLQJPHHWLQJLVUHTXHVWHGDQGDVFRSLQJUHSRUWLVVXEPLWWHGWR
WKHUH]RQLQJDXWKRULW\IRUSUHOLPLQDU\IHHGEDFN$OWHUQDWLYHO\WKHIHHZRXOGEHSD\DEOHZKHQWKH
UH]RQLQJDXWKRULW\FRQILUPVWKHFDWHJRU\
7KHIHHZRXOGFRYHUWKHUH]RQLQJDXWKRULW\¶VFRVWVIRUDQ\DFWLYLW\GXULQJVFRSLQJLQFOXGLQJ
FRQVXOWDWLRQZLWKVWDWHDJHQFLHVDQGSURYLGLQJZULWWHQIHHGEDFN
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$VVHVVPHQWIHHV
$Q\DVVHVVPHQWIHHVWUXFWXUHZRXOGUHTXLUHWKHSURSRQHQWWRSD\DIHHDWORGJHPHQW7KLVZRXOG
FRYHUWKHFRVWVRIWKHPHULWDVVHVVPHQWDQGDQ\DVVRFLDWHGZRUNWRPDNHWKHSODQ:HDUH
FRQVLGHULQJRSWLRQV

Option 1: Fixed assessment fees
x $VVHVVPHQWIHHVDUHIL[HGE\WKHUH]RQLQJDXWKRULW\EDVHGRQWKHFDWHJRU\RIUH]RQLQJ
DSSOLFDWLRQDQGGLYLGHGLQWRVXEFDWHJRULHVEDVHGRQWKHFRPSOH[LW\RIWKHUH]RQLQJ
DSSOLFDWLRQ
x 6XEFDWHJRULHVDUHEDVHGRQWKHH[WHQWRIFKDQJHWR]RQLQJDQGRUGHYHORSPHQWVWDQGDUGV
E\ORFDWLRQDQGVLWHDUHDDORQJZLWKRWKHUPDWWHUVWKDWFRPSOLFDWHWKHDVVHVVPHQWSURFHVV
VXFKDVZKHWKHUDSURSRVDOLQFOXGHVD93$ )RUH[DPSOHDVWDQGDUGUH]RQLQJDSSOLFDWLRQ
WKDWSURSRVHVD]RQHFKDQJHDQGDVLJQLILFDQWLQFUHDVHLQKHLJKWRIEXLOGLQJDQGIORRUVSDFH
UDWLRFRXOGDWWUDFWDKLJKHUIHHWKDQDVWDQGDUGUH]RQLQJDSSOLFDWLRQWKDWRQO\VHHNVDQ
DGGLWLRQDOSHUPLWWHGXVHRUDPLQRULQFUHDVHWRWKHKHLJKWRIEXLOGLQJDQGIORRUVSDFHUDWLR
x 1RIHHVZRXOGEHFKDUJHGIRUDQ\RWKHUDVVRFLDWHGFRVWVVXFKDVFRQVXOWDQWIHHVIRUSHHU
UHYLHZV
x ,IDUH]RQLQJDSSOLFDWLRQLVZLWKGUDZQDIWHUORGJHPHQWWKHSURSRQHQWFRXOGEHHQWLWOHGWRD
VHWSHUFHQWDJHUHIXQGRIIHHVGHSHQGLQJRQWKHVWDJHWKHUH]RQLQJDSSOLFDWLRQUHDFKHV
x 7KLVRSWLRQSURYLGHVFHUWDLQW\IRUSURSRQHQWVDQGOHVVHQVWKHDGPLQLVWUDWLYHEXUGHQIRU
UH]RQLQJDXWKRULWLHV+RZHYHULWPD\QRWDOZD\VUHVXOWLQDFWXDOFRVWVEHLQJUHFRYHUHG

Option 2: Variable assessment fees
x $VVHVVPHQWIHHVDUHEDVHGRQWKHHVWLPDWHGFRVWVDUH]RQLQJDXWKRULW\ZRXOGLQFXURQD
FDVHE\FDVHEDVLVGHSHQGLQJRQWKHFDWHJRU\RIUH]RQLQJDSSOLFDWLRQVWDIIWLPHLQ
VFRSLQJPHHWLQJVDQGDIRUZDUGHVWLPDWHRIVWDIIKRXUVUHTXLUHGWRDVVHVVWKHUH]RQLQJ
DSSOLFDWLRQ
x $VVRFLDWHGFRVWVZRXOGEHFKDUJHGWRWKHSURSRQHQWEDVHGRQDFWXDOFRVWVLQFXUUHG
x ,IDUH]RQLQJDSSOLFDWLRQLVZLWKGUDZQSRVWORGJHPHQWWKHSURSRQHQWFRXOGEHHQWLWOHGWRD
UHIXQGRIIHHVQRW\HWH[SHQGHGE\WKHUH]RQLQJDXWKRULW\
x 7KLVRSWLRQZLOODFKLHYHDFWXDOFRVWUHFRYHU\EXWZLOOEHWLPHFRQVXPLQJWRDGPLQLVWHUDQG
XQFHUWDLQIRUSURSRQHQWV

Option 3: Fixed and variable assessment fees



x $VVHVVPHQWIHHVKDYHDIL[HGDQGYDULDEOHFRPSRQHQW7KHIL[HGIHHZRXOGEHFKDUJHG
XSIURQWEDVHGRQWKHFDWHJRU\RIUH]RQLQJDSSOLFDWLRQ VLPLODUWRRSWLRQ ,QDGGLWLRQD
YDULDEOHIHHLVFKDUJHGRQFHWKHUH]RQLQJDSSOLFDWLRQLVILQDOLVHGEDVHGRQDFWXDOVWDII
KRXUVWKDWH[FHHGWKHFRVWVFRYHUHGE\WKHIL[HGIHH
x 7RUHGXFHWKHULVNRIQRQSD\PHQWRIWKHYDULDEOHIHHFRPSRQHQWSURSRQHQWVRIFRPSOH[
UH]RQLQJDSSOLFDWLRQVFRXOGEHUHTXLUHGWRSURYLGHDEDQNJXDUDQWHHDWORGJHPHQW
x $VVRFLDWHGFRVWVZLOOEHFKDUJHGWRWKHSURSRQHQWEDVHGRQWKHDFWXDOFRVWVLQFXUUHG
x 7KLVRSWLRQZLOODFKLHYHDFWXDOFRVWUHFRYHU\DQGEHOHVVWLPHFRQVXPLQJWRDGPLQLVWHUDQG
PRUHFHUWDLQIRUSURSRQHQWVWKDQRSWLRQ DOWKRXJKOHVVVRWKDQRSWLRQ 
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What do you think?
'RZHQHHGDFRQVLVWHQWVWUXFWXUHIRUUH]RQLQJDXWKRULW\IHHVIRUUH]RQLQJDSSOLFDWLRQV"
:KDWFRVWFRPSRQHQWVQHHGWREHLQFRUSRUDWHGLQWRDIHHVWUXFWXUHWRHQVXUHFRXQFLOVFDQHPSOR\
WKHULJKWVWDIIDQGDSSO\WKHULJKWV\VWHPVWRHIILFLHQWO\DVVHVVDQGGHWHUPLQHDSSOLFDWLRQV"
6KRXOGWKHIHHVWUXFWXUHEHOLPLWHGWRLGHQWLI\LQJIRUZKDWKRZDQGZKHQUH]RQLQJDXWKRULWLHVFDQ
FKDUJHIHHVRUVKRXOGLWH[WHQGWRHVWDEOLVKLQJDIHHVFKHGXOH"
:KDWLV\RXUIHHGEDFNDERXWWKHRSWLRQVSUHVHQWHGDERYH"
6KRXOGIHHUHIXQGVEHDYDLODEOHLIDSURSRQHQWGHFLGHVQRWWRSURJUHVVDUH]RQLQJDSSOLFDWLRQ",I
VRZKDWUHIXQGWHUPVVKRXOGDSSO\":KDWVKRXOGQRWEHUHIXQGHG"

3ODQQLQJJXDUDQWHH
$SODQQLQJJXDUDQWHHZDVLQWURGXFHGLQWRWKH8.SODQQLQJV\VWHPLQ,WSURYLGHVIRUDIHH
UHIXQGLIFRXQFLOVWDNHWRRORQJWRDVVHVVWKHHTXLYDOHQWRIDGHYHORSPHQWDSSOLFDWLRQDQGZRUNVWR
HQFRXUDJHWKHWLPHO\SURJUHVVRIDSSOLFDWLRQV(YHQZKHUHDIHHUHIXQGLVJLYHQDVVHVVPHQWDQG
GHWHUPLQDWLRQRIWKHDSSOLFDWLRQFRQWLQXHV
:HDUHORRNLQJDWPHFKDQLVPVIRUUH]RQLQJDXWKRULWLHVWRGHWHUPLQHUH]RQLQJDSSOLFDWLRQVPRUH
HIILFLHQWO\ZKLOHEHLQJWUDQVSDUHQWDQGJLYLQJSURSRQHQWVFHUWDLQW\$VSDUWRIWKLVZHKDYH
FRQVLGHUHGWKHSRWHQWLDOIRUDSODQQLQJJXDUDQWHHVFKHPHLQ16:
:HKDYHFRQVLGHUHGHOHPHQWV
x The assessment clock±ZKHQWKHFORFNVWDUWVDQGVWRSVGXULQJWKHUH]RQLQJDSSOLFDWLRQ
SURFHVV
x Timing±KRZORQJWKHFORFNVKRXOGUXQEHIRUHDSURSRQHQWLVHQWLWOHGWRDIHHUHIXQG
x Refund amount±WKHSHUFHQWDJHRUFRPSRQHQWRIIHHVWREHUHIXQGHG
x Extension of time agreements(EoT) ±WKHDELOLW\IRUDUH]RQLQJDXWKRULW\DQGSURSRQHQW
WRDJUHHRQDORQJHUWLPHIUDPH
:HGHYHORSHGDSRWHQWLDOSODQQLQJJXDUDQWHHRSWLRQE\DSSO\LQJWKH8.PRGHOWRRXURZQV\VWHP
ZLWKWKHHOHPHQWVDOLJQLQJZLWKWKHQHZDSSURDFKDQGSRWHQWLDOIHHVWUXFWXUHRSWLRQV
x The assessment clockVWDUWVRQFHWKHSURSRQHQWVXEPLWVWKHUHVSRQVHWRVXEPLVVLRQV
DQGDQ\DPHQGHGUH]RQLQJDSSOLFDWLRQWRWKHUH]RQLQJDXWKRULW\IRUDVVHVVPHQWDQG
ILQDOLVDWLRQ
x TimingLVEDVHGRQWKHDVVHVVPHQWILQDOLVDWLRQWLPHIUDPHVIRUWKDWFDWHJRU\RIUH]RQLQJ
DSSOLFDWLRQ VHH7DEOH±$VVHVVPHQWILQDOLVDWLRQWLPHIUDPHV DQGDUHWKHVDPHDV
GHHPHGUHIXVDOWLPHIUDPHVGLVFXVVHGXQGHU3DUW&1HZDSSHDOVSDWKZD\V
x Refund amountZKHWKHUIXOORUDSRUWLRQDQGVWDJHGVRWKDWWKHORQJHUDUH]RQLQJ
DXWKRULW\WDNHVWKHKLJKHUWKHUHIXQG WKLVFRXOGPHDQIRUH[DPSOHDQDGGLWLRQDO
UHIXQGIRUHYHU\ZHHNWKHUH]RQLQJDXWKRULW\GRHVQRWPHHWWKHGHWHUPLQDWLRQWLPHIUDPH 
x EoTs ZRXOGEHUHTXLUHGLILWEHFRPHVFOHDUWKDWPRUHWLPHLVJHQXLQHO\UHTXLUHG(R7
UHTXHVWVDQGDJUHHPHQWVZRXOGEHLQZULWLQJDQGDJUHHGWREHIRUHWKHHQGRIWKH
GHWHUPLQDWLRQWLPHIUDPH2QO\RQH(R7FDQEHDJUHHGWRDQGWKHH[WHQVLRQFDQQRWEH
ORQJHUWKDQWKHRULJLQDOILQDOLVDWLRQWLPHIRUWKDWFDWHJRU\RIUH]RQLQJDSSOLFDWLRQ
7KHIROORZLQJGLDJUDPVKRZVKRZWKHSODQQLQJJXDUDQWHHZRXOGILWZLWKLQWKHUH]RQLQJDSSOLFDWLRQ
SURFHVV
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Figure 7. Example of planning guarantee timeframes in rezoning process


What do you think?
'RZHQHHGDIUDPHZRUNWKDWHQDEOHVSURSRQHQWVWRUHTXHVWDIHHUHIXQGLIDUH]RQLQJDXWKRULW\
WDNHVWRRORQJWRDVVHVVDUH]RQLQJDSSOLFDWLRQ"
,IVRZKDWPLWLJDWLRQPHDVXUHV IRUH[DPSOHVWRSWKHFORFNSURYLVLRQVRUUHIXVLQJDSSOLFDWLRQVWR
DYRLGJLYLQJIHHUHIXQGV ZRXOGEHQHFHVVDU\WRSUHYHQWDUH]RQLQJDXWKRULW\IURPKDYLQJWRSD\
UHIXQGVIRUGHOD\VLWFDQ¶WFRQWURO"
,IQRWZKDWRWKHUPHDVXUHVFRXOGHQFRXUDJHDXWKRULWLHVWRSURFHVVUH]RQLQJDSSOLFDWLRQV
SURPSWO\"
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Part C: New
appeals pathways
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Introduction
$VSDUWRIWKHVHRYHUDOOUHIRUPVZHDUHFRQVLGHULQJDQHZDSSHDOVSDWKZD\IRUSODQQLQJ
SURSRVDOV
7KHUHDUHFXUUHQWO\ZD\VWKDWGHFLVLRQVFDQEHUHYLHZHG
x A rezoning review ±$QDSSHDOWRWKHUHOHYDQWSODQQLQJSDQHOVZKHUHWKHUHLVGHOD\RUD
FRXQFLOKDVGHFLGHGQRWWRIRUZDUGDSODQQLQJSURSRVDOIRUJDWHZD\GHWHUPLQDWLRQ
x A gateway review±$QDSSHDOWRWKH,QGHSHQGHQW3ODQQLQJ&RPPLVVLRQZKHUHDFRXQFLO
RUSURSRQHQWLVGLVVDWLVILHGZLWKWKHJDWHZD\GHWHUPLQDWLRQ
%RWKWKHVHUHYLHZVDUHQRQVWDWXWRU\LQWKDWWKH\DUHQRWVSHFLILFDOO\JRYHUQHGE\WKH(3 $$FW
7KH\KDSSHQUHODWLYHO\HDUO\LQWKHRYHUDOOUH]RQLQJSURFHVVZKLFKPHDQVWKHUHLVQRRSSRUWXQLW\
IRUDUHYLHZRUDSSHDOWRZDUGVRUDWWKHHQGRIWKHSURFHVV±PDNLQJWKHILQDOGHFLVLRQEH\RQG
TXHVWLRQ
7KHUHDUHEHQHILWVWRVRPHIRUPRIDSSHDOPHFKDQLVPDWWKHHQGRIWKHSURFHVV
x 7KHRSSRUWXQLW\WRDSSHDOZKHUHWKHUHLVDGHOD\HQFRXUDJHVGHFLVLRQPDNHUVWRDVVHVV
DQGGHWHUPLQHDSSOLFDWLRQVSURPSWO\
x $QDSSHDORQWKHILQDOGHFLVLRQGHOLYHUVDUHDODQGSUDFWLFDORXWFRPHLIVXFFHVVIXO IRU
H[DPSOHDQ/(3DPHQGPHQW ZKHUHDVUHYLHZVDSSHDOVHDUOLHULQWKHSURFHVVRQO\PRYHD
SURSRQHQWDVWHSIRUZDUGLQWKHSURFHVV
x :ULWWHQGHFLVLRQVDERXWDQDSSHDOVXFKDVDMXGJPHQWDGGVVFUXWLQ\WRWKHGHFLVLRQPDNLQJ
SURFHVV7KLVFDQJXLGHDQGLPSURYHIXWXUHGHFLVLRQPDNLQJDVSULQFLSOHVDUHGHYHORSHG
RUKLJKOLJKWZKHUHWKHUHDUHJDSVRULQFRQVLVWHQFLHVLQVWUDWHJLFSODQQLQJGRFXPHQWV
x 7KHDSSHDOSURFHVVFDQLPSURYHSXEOLFYLVLELOLW\RIGHFLVLRQPDNLQJDQGLQFUHDVHVWKH
DFFRXQWDELOLW\RIGHFLVLRQPDNHUV
2XUSURSRVHGDSSURDFKZLOOLQFOXGHDUHYLHZRSSRUWXQLW\IRUSULYDWHSURSRQHQWVDWWKHHQGRIWKH
SURFHVVLISURJUHVVKDVEHHQGHOD\HGRULIWKHSURSRQHQWLVGLVVDWLVILHGZLWKWKHILQDOGHFLVLRQ
3URSRQHQWVZLOOKDYHDFHUWDLQWLPHIUDPHZLWKLQZKLFKWRORGJHDQDSSHDOVLPLODUWRWKHULJKWWR
DSSHDODGHFLVLRQDERXWWKHPHULWRIDGHYHORSPHQWDSSOLFDWLRQ
:HGRQRWSURSRVHDOORZLQJDQDSSHDOWRSXEOLFDXWKRULWLHVVXFKDVFRXQFLOVRUVWDWHRZQHG
FRUSRUDWLRQVPremier’s Memorandum M1997-26 Litigation Involving Government Authorities,
DOWKRXJKQRWVWULFWO\DSSO\LQJWRDOOSXEOLFDXWKRULWLHVGLVFRXUDJHVOLWLJDWLRQEHWZHHQSXEOLF
DXWKRULWLHV5DWKHURWKHUDYHQXHVVXFKDVWKH3ODQQLQJ'HOLYHU\8QLWFRXOGUHVROYHGLVSXWHV
EHWZHHQWKHGHSDUWPHQWDQGRWKHUSXEOLFDXWKRULWLHV
$QDSSHDOEDVHGRQDGHOD\ZRXOGEHDYDLODEOHRQFHVHWWLPHIUDPHVKDYHSDVVHGOLNHDµGHHPHG
UHIXVDO¶RIDGHYHORSPHQWDSSOLFDWLRQ8QGHURXUSURSRVHGDSSHDOSDWKZD\WKHGHHPHGUHIXVDO
SHULRGZRXOGEHJLQRQFHDSURSRQHQWORGJHVWKHLUILQDOUH]RQLQJDSSOLFDWLRQRUFRQILUPVWKDWQR
FKDQJHVDUHUHTXLUHGDQGUHVSRQGVWRVXEPLVVLRQVDIWHUH[KLELWLRQ
7KHGHHPHGUHIXVDOSHULRGZRXOGEHEDVHGRQWKHFDWHJRU\RIUH]RQLQJDSSOLFDWLRQDVVKRZQLQ
7DEOHDERYH
7KLVSURSRVHGSDWKZD\ZLOODOORZWKHUHYLHZERG\WRORRNDWWKHILQDOGHFLVLRQDQGFRQVLGHULID
GLIIHUHQWGHFLVLRQRXJKWWREHPDGH
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2SWLRQV
:HKDYHDOUHDG\GLVFXVVHGDPHULWDSSHDOULJKWWRWKH/DQGDQG(QYLURQPHQW&RXUWZLWK
VWDNHKROGHUV:KLOHWKH/DQGDQG(QYLURQPHQW&RXUWLVWKHSULPDU\LQVWLWXWLRQLQ16:IRUUHVROYLQJ
HQYLURQPHQWDODQGSODQQLQJGLVSXWHVVWDNHKROGHUIHHGEDFNSURPSWHGXVWRFRQVLGHUDQDSSHDOWR
WKH,QGHSHQGHQW3ODQQLQJ&RPPLVVLRQDVDQDOWHUQDWLYH
$/DQGDQG(QYLURQPHQW&RXUWPHULWDSSHDOFRXOGRSHUDWHVLPLODUO\WRGHYHORSPHQWDSSOLFDWLRQ
PHULWDSSHDOVZLWKDQRSSRUWXQLW\IRUFRQFLOLDWLRQDQGDILQDOKHDULQJLIDQDJUHHPHQWFDQQRWEH
UHDFKHG7KHFRXUWZRXOGKDYHSRZHUVWRPDNHDQ\GHFLVLRQVUHTXLUHGWRILQDOLVHWKHSURFHHGLQJV
$SSHDOVWRWKH,QGHSHQGHQW3ODQQLQJ&RPPLVVLRQZLOOUHTXLUHXVWRGHYHORSDQHZSURFHVV
DOORZLQJYDULRXVSDUWLHVWRSUHVHQWWKHLUSRVLWLRQDQGQHZSURFHGXUHVUHODWLQJWRDPHQGPHQWVWR
UH]RQLQJDSSOLFDWLRQVRUKHDULQJIURPWKHSXEOLF7KLVSURFHVVFRXOGEHVLPLODUWRWKHGHWHUPLQDWLRQ
SURFHVVIRUVWDWHVLJQLILFDQWGHYHORSPHQWZLWKDSSURSULDWHFKDQJHVWRDFFRXQWIRULWEHLQJDUHYLHZ
IXQFWLRQDQGWRDOORZWKHFRPPLVVLRQWRPDNHWKHILQDOGHFLVLRQRQDUH]RQLQJDSSOLFDWLRQ
,QGXVWU\JURXSVJHQHUDOO\VXSSRUWDQDSSHDOVSDWKZD\7KH\ZDQWJUHDWHUFHUWDLQW\WKDWSURSRVDOV
WKDWDUHVWUDWHJLFDOO\DOLJQHGDQGDGGUHVVFRPPXQLW\QHHGVFDQEHDSSURYHGLQDPHFKDQLVPWKDW
LVDSROLWLFDO
+RZHYHUWKHUHDUHFRQFHUQVDERXWWKHFRVWDQGFRPSOH[LW\RI/DQGDQG(QYLURQPHQW&RXUW
SURFHHGLQJVZKLFKPD\QRWEHVXLWHGWRVWUDWHJLFSODQQLQJ6RPHLQGXVWU\VWDNHKROGHUVVXSSRUWHG
FRQVLGHUDWLRQRIDQRQMXGLFLDOSDWKZD\VXFKDVWKH,QGHSHQGHQW3ODQQLQJ&RPPLVVLRQ
&RXQFLOVDUHFRQFHUQHGWKDWDQ\SURSRVHGDSSHDOVSDWKZD\ZRXOGDGGH[WUDSUHVVXUHDQGWLPH
7KH\IHHOWKHLQFUHDVHLQFRVWVWLPHDQGVSHFXODWLRQZRXOGXQGHUPLQHVWUDWHJLFSODQQLQJ
:HKDYHRXWOLQHGDGYDQWDJHVDQGGLVDGYDQWDJHVEHORZ
Table 5. Land and Environment Court
Advantages

Disadvantages

x

(VWDEOLVKHGSURFHVVHVDQGSURFHGXUHV
UHODWLQJWRPHULWUHYLHZFRXOGEHDGDSWHG

x

([LVWLQJZLGHUHDFKLQJSRZHUVHQDEOHLWWR
FRQVLGHUIUHVKHYLGHQFHDQGH[HUFLVH
QHFHVVDU\SRZHUV

x

2SSRUWXQLW\IRUFRQFLOLDWLRQDOORZVSDUWLHVWR
GLVFXVVDQGUHVROYHLVVXHV

x

3RWHQWLDOOHJDOSURFHHGLQJVDUHDVWURQJ
GHWHUUHQWDJDLQVWGHOD\RUSRRUGHFLVLRQ
PDNLQJ

x

&DQEHFRVWO\DQGWLPHFRQVXPLQJ±OHJDO
UHSUHVHQWDWLRQLVQRWPDQGDWRU\EXWLV
FRPPRQ

x

1RKLVWRULFDOGHDOLQJVZLWKWKHPHULWRI
VWUDWHJLFSODQQLQJGHFLVLRQVDQGPD\QRW
FXUUHQWO\KDYHWKHH[SHUWLVH

x

$GYHUVDULDOSURFHVVPD\QRWEHVXLWHGWR
UH]RQLQJV

x

7KHFRXUWPD\KDYHDQLVVXHLQWHUYHQLQJLQ
WKHPDNLQJRIDQ/(3EHLQJDIRUPRI
GHOHJDWHGOHJLVODWLRQ ZKLFKLVWKHUROHRI
WKH0LQLVWHUIRU3ODQQLQJDQG3XEOLF
6SDFHV 
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Table 6. Independent Planning Commission
Advantages

Disadvantages

x

/LNHO\WREHTXLFNHUDQGFKHDSHU

x

x

0RUHIOH[LEOHSURFHGXUHDQGOHVV
DGYHUVDULDOPHDQLQJZHFDQWDLORUDQHZ
SURFHVVWRVWUDWHJLFSODQQLQJGHFLVLRQV

:RXOGEHDVLJQLILFDQWVKLIWLQRSHUDWLRQV
UHTXLULQJUHVRXUFLQJ

x

0D\QRWKDYHWKHH[SHUWLVHWRGHDOZLWK
VWUDWHJLFSODQQLQJGHFLVLRQV

x

1RRSSRUWXQLW\IRUFRQFLOLDWLRQ±WRPDLQWDLQ
DQHIILFLHQWSURFHVVPD\QHHGWROLPLW
RSSRUWXQLWLHVIRUFKDQJHVWRSURSRVDOVDQG
IUHVKLQIRUPDWLRQRQUHYLHZ

x

$SSURSULDWHO\LQGHSHQGHQWIURP
JRYHUQPHQWWRUHYLHZJRYHUQPHQW
GHFLVLRQV

What do you think?
'R\RXWKLQNSXEOLFDXWKRULWLHV LQFOXGLQJFRXQFLOV VKRXOGKDYHDFFHVVWRDQDSSHDO"
:KLFKRIWKHVHRSWLRQV±WKH/DQGDQG(QYLURQPHQW&RXUWRUWKH,QGHSHQGHQW3ODQQLQJ
&RPPLVVLRQ RURWKHUQRQMXGLFLDOERG\ ±GR\RXEHOLHYHZRXOGEHPRVWDSSURSULDWH"
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Implementation
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Implementing the new approach
2XUIRFXVLQWKLVGLVFXVVLRQSDSHULVWRVHHNIHHGEDFNRQWKHFRQFHSWVRUSULQFLSOHVRIWKHQHZ
DSSURDFKUDWKHUWKDQWKHPHDQVRIFDUU\LQJLWRXW2QFHLWLVFOHDUZKLFKRIWKHSURSRVHGHOHPHQWV
ZLOOKDYHWKHJUHDWHVWEHQHILWZHZLOOXVHZKDWZH¶YHKHDUGWRGHWHUPLQHKRZZHZLOOSXWWKHQHZ
DSSURDFKLQWRDFWLRQ
$SSO\LQJWKHQHZDSSURDFKFRXOGLQYROYHERWKOHJLVODWLYHDQGQRQOHJLVODWLYHFKDQJHV
:HFRXOGLPSOHPHQWWKHSURSRVHGQHZDSSURDFKXVLQJH[LVWLQJOHJLVODWLYHSURYLVLRQVDORQJZLWK
RWKHUH[LVWLQJPHFKDQLVPVVXFKDV
x
x
x
x
x

PLQLVWHULDOGLUHFWLRQVWRPDNHDVVHVVPHQWFRQVLGHUDWLRQVPRUHFHUWDLQ
GHOHJDWLRQWRHPSRZHUGHFLVLRQPDNHUV
GHSDUWPHQWDOVHFUHWDU\¶VUHTXLUHPHQWVWRPDNHDSSOLFDWLRQUHTXLUHPHQWVFOHDU
DPHQGPHQWVWRWKH6WDQGDUG,QVWUXPHQWWRVWDQGDUGLVHFRPPRQDPHQGPHQWV
QHZUHJXODWLRQVWRSURYLGHPRUHFHUWDLQW\LQWKHDJHQF\HQJDJHPHQWSURFHVV

7KLVZRXOGEHVXSSRUWHGZLWKRWKHUSROLF\DQGJXLGDQFHPDWHULDO
%\XVLQJWKHH[LVWLQJVWDWXWRU\IUDPHZRUNWKHUHIRUPVDUHQHFHVVDULO\PRUHOLPLWHGLQVFRSH
$OHJLVODWLYHDSSURDFKZRXOGLQYROYHDPHQGLQJWKH(3 $$FWLQDGGLWLRQWRWKHPHFKDQLVPV
GHVFULEHGDERYH7KLVDOORZVJUHDWHURSSRUWXQLW\DQGIOH[LELOLW\LQDQ\UHIRUP,PSRUWDQWO\
OHJLVODWLYHFKDQJHZRXOGEHQHHGHGWRDOORZDUH]RQLQJDSSOLFDWLRQWREHDSSHDOHGLQWKH/DQGDQG
(QYLURQPHQW&RXUW
7KHLPSOHPHQWDWLRQRIWKHQHZDSSURDFKZLOOEHVXSSRUWHGZLWKSROLF\JXLGDQFHDQGHGXFDWLRQIRU
LQGXVWU\DQGFRXQFLOVWRHQVXUHDVPRRWKWUDQVLWLRQDQGPLQLPLVHGLVUXSWLRQDQGXQFHUWDLQW\7KHUH
ZLOODOVREHRSSRUWXQLW\IRUFRXQFLOVWRDGMXVWWKHLUSURFHVVHVDQGUHVRXUFLQJ

16:3ODQQLQJ3RUWDOLPSURYHPHQWV
:HZLOOQHHGWRLQFUHDVHWKHFDSDELOLW\DQGXVHRIWKH16:3ODQQLQJ3RUWDOIRUWULJJHULQJUHIHUUDOV
VWDQGDUGLVLQJUHTXLUHPHQWVDQGHQVXULQJDFFRXQWDELOLW\DQGWUDQVSDUHQF\
0XFKRIWKLVZRUNLVXQGHUZD\LQFOXGLQJWKHDELOLW\WRORGJHDSODQQLQJSURSRVDORQOLQHZKLFK
EHJDQLQWKHPLGGOHRI
7KHGHSDUWPHQW¶VH3ODQQLQJWHDPZLOOFRQWLQXHWRLQFUHDVHWKHFDSDELOLWLHVRIWKHSRUWDODQGDGMXVW
WKHV\VWHPWRDFFRXQWIRUFKDQJHVWRWKHSURFHVV

16:'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG(QYLURQPHQW_
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POLICY NO:

22/2017-2020

LEGISLATIVE
REQUIREMENTS

&RXQFLO¶V&RGHRI&RQGXFW DQG WKH 2IILFHRI/RFDO*RYHUQPHQW 0RGHO
&RGHRI&RQGXFW 

RESPONSIBILITY:

)RUZDUG3ODQQLQJ

OBJECTIVE:

7R DUWLFXODWH &RXQFLO¶V H[SHFWDWLRQV ZLWK UHVSHFW WR QHZ SODQQLQJ SURSRVDOV
DQG WR HVWDEOLVK D FOHDU WUDQVSDUHQW DQG HTXLWDEOH IUDPHZRUN ZLWKLQ ZKLFK
SODQQLQJSURSRVDOSURSRQHQWVFDQDGGUHVV&RXQFLOORUVGXULQJWKHDVVHVVPHQW
SURFHVV

REVIEW

:LWKLQWKHILUVWPRQWKVRIHDFKWHUPRI&RXQFLORUDVUHTXLUHG
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Introduction

7KLVSROLF\LVNQRZQ DV The Hills Shire Council Planning Proposal Policy µWKHSROLF\¶  ,W DSSOLHVWRDOO
3ODQQLQJ3URSRVDO$SSOLFDWLRQVORGJHGZLWK&RXQFLOIURP-XO\DQGZDV DGRSWHGE\UHVROXWLRQRI
WKH&RXQFLORQ-XO\
7KHREMHFWLYHRIWKLVSROLF\LVWRDUWLFXODWH&RXQFLO¶VH[SHFWDWLRQVZLWKUHVSHFWWRQHZSODQQLQJSURSRVDOV
DQGWRHVWDEOLVKDFOHDUWUDQVSDUHQWDQGHTXLWDEOHIUDPHZRUNZLWKLQZKLFKSODQQLQJSURSRVDOSURSRQHQWV
FDQDGGUHVV&RXQFLOORUVGXULQJWKHDVVHVVPHQWSURFHVV


2.

Terms and Definitions

Act PHDQVWKHEnvironmental Planning and Assessment Act 1979 16: 

Council PHDQV7KH+LOOV6KLUH&RXQFLO

Environmental Planning Instrument KDV WKH VDPH PHDQLQJ DV WKH $FW
Instrument change PHDQV D FKDQJH WR DQ (QYLURQPHQWDO 3ODQQLQJ ,QVWUXPHQW
Minister PHDQV WKH 0LQLVWHU IRU 3ODQQLQJ DQG 3XEOLF 6SDFHV 1HZ 6RXWK :DOHV
Regulations PHDQWKHEnvironmental Planning and Assessment Regulation 2000.
Planning Proposal Application PHDQVDQDSSOLFDWLRQSUHSDUHGDQGORGJHGZLWK&RXQFLOZKLFKVHHNV
WRIDFLOLWDWHDQ,QVWUXPHQW&KDQJHLQDFFRUGDQFHZLWKWKH16: 'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG
(QYLURQPHQW¶Vµ$ Guide to Preparing Planning 3URSRVDOV¶

Proponent PHDQVDSHUVRQZKRKDVVRXJKWDFKDQJHWRDQHQYLURQPHQWDOSODQQLQJLQVWUXPHQW


3.

Key Strategic Considerations and Assessment Criteria


a) Strategic Context 
$OO 3ODQQLQJ 3URSRVDOV ZLOO EH DVVHVVHG DJDLQVW WKH VWUDWHJLF IUDPHZRUN WKDW LV LQ IRUFH DW WKH WLPH RI
DVVHVVPHQW7RGHPRQVWUDWHVWUDWHJLFPHULWDQDSSOLFDWLRQPXVWHVWDEOLVKFRQVLVWHQF\ZLWKWKHIROORZLQJ
6WUDWHJLF3ODQQLQJGRFXPHQWVLQFOXGLQJEXWQRWOLPLWHGWR

z *UHDWHU6\GQH\5HJLRQ3ODQµ$0HWURSROLVRI7KUHH&LWLHV¶ IRXQGKHUH 
z &HQWUDO&LW\'LVWULFW3ODQ IRXQGKHUH 
z 6HFWLRQ0LQLVWHULDO'LUHFWLRQV IRXQGKHUH 
z &RXQFLO¶V/RFDO6WUDWHJLF3ODQQLQJ6WDWHPHQW IRXQGKHUH 
z 1RUWK:HVW5DLO/LQN&RUULGRU6WUDWHJ\DQGUHODWHG6WUXFWXUH3ODQV IRXQGKHUH 
z +LOOV&RUULGRU6WUDWHJ\ IRXQGKHUH DQG
z 3UHFLQFW3ODQV IRXQGKHUH 

:KHUHDSURSRVDOVHHNVWRMXVWLI\DQLQFRQVLVWHQF\ZLWKDQ\RIWKHDERYH3ODQVDQG6WUDWHJLHVLWPXVW
FOHDUO\ HVWDEOLVK KRZ WKH SURSRVDO ZLOO UHVXOW LQ D VXSHULRU SODQQLQJ RXWFRPH DQG FRPPXQLW\ EHQHILW
3ODQQLQJ 3URSRVDOV VKRXOG DOVR LQGLFDWH KRZ WKH\ JLYH HIIHFW WR WKH RXWFRPHV DQG VWUDWHJLHV ZLWKLQ
&RXQFLO¶V&RPPXQLW\6WUDWHJLF3ODQ

b) Assessment of Infrastructure Demand
3URSRQHQWV PXVW XQGHUWDNH DQ DVVHVVPHQW RI WKH FDSDFLW\ RI ORFDO UHJLRQDO DQG VWDWH LQIUDVWUXFWXUH
LGHQWLI\ VROXWLRQV RSSRUWXQLWLHV WR DGGUHVV DQ\ LQIUDVWUXFWXUH VKRUWIDOOV DQG HVWDEOLVK D PHFKDQLVP IRU
IDLU DQG UHDVRQDEOH FRQWULEXWLRQV WR EH PDGH WKDW DUH SURSRUWLRQDWH WR WKH GHPDQG IRU DGGLWLRQDO
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LQIUDVWUXFWXUHJHQHUDWHGE\WKHSURSRVHGXSOLIW

:KHUH SODQQLQJ SURSRVDOV DUH VHHNLQJ XSOLIW EH\RQG FXUUHQW SODQQLQJ FRQWUROV 3URSRQHQWV PXVW
GHPRQVWUDWHWKDWVDWLVIDFWRU\DUUDQJHPHQWVDUHLQSODFHWRDGGUHVVDGGLWLRQDOGHPDQGIRUORFDODQG6WDWH
LQIUDVWUXFWXUH7KLVLQFOXGHV EXWLVQRWOLPLWHGWR 

D  3DVVLYHDQGDFWLYHRSHQVSDFH
E  &RPPXQLW\IDFLOLWLHV
F  (GXFDWLRQDOHVWDEOLVKPHQWV
G  7UDIILFDQGWUDQVSRUWLQIUDVWUXFWXUHDQG
H  'UDLQDJHDQG:DWHU0DQDJHPHQW


4.
Pre-Lodgement Discussions

,WLVVWURQJO\UHFRPPHQGHGWKDWDOO3URSRQHQWVPHHWZLWK&RXQFLO¶V)RUZDUG3ODQQLQJ7HDPWRREWDLQ
SUHOLPLQDU\ IHHGEDFN DQG VXEPLVVLRQ UHTXLUHPHQWV SULRU WR ORGJLQJ D SODQQLQJ SURSRVDO DSSOLFDWLRQ
0HHWLQJVVKRXOGEHKHOGHDUO\LQWKHSODQQLQJSKDVHDQGFDQEHDUUDQJHGE\FRQWDFWLQJWKH)RUZDUG
3ODQQLQJ7HDPRQ

5.
Planning Proposal Process

)LJXUHVKRZVWKHNH\VWHSVLQWKH3ODQQLQJ3URSRVDO$SSOLFDWLRQSURFHVV
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Figure 1
5HTXHVWWR3UHSDUH3ODQQLQJ3URSRVDO$VVHVVPHQW3URFHVV
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6.
Local Planning Panel 

$ 3ODQQLQJ 3URSRVDO LV UHTXLUHG WR EH UHIHUUHG WR WKH 3DQHO LQ DFFRUGDQFH ZLWK WKH (QYLURQPHQWDO
3ODQQLQJDQG$VVHVVPHQW$FW 3ODQQLQJ3URSRVDOVDUHUHIHUUHGWR7KH+LOOV/RFDO 3ODQQLQJ3DQHO
IRUDGYLFHRQO\LQDFFRUGDQFHZLWK&RXQFLO¶V2SHUDWLRQDO*XLGHOLQHV IRXQGKHUH 

$V WKH 3DQHO KDV DQ DGYLVRU\ UROH RQO\ DQG QR GHWHUPLQDWLRQV DUH PDGH 3DQHO PHHWLQJV DUH KHOG ³in
camera´DQGDUHQRWRSHQWRWKHSXEOLFRUSURSRQHQWV7KHPDNLQJRIGHFLVLRQVZLWKUHVSHFWWR3ODQQLQJ
3URSRVDOV E\ WKH (OHFWHG &RXQFLO ZLOO EH KHOG LQ SXEOLF LQ DFFRUGDQFH ZLWK &RXQFLO¶V DGRSWHG &RGH RI
0HHWLQJ3UDFWLFH

7KH3DQHO¶VDGYLFHRQ3ODQQLQJ3URSRVDOVZLOOEHSXEOLVKHGRQ&RXQFLO¶VZHEVLWHZLWKLQEXVLQHVVGD\V
IROORZLQJWKHHOHFWURQLFGHWHUPLQDWLRQDQGZLOOEHSURYLGHGWR&RXQFLOZKHQGHWHUPLQLQJZKHWKHURUQRWD
3ODQQLQJ3URSRVDOVKRXOGSURFHHGWR*DWHZD\'HWHUPLQDWLRQ



7.

Opportunities for Proponents to Address Councillors

3URSRQHQWV ZLOO EH SURYLGHG ZLWK RSSRUWXQLWLHV WR DGGUHVV &RXQFLOORUV ZLWK UHVSHFW WR WKHLU 3ODQQLQJ
3URSRVDO$SSOLFDWLRQDWWKHIROORZLQJVWDJHVLQWKH3ODQQLQJ3URSRVDO$SSOLFDWLRQDVVHVVPHQWSURFHVV
LGHQWLILHGLQUHG 

Figure 2
(QJDJHPHQW2SSRUWXQLWLHVWKURXJKRXW3ODQQLQJ3URSRVDO3URFHVV




2SSRUWXQLWLHV WR DGGUHVV &RXQFLOORUV ZLOO EH DGPLQLVWHUHG DQG UHJXODWHG LQ DFFRUGDQFH ZLWK WKH
IROORZLQJUHTXLUHPHQWVDQGSDUDPHWHUV

A.
Councillor Workshop - Following Lodgement of a Planning Proposal Application
)ROORZLQJWKHORGJHPHQWRIDQHZ3ODQQLQJ3URSRVDO$SSOLFDWLRQ3URSRQHQWVZLOOEHLQYLWHGWRSURYLGH
DVKRUWSUHVHQWDWLRQWR&RXQFLOORUVDWD&RXQFLOORU:RUNVKRSVXEMHFWWRWKHIROORZLQJ

 &RXQFLOORU:RUNVKRSVDUHJHQHUDOO\KHOGRQWKHILUVW7XHVGD\RIHDFKPRQWK

 3URSRQHQWVZLOOJHQHUDOO\EHDGYLVHGRIWKHRSSRUWXQLW\WRSUHVHQWZHHNVSULRUWRWKHVFKHGXOHG
&RXQFLOORU:RUNVKRSKRZHYHUWKHDJHQGDIRUHDFK:RUNVKRSPD\EHVXEMHFWWRFKDQJH

 3UHVHQWDWLRQVZLOOEHOLPLWHGWRDPD[LPXPRIPLQXWHV




 %DVHGRQWKHWLPHDYDLODEOHWKHQXPEHURISDUWLFLSDQWVUHSUHVHQWLQJWKHSURSRQHQWLVWREHNHSWWR
DPLQLPXPZLWKWKHH[SHFWDWLRQWKDWQRPRUHWKDQIRXU  DWWHQGHHVLVDSSURSULDWH




$QHOHFWURQLFFRS\RIDOOSUHVHQWDWLRQPDWHULDOPXVWEHSURYLGHGWR&RXQFLORIILFHUVQROHVVWKDQ
ZHHNVSULRUWRWKH&RXQFLOORU:RUNVKRSWRHQDEOHIRUGLVWULEXWLRQRIWKHPDWHULDOWR&RXQFLOORUV,I
SUHVHQWDWLRQPDWHULDOLVQRWSURYLGHGDWWKLVWLPHWKHSUHVHQWDWLRQPD\EHUHVFKHGXOHGIRUDODWHU
:RUNVKRSDQG

 &RXQFLOORUVZLOOKDYHWKHRSSRUWXQLW\WRDVNTXHVWLRQVRID3URSRQHQWIROORZLQJHDFKSUHVHQWDWLRQ

&RXQFLOORU:RUNVKRSV DUH IRU LQIRUPDWLRQ SXUSRVHV RQO\ DQG DUH QRW D IRUXP LQ ZKLFK GHFLVLRQV DUH
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PDGH 'HFLVLRQV RQ SODQQLQJ PDWWHUV DUH PDGH LQ SXEOLF DW &RXQFLO PHHWLQJV IROORZLQJ GHWDLOHG
DVVHVVPHQWRIWKHSURSRVDODQGSUHSDUDWLRQRIDUHSRUWWR&RXQFLOE\&RXQFLORIILFHUV

$WWKHRSHQLQJRIHDFK&RXQFLOORU:RUNVKRSWKH0D\RUVKDOOUHDGWKHIROORZLQJVWDWHPHQW

Councillor Workshops are for information purposes only and are not a forum in which decisions
are made. Decisions on planning matters are made in public at Council meetings following
detailed assessment of the proposal and preparation of a report to Council by Council officers.
Councillors must ensure that no action, statement or communication conveys any suggestion of a
pre-determined view on a planning matter or willingness to provide concessions or preferential
treatment to individual Proponents. Any such action, statement or communication may result in a
Councillor being disqualified from making a decision on that planning matter.

B.
Ordinary Council Meeting – Pre-Gateway Determination
3URSRQHQWVKDYHWKHRSSRUWXQLW\WRDGGUHVV&RXQFLOGXULQJDSXEOLF&RXQFLOPHHWLQJSULRUWRWKH &RXQFLO
PDNLQJ D GHFLVLRQ RQ ZKHWKHU RU QRW D 3ODQQLQJ 3URSRVDO VKRXOG EH IRUZDUGHG WR WKH 'HSDUWPHQW RI
3ODQQLQJ,QGXVWU\DQG(QYLURQPHQWIRU*DWHZD\'HWHUPLQDWLRQ

&RXQFLOZLOOEHSURYLGHGZLWKDUHSRUWRQWKH3ODQQLQJ3URSRVDO$SSOLFDWLRQSUHSDUHGE\&RXQFLO RIILFHUV
DQG 3URSRQHQWV ZLOO KDYH WKH RSSRUWXQLW\WR DGGUHVV &RXQFLO GXULQJ WKH PHHWLQJ LQ DFFRUGDQFH ZLWK
&RXQFLO¶VDGRSWHG&RGHRI0HHWLQJ3UDFWLFH

C.
Councillor Workshop – Following Consultation and Public Exhibition
:KHUH D 3ODQQLQJ 3URSRVDO UHFHLYHV D *DWHZD\ 'HWHUPLQDWLRQ DQG SURFHHGV WR FRQVXOWDWLRQ ZLWK
SXEOLFDXWKRULWLHVDQGSXEOLFH[KLELWLRQ3URSRQHQWV ZLOOEHLQYLWHGWR SURYLGHDIXUWKHUSUHVHQWDWLRQWR
&RXQFLOORUVDWD&RXQFLOORU:RUNVKRSIROORZLQJWKHFRPSOHWLRQRIWKHFRQVXOWDWLRQSHULRG

7KLV RSSRUWXQLW\ ZRXOG DOORZ 3URSRQHQWV WR DGGUHVV LVVXHV UDLVHG GXULQJ WKH FRQVXOWDWLRQ SHULRG E\
SXEOLFDXWKRULWLHVRUWKHFRPPXQLW\DQGZRXOGEHVXEMHFWWRWKHIROORZLQJ

 &RXQFLOORU:RUNVKRSVDUHJHQHUDOO\KHOGRQWKHILUVW7XHVGD\RIHDFKPRQWK

 3URSRQHQWVZLOOJHQHUDOO\EHDGYLVHGRIWKHRSSRUWXQLW\WRSUHVHQWZHHNVSULRUWRWKHVFKHGXOHG
&RXQFLOORU:RUNVKRSKRZHYHUWKHDJHQGDIRUHDFK:RUNVKRSPD\EHVXEMHFWWRFKDQJH

 3UHVHQWDWLRQVZLOOEHOLPLWHGWRDPD[LPXPRIPLQXWHV

 %DVHGRQWKHWLPHDYDLODEOHWKHQXPEHURISDUWLFLSDQWVUHSUHVHQWLQJWKHSURSRQHQWLVWREHNHSWWR
DPLQLPXPZLWKWKHH[SHFWDWLRQWKDWQRPRUHWKDQIRXU  DWWHQGHHVLVDSSURSULDWH

 $QHOHFWURQLFFRS\RIDOOSUHVHQWDWLRQPDWHULDOPXVWEHSURYLGHGWR&RXQFLORIILFHUVQROHVVWKDQ
ZHHNVSULRUWRWKH&RXQFLOORU:RUNVKRSWRHQDEOHIRUGLVWULEXWLRQRIWKHPDWHULDOWR&RXQFLOORUV,I
SUHVHQWDWLRQPDWHULDOLVQRWSURYLGHGDWWKLVWLPHWKHSUHVHQWDWLRQPD\EHUHVFKHGXOHGIRUDODWHU
:RUNVKRSDQG

 &RXQFLOORUVZLOOKDYHWKHRSSRUWXQLW\WRDVNTXHVWLRQVRID3URSRQHQWIROORZLQJHDFKSUHVHQWDWLRQ

&RXQFLOORU:RUNVKRSV DUH IRU LQIRUPDWLRQ SXUSRVHV RQO\ DQG DUH QRW D IRUXP LQ ZKLFK GHFLVLRQV DUH
PDGH 'HFLVLRQV RQ SODQQLQJ PDWWHUV DUH PDGH LQ SXEOLF DW &RXQFLO PHHWLQJV IROORZLQJ GHWDLOHG
DVVHVVPHQWRIWKHSURSRVDODQGSUHSDUDWLRQRIDUHSRUWWR&RXQFLOE\&RXQFLORIILFHUV

$WWKHRSHQLQJRIHDFK&RXQFLOORU:RUNVKRSWKH0D\RUVKDOOUHDGWKHIROORZLQJVWDWHPHQW

Councillor Workshops are for information purposes only and are not a forum in which decisions
are made. Decisions on planning matters are made in public at Council meetings following
detailed assessment of the proposal and preparation of a report to Council by Council officers.
Councillors must ensure that no action, statement or communication conveys any suggestion of a
pre-determined view on a planning matter or willingness to provide concessions or preferential
treatment to individual Proponents. Any such action, statement or communication may result in a
Councillor being disqualified from making a decision on that planning matter.
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Ordinary Council Meeting – Post-Exhibition Consideration of Planning Proposal

3URSRQHQWV KDYH WKH RSSRUWXQLW\ WR DGGUHVV &RXQFLO GXULQJ D SXEOLF &RXQFLO PHHWLQJ ZKHQ &RXQFLO
FRQVLGHUVWKHRXWFRPHVRIWKHFRQVXOWDWLRQSHULRGSULRUWRWKH&RXQFLOPDNLQJDGHFLVLRQRQZKHWKHU
RUQRWD3ODQQLQJ3URSRVDOVKRXOGSURFHHGWRILQDOLVDWLRQ

&RXQFLOZLOOEHSURYLGHGZLWKDUHSRUWRQWKH3ODQQLQJ3URSRVDODQGRXWFRPHVRIWKHFRQVXOWDWLRQ
SHULRGSUHSDUHGE\&RXQFLORIILFHUVDQG3URSRQHQWVZLOOKDYHWKHRSSRUWXQLW\WR DGGUHVV&RXQFLO
GXULQJWKHPHHWLQJLQDFFRUGDQFHZLWK&RXQFLO¶VDGRSWHG&RGHRI0HHWLQJ3UDFWLFH

E.
Councillor Workshop – Strategically Significant or Substantially Revised
Proposals



$3URSRQHQWPD\EHLQYLWHGWRSUHVHQWDUHYLVHGSURSRVDODWD&RXQFLOORU:RUNVKRSDWDQ\SRLQWZLWKLQ
WKH3ODQQLQJ3URSRVDODVVHVVPHQWSURFHVVZKHUHWKH0D\RUGHWHUPLQHVWKDW
D  WKHSURSRVDOLVRIDVLJQLILFDQWVFDOHRUVWUDWHJLFVLJQLILFDQFHWRZDUUDQWDQDGGLWLRQDO
SUHVHQWDWLRQWR&RXQFLOORUVRU

E  WKH H[WHQW RI UHYLVLRQV WR D SURSRVDO DUH VXFK WKDW LW LV QR ORQJHU VXEVWDQWLDOO\ WKH VDPH
SURSRVDODVRULJLQDOO\SUHVHQWHGWR&RXQFLOORUVDWDSUHYLRXV&RXQFLOORU:RUNVKRS



8.

Community Participation 

&RQVXOWDWLRQ ZLWK WKH &RPPXQLW\ ZLOO EH XQGHUWDNHQ LQ DFFRUGDQFH ZLWK UHTXLUHPHQWV XQGHU WKH
Environmental Planning and Assessment Act 1979 WKH Environmental Planning and Assessment
Regulations 2000DQG&RXQFLO¶VDGRSWHG&RPPXQLW\3DUWLFLSDWLRQ3ODQ

:KHUHSRVVLEOHD 3ODQQLQJ3URSRVDO ZLOOEH H[KLELWHGFRQFXUUHQWO\ ZLWKDQ\ DVVRFLDWHGGUDIW9ROXQWDU\
3ODQQLQJ$JUHHPHQWRUGUDIW'HYHORSPHQW&RQWURO3ODQ


9.
Probity and Proper Conduct 

,Q DFFRUGDQFH ZLWK WKH 6WDWHPHQW RI %XVLQHVV (WKLFV &RXQFLO ZLOO HQVXUH DOO LWV EXVLQHVV UHODWLRQVKLSV
DUH HWKLFDO IDLU DQG FRQVLVWHQW  $Q\RQH µGRLQJ EXVLQHVV ZLWK &RXQFLO¶ LQFOXGLQJ DOO DSSOLFDQWV SROLWLFDO
OREE\LVWVFRQVXOWDQWVDQGRZQHUV PXVWDFWHWKLFDOO\IDLUO\DQGKRQHVWO\LQDOOGHDOLQJVZLWKWKH&RXQFLO
(QJDJHPHQWZLWK&RXQFLOORUVRU&RXQFLO2IILFHUVVKRXOGEHXQGHUWDNHQLQDFFRUGDQFHZLWKWKH6WDWHPHQW
RI%XVLQHVV(WKLFVDQGWKLV3ODQQLQJ3URSRVDO3ROLF\

,QDFFRUGDQFH ZLWKWKH(QYLURQPHQWDO3ODQQLQJDQG $VVHVVPHQW$FW SROLWLFDOGRQDWLRQVDQGJLIWV
DUH WR EH GLVFORVHG ZKHQ SODQQLQJ SURSRVDOV DUH ORGJHG DQG DW DQ\ SRLQW GXULQJ WKH SURFHVV LI DQ\
FRPSRQHQWRIWKHGLVFORVXUHFKDQJHVGXULQJWKLVSHULRG

,QDFFRUGDQFHZLWK&RXQFLO¶V&RGHRI&RQGXFW&RXQFLOORUVDUHUHTXLUHGWRHQVXUHWKDWODQGXVHSODQQLQJ
GHFLVLRQVDUHSURSHUO\PDGHLQDIDLUDQGWUDQVSDUHQWPDQQHU'HFLVLRQVRQSODQQLQJPDWWHUVDUHPDGH
LQWKHSXEOLF&RXQFLO0HHWLQJIRUXP

7KH &RGH RI &RQGXFW DQG WKH 6WDWHPHQW RI %XVLQHVV (WKLFV DUH DYDLODEOH RQ &RXQFLO¶V ZHEVLWH $Q\
FRQFHUQVUHODWLQJWR3URELW\RU&RQGXFWVKRXOGEHGLUHFWHGWRWKH&RXQFLO¶V3XEOLF2IILFHURQ
WKH&RXQFLO¶V*HQHUDO0DQDJHURUDQ\*URXS0DQDJHUE\WHOHSKRQHRULQZULWLQJ

10.

Associated Documents

6WUDWHJLF'RFXPHQWV
z *UHDWHU6\GQH\5HJLRQ3ODQµ$0HWURSROLVRI7KUHH&LWLHV¶ IRXQGKHUH 
z &HQWUDO&LW\'LVWULFW3ODQ IRXQGKHUH 
z 6HFWLRQ0LQLVWHULDO'LUHFWLRQV IRXQGKHUH 
z &RXQFLO¶V/RFDO6WUDWHJLF3ODQQLQJ6WDWHPHQW IRXQGKHUH 
z 1RUWK:HVW5DLO/LQN&RUULGRU6WUDWHJ\DQGUHODWHG6WUXFWXUH3ODQV IRXQGKHUH 
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z
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+LOOV&RUULGRU6WUDWHJ\ IRXQGKHUH DQG
3UHFLQFW3ODQV IRXQGKHUH 

&RXQFLO'RFXPHQWV
z 3ROLWLFDO'RQDWLRQVDQG'LVFORVXUHV)RUP IRXQGKHUH 
z &RPPXQLW\3DUWLFLSDWLRQ3ODQ IRXQGKHUH 
z )HHVDQG&KDUJHV IRXQGKHUH 
z 6WDWHPHQWRI%XVLQHVV(WKLFV IRXQGKHUH 
z &RXQFLO¶V&RGHRI&RQGXFW IRXQGKHUH DQG
z &RXQFLO¶V/RFDO3ODQQLQJ3DQHO2SHUDWLRQDO*XLGHOLQHV IRXQGKHUH 


11.

Appendices

$SSHQGL[±3ODQQLQJ3URSRVDO$SSOLFDWLRQ)RUPDQG&KHFNOLVW
$SSHQGL[±,QGLFDWLYH7LPHIUDPHVIRU3ODQQLQJ3URSRVDOV
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Planning Proposal
Application Form
Appendix 1 – Planning Proposal Application
Made under the NSW Environmental Planning and Assessment Act 1979.
About this form
Use this form to lodge a Planning Proposal to amend The Hills Local Environmental Plan (LEP), which may include
associated amendments to The Hills Development Control Plan (DCP) 2012. This is a public document and may be
made available to the community upon request.
How to lodge this form
7SLHZLLUZ\YLHSSMPLSKZOH]LILLUJVTWSL[LK[OPZMVYTT\Z[ILZ\ITP[[LKHZWHY[VMH7SHUUPUN7YVWVZHSWHJRHNL
Essential information:)LMVYL`V\ILNPULUZ\YL[OH[`V\YLHK[OL7SHUUPUN7YVWVZHS7VSPJ`7SLHZLUV[L[OH[H
7SHUUPUN7YVWVZHSWYLSVKNLTLU[TLL[PUNZOV\SKILJVUK\J[LKWYPVY[VSVKNPUN`V\Y7SHUUPUN7YVWVZHS
@V\JHUTHRLHUHWWVPU[TLU[MVYH7SHUUPUN7YVWVZHSWYLSVKNLTLU[TLL[PUNI`JVU[HJ[PUN Council’s Forward
Planning Team on 9843 0343.

OFFICE USE ONLY
PLP No.

Fee: $

Date

Receipt No.

DETAILS OF PERSON LODGING PROPOSAL
Company/ Organisation

Title

Mr

Mrs

Ms

Miss

Other

Given Name

Family Name

Unit/ Suite No.

House No.

Street Name
:\I\YI

State

Postcode

7VZ[HSHKKYLZZ!PMKPɈLYLU[MYVTHIV]L
7YLMLYYLK*VU[HJ[!
4VIPSL5V

4VIPSL

)\ZPULZZ

,THPS
Business No.

Email Address

www.thehills.nsw.gov.au | 9843 0555
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PROPONENT DETAILS (YL`V\SVKNPUN[OPZWYVWVZHSVUILOHSMVMZVTLVULLSZL&0M`LZWSLHZLWYV]PKL[OLPYKL[HPSZ
Company/ Organisation

Title

Mr

Mrs

Ms

Miss

Other

Given Name

Family Name

Unit/ Suite No.

House No.

Street Name
:\I\YI

State

Postcode

7VZ[HSHKKYLZZ!PMKPɈLYLU[MYVTHIV]L
7YLMLYYLK*VU[HJ[!4VIPSL)\ZPULZZ,THPS
4VIPSL5V

Business No.

Email Address
NOMINATE WHO WILL RECEIVE CORROSPONDENCE RELATING TO PROPOSAL (choose one only)
Entity or Person Lodging Proposal
Proponent
LOCATION OF PROPERTY Please provide details for all properties relevant to the proposal
Street Address
:\I\YI

Postcode

Lot No. DP/ SP
OWNERS CONSENT Please attach proof of consent from all registered owners of the land
5\TILYVM6^ULYZ
Name of Owner 1
Owners Address
*VU[HJ[5\TILY
Signature

Date

Name of Owner 2
Owners Address
*VU[HJ[5\TILY
Signature

Date

www.thehills.nsw.gov.au | 9843 0555
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Name of all other owners

Owners Address
Signature

Date

DESCRIPTION OF PROPOSAL
Planning Proposal Type

General
Applications for a change
of zone and clauses or
development standards
and supporting maps

Proposed Amendments to The Hills
Local Environmental Plan 2019
(LEP 2019)

Major

Precinct

Where development costs
are >$20 million and
ZPNUPÄJHU[JVUZPKLYH[PVUVM
environmental, economic
HUK[YHɉJ[YHUZWVY[PZZ\LZ
apply

Where a proposal
applies to a land area
of 2 hectares more and
ZPNUPÄJHU[JVUZPKLYH[PVUVM
environmental, economic
HUK[YHɉJ[YHUZWVY[
issues apply

Zone

Lot Size

Floor Space Ratio

Height of Building

Additional Permitted Use
Other: (please specify)
Brief Description Of Proposed
Amendments
Brief Description of Proposed
Development
+VLZ[OLWSHUUPUNWYVWVZHSYLX\PYLHZP[LZWLJPÄJ+*7VYHUHTLUKTLU[[V;OL/PSSZ+*7@,:56

PRELODGEMENT MEETING
(7SHUUPUN7YVWVZHSWYLSVKNLTLU[TLL[PUNPZYLJVTTLUKLKWYPVY[VWYLWHYPUNHUKZ\ITP[[PUNH7SHUUPUNWYVWVZHS
(JVW`VM[OL*V\UJPSJVYYLZWVUKLUJLPUYLZWVUZL[V[OLTLL[PUNZOV\SKHSZVILWYV]PKLK^P[O[OPZHWWSPJH[PVU
Has a prelodgement meeting occurred

YES

NOWSLHZL[PJR

Meeting Date

www.thehills.nsw.gov.au | 9843 0555
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PLANNING PROPOSAL LODGEMENT CHECKLIST
4H[[LYZMVYJVUZPKLYH[PVUHYLVUHJHZLI`JHZLIHZPZ;OL7SHUUPUN7YVWVZHSWHJRHNL^PSSNLULYHSS`PUJS\KL[OL
PUMVYTH[PVUSPZ[LKILSV^KLWLUKPUNVU[OLJVTWSL_P[`UH[\YLHUKJVU[L_[VM[OL7SHUUPUN7YVWVZHS
-\Y[OLYHK]PJL^PSSILWYV]PKLK^P[OYLZWLJ[[VSVKNTLU[YLX\PYLTLU[ZHZWHY[VM[OLWYLSVKNLTLU[KPZJ\ZZPVUZ
Please ensure that you provide three (3) paper copies and one (1) electronic copy of all plans and documentation that is
relevant to your application.
Submitted

&RXQFLOWR&RQðUP

Completed Application Form
Completed Political Donations and Gifts Disclosure Form
Statement of Business Ethics
Application Fee – additional fees may apply if a DCP amendment is
YLX\PYLKYLMLY[V*V\UJPS»ZMLLZHUKJOHYNLZMVYJ\YYLU[ÄUHUJPHS`LHY
Owners Consent (all owners)*
+LZJYPW[PVUVM[OLZ\IQLJ[SHUKWYVWLY[`HUK[OLSVJHSP[`
Council Correspondence in response to the Planning Proposal
pre-lodgement meeting
Planning Proposal Report which includes and addresses the
mandatory components indicated in the Department of Planning,
0UK\Z[Y`HUK,U]PYVUTLU[»ZGuide to Preparing Planning Proposals
and Guide to Preparing Local Environmental Plans:
H

6IQLJ[P]LZHUKPU[LUKLKV\[JVTLZVM[OLWSHUUPUNWYVWVZHS

I

(
 UL_WSHUH[PVUVM[OLWYV]PZPVUZ[OH[HYL[VILHTLUKLKVY
included in The Hills Local Environmental Plan 2019

J

1
 \Z[PÄJH[PVUHUKWYVJLZZMVYPTWSLTLU[H[PVUVMWYVWVZLK
amendments and outcomes (including assessment against
YLSL]HU[:LJ[PVU 4PUPZ[LYPHS+PYLJ[PVUZQ\Z[PÄJH[PVU[OH[[OL
WYVWVZHSPZ[OLILZ[TLHUZVMHJOPL]PUN[OLKLZPYLKV\[JVTLZ
consideration of alternative options, and consideration of
relevant state, regional, and local planning strategies)

d)

Draft LEP mapping of current and proposed changes to maps

e)

Proposed community consultation (including consultation with
any relevant government agencies)

f)

Site plan drawn to scale (with north point clearly shown)
PUKPJH[PUNWO`ZPJHSMLH[\YLZZ\JOHZ[YLLZ[VWVNYHWO`L_PZ[PUN
I\PSKPUNZHUKHSSHKQVPUPUNWYVWLY[PLZHUKI\PSKPUNZ

g)

Detailed analysis of the site and surrounding locality identifying
HU`YLSL]HU[ZPNUPÄJHU[PZZ\LZ[OH[ULLK[VILHKKYLZZLKPU
considering the planning proposal (e.g. site constraints and
V[OLYKL]LSVWTLU[IHYYPLYZ

h)

Photos/ photomontages of the site and surrounding area

i)

Relevant plans and concept drawings demonstrating the
proposed amendments

Q

,
 _WSHUH[PVUVMHU`PU[LUKLKHJ[P]P[PLZMVY[OLZP[LPM[OL
planning proposal is successful and their potential impacts on
[OLZ\YYV\UKPUNHYLHLN[YHɉJHUKWHYRPUNUVPZLHTLUP[`
odour, solar access, privacy etc.)

R

+
 L[HPSZVMZ\IZ[HU[PHSW\ISPJILULÄ[[OH[^V\SKYLZ\S[MYVT[OL
planning proposal

S

+YHM[ZP[LZWLJPÄJKL]LSVWTLU[JVU[YVSWSHU
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PAGE 833

PAGE 501

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022

ORDINARY MEETING OF COUNCIL

22 FEBRUARY, 2022

Submitted

&RXQFLOWR&RQðUP

0UMYHZ[Y\J[\YL+LTHUK(UHS`ZPZ
<YIHU+LZPNU9LWVY[PUJS\KPUNI\PSKPUNTHZZPUNZOHKV^KPHNYHTZ
Development Yield Analysis (potential residential yield and employment
generation)*
;YHUZWVY[ (JJLZZPIPSP[`:[\K`PUJS\KPUNWHYRPUNWLKLZ[YPHUHUK
[YHɉJ
Ecology Report*
)\ZOÄYL(ZZLZZTLU[9LWVY[
Flood Study*
Preliminary Geotechnical Report*
*VTTLYJPHS9L[HPS=PHIPSP[`(UHS`ZPZ,JVUVTPJ0TWHJ[9LWVY[
Design Quality Statement*
Acoustic Report*
)\ZOÄYL/HaHYK(ZZLZZTLU[9LWVY[
/LYP[HNL0TWHJ[(ZZLZZTLU[
Site Contamination Assessment* (in accordance with
Ministerial Direction)
(NYPJ\S[\YHS3HUK*HWHIPSP[`3HUK<ZL*VUÅPJ[9LWVY[
Servicing Reports* – Electricity, Sewer, Water, Gas etc.
Acid Sulfate Soil Report*
Water Quality Report*
(U`V[OLYZ[\K`KLLTLKHWWYVWYPH[LVYYLX\PYLKI`*V\UJPSZ[HɈH[
a prelodgement meeting:
Please specify:
4H`ILYLX\PYLKYLX\LZ[LKHZKL[LYTPULKI`[OLWSHUUPUNWYVWVZHSH\[OVYP[`

DECLARATION


0KLJSHYL[OH[HSS[OLPUMVYTH[PVUPU[OLHWWSPJH[PVUHUKJOLJRSPZ[PZ[V[OLILZ[VMT`RUV^SLKNL[Y\LHUKJVYYLJ[



0\UKLYZ[HUK[OH[PM[OLPUMVYTH[PVUPZPUJVTWSL[L[OLHWWSPJH[PVUTH`ILYL[\YULKKLSH`LKYLQLJ[LKVYTVYL
PUMVYTH[PVUTH`ILYLX\LZ[LK



0HJRUV^SLKNL[OH[PM[OLPUMVYTH[PVUWYV]PKLKPZTPZSLHKPUNHU`HWWYV]HSNYHU[LKºTH`IL]VPK»



0OH]LZ\ITP[[LKHSSWSHUZMVYTZHUKKVJ\TLU[H[PVUHZV\[SPULKPU[OLJOLJRSPZ[

Signature(s)

Date
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2 months

C

1 month 1 month

B

D

B

5 months

2 months

D

2 months

E

D

1 month

F

E

1 month

2 months

G

3 months

G

F

1 month

H

7 months

3 months

I

1 month

G

H

H

3 months

3 months

I

I

$SSHQGL[

Note: The timelines illustrated above represent actual proposals recently completed, however it is noted that examples 2 and 3 were lodged prior to the commencement of
Local Planning Panels. Whilst these timeframes represent the processing time for typical planning proposals, each proposal is different and may have longer or shorter
assessment timeframes due to a collection of factors and circumstances.

9 months

8 months

8 months

F
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LEGEND
$ ± /RGJHPHQW
% ± &RXQFLOORU:RUNVKRS
& ± /RFDO3ODQQLQJ3DQHO
' ± &RXQFLO'HWHUPLQDWLRQ3UH*DWHZD\
( ± *DWHZD\'HWHUPLQDWLRQ
) ± &RPSOHWLRQRI3XEOLFDQG$XWKRULW\&RQVXOWDWLRQ
* ± &RXQFLO'HWHUPLQDWLRQ3RVW([KLELWLRQ
+ ± 6HQWWR'3,(IRU)LQDOLVDWLRQ
, ± 1RWLILFDWLRQ

1 month

B

2 months

E

,QGLFDWLYH7LPHIUDPHVIRU3ODQQLQJ3URSRVDOV

A

Planning Proposal Example 3
7RWDO7LPHPRQWKV

1 month

A

Planning Proposal Example 2
7RWDO7LPHPRQWKV

A

Planning Proposal Example 1
7RWDO7LPHPRQWKV
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Office of the Secretary

'HFHPEHU




'HDU*HQHUDO0DQDJHU

,DPZULWLQJWRDGYLVH\RXWKDWWKH+RQ5RE6WRNHV0LQLVWHUIRU3ODQQLQJDQG3XEOLF
6SDFHVDQG0LQLVWHUIRU7UDQVSRUWDQG5RDGVKDVUHFHQWO\PDGHWKH(QYLURQPHQWDO
3ODQQLQJDQG$VVHVVPHQW 6WDWHPHQWRI([SHFWDWLRQV 2UGHU

7KH2UGHUVHWVRXWFOHDUH[SHFWDWLRQVDVWRZKDWFRQVWLWXWHVDQHIILFLHQWDQGHIIHFWLYH
SODQQLQJV\VWHPDQGRQHWKDWEXVLQHVVDQGWKHFRPPXQLW\FDQKDYHFRQILGHQFHLQ,W
VHWVEHQFKPDUNVIRUFRXQFLOSHUIRUPDQFHLQWKHDUHDVRIGHYHORSPHQWDVVHVVPHQW
SODQQLQJSURSRVDOVDQGVWUDWHJLFSODQQLQJ$FRS\RIWKLV2UGHULVDWWDFKHG

<RXZLOODOVREHDZDUHWKDWWKH*RYHUQPHQWKDVSODFHGVLPLODUSHUIRUPDQFH
H[SHFWDWLRQVRQWKH'HSDUWPHQWRI3ODQQLQJ,QGXVWU\DQG(QYLURQPHQW WKH
'HSDUWPHQW DQGRWKHUDJHQFLHVZLWKDSSURYDOUROHVLQWKHSODQQLQJV\VWHP7KHUH
DUHDOVRQHZUHTXLUHPHQWVRQLQGXVWU\WRLPSURYHWKHWLPHOLQHVVDQGTXDOLW\RI
GHYHORSPHQWDSSOLFDWLRQV0RUHLQIRUPDWLRQDERXWWKHVHSHUIRUPDQFHH[SHFWDWLRQV
DQGUHFHQWSODQQLQJV\VWHPUHIRUPVLVDYDLODEOHDWZZZSODQQLQJQVZJRYDX3ROLF\
DQG/HJLVODWLRQ3ODQQLQJUHIRUPV3ODQQLQJ5HIRUP$FWLRQ3ODQ

'XULQJWKHODVWWZR\HDUVFRXQFLOVDQGJRYHUQPHQWDJHQFLHVKDYHEHHQZRUNLQJ
KDUGWRHQVXUHZHKDYHDQHIILFLHQWDQGHIIHFWLYHSODQQLQJV\VWHPWKDWLVDEOHWR
VXSSRUWWKHVWDWHLQLWVHFRQRPLFUHFRYHU\IURPWKH&29,'SDQGHPLF,WLVWKH
SODQQLQJV\VWHPWKDWKDVDOORZHGEXVLQHVVHVWRDGDSWDQGWKULYHWKDWKDVJLYHQ
SHRSOHWKHFRQILGHQFHWRLQYHVWLQ1HZ6RXWK:DOHVDQGWKDWKDVVXSSRUWHGMREV
DFURVVWKHHFRQRP\

,ZLVKWRDFNQRZOHGJHKRZKDUGFRXQFLOVKDYHZRUNHGGXULQJWKHSDQGHPLFWR
HQVXUHWLPHO\GHFLVLRQPDNLQJDQGLQVXSSRUWLQJWKHVLJQLILFDQWDPRXQWRISODQQLQJ
UHIRUPWKDWKDVRFFXUUHG1HZ6RXWK:DOHVQRZKDVDSODQQLQJV\VWHPWKDWLV
PDQDJHGGLJLWDOO\WKURXJKH3ODQQLQJZKLFKPDNHVFRQVHQWDXWKRULWLHVDQG
*RYHUQPHQWDJHQFLHVPRUHDFFRXQWDEOHIRUWKHLUSHUIRUPDQFH:HDOVRKDYHD
SODQQLQJV\VWHPWKDWLVLQFUHDVLQJO\VWUDWHJLFDOO\OHGDQGZKHUHWKHFRPPXQLW\FDQ
KDYHFRQILGHQFHLQWKHSODQQLQJGHFLVLRQVWKDWDUHEHLQJPDGH

$V\RXDUHDZDUHVORZGHFLVLRQPDNLQJZKHWKHUE\*RYHUQPHQWDJHQFLHVRUD
FRXQFLOLVWKHHQHP\RISXEOLFFRQILGHQFHLQWKHSODQQLQJV\VWHPDQGOHDGVWREDG
HFRQRPLFVRFLDODQGHQYLURQPHQWDORXWFRPHV7KHZRUNWKDWZHKDYHDOOGRQHRYHU
WKHODVWWZR\HDUVKDVSXWWKHSODQQLQJV\VWHPLQJRRGVWHDGDQGKDVDOORZHGIRU
QHZSHUIRUPDQFHLQGLFDWRUVWREHVHW7KHSHUIRUPDQFHLQGLFDWRUVRXWOLQHGLQWKH
0LQLVWHU¶V2UGHUVKRXOGQRWEHVHHQDVDVSLUDWLRQDOEXWDVDFKLHYDEOHDQGFULWLFDOWR
WKHHIIHFWLYHIXQFWLRQLQJRIWKHSODQQLQJV\VWHP




3DUUDPDWWD6TXDUH'DUF\6WUHHW3DUUDPDWWD16:_/RFNHG%DJ3DUUDPDWWD16:_SODQQLQJQVZJRYDX

PAGE 836

PAGE 504

ORDINARY MEETING OF COUNCIL

ORDINARY MEETING OF COUNCIL

23 AUGUST, 2022

22 FEBRUARY, 2022



7KH0LQLVWHUKDVGHFLGHGWRRXWOLQHKLVFOHDUH[SHFWDWLRQVIRUWKHSODQQLQJV\VWHPLQ
WKHDWWDFKHG2UGHUVRWKDWLQFRPLQJFRXQFLOORUVDUHDZDUHRIWKHLPSRUWDQFHRIDQ
HIILFLHQWDQGHIIHFWLYHSODQQLQJV\VWHPLQVXSSRUWLQJDVWURQJHFRQRP\DQGGHOLYHULQJ
EHWWHUSODFHV,WLVDOVRLPSRUWDQWWRQRWHWKDWIRUWKHILUVWWLPHLQFRPLQJFRXQFLOORUV
ZLOOEHSURYLGHGDQLQGXFWLRQRQWKHSODQQLQJDQGWKHLUUROHLQHQVXULQJWKHSODQQLQJ
V\VWHPDVHIILFLHQWO\DVSRVVLEOH$FFRUGLQJO\,ZRXOGHQFRXUDJH\RXWRWDEOHWKLV
OHWWHUDQG2UGHUDW\RXUILUVWDYDLODEOHFRXQFLOPHHWLQJ

,ORRNIRUZDUGWRFRQWLQXLQJWRZRUNSURGXFWLYHO\ZLWK\RXLQPHHWLQJWKHVH
SHUIRUPDQFHLQGLFDWRUV$VDOZD\VWKH'HSDUWPHQWLVKHUHWRDVVLVW\RXLI\RXIHHO
\RXKDYHDQ\LVVXHVLQPHHWLQJDQ\RIWKHVHH[SHFWDWLRQV$VDOZD\VIHHOIUHHWR
UHDFKRXWWRWKH3ODQQLQJ'HOLYHU\8QLWRUWKH'HSDUWPHQW¶VUHJLRQDOSODQQLQJWHDPV
LI\RXUFRXQFLOQHHGVIXUWKHUVXSSRUWRUJXLGDQFH%\FRQWLQXLQJWRZRUNWRJHWKHU,
DPVXUHZHZLOOEHDEOHWREXLOGDVWURQJHUPRUHUHVLOLHQWHFRQRP\DQGDSODQQLQJ
V\VWHPWKDWPHHWVWKHH[SHFWDWLRQVRIEXVLQHVVDQGWKHFRPPXQLW\

<RXUVVLQFHUHO\




.LHUVWHQ)LVKEXUQ
Secretary


Encl. Environmental Planning and Assessment (Statement of Expectations) Order 2021
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