
Page i 

     

 
 

 
 
 
 
 
 
 

 

SUBMISSION TO THE 
PARLIAMENTARY STANDING COMMITTEE  

ON PUBLIC WORKS 
 

 

PROPOSED DEVELOPMENT AND CONSTRUCTION  
OF  

HOUSING FOR DEFENCE 
AT 

VOYAGER POINT NSW (FORMERLY EAST HILLS BARRACKS) 

 
 
 
 
 
 

 
 
 

 
 

rowes
Typewritten Text
Submission No. 001   (Voyager Point)  Date: 18/03/2010

rowes
Stamp

rowes
Rectangle



Page ii 

Proposed Development and Construction of Housing for Defence at Voyager Point NSW March 2010 

  

TABLE OF CONTENTS  

IDENTIFICATION OF THE NEED 1 

1 PROJECT OBJECTIVES 1 

2 HISTORICAL BACKGROUND 1 

3 THE NEED 2 

4 DESCRIPTION OF THE PROPOSAL 3 

5 OTHER OPTIONS CONSIDERED 4 

6 REASONS FOR SELECTING THE PREFERRED OPTION 4 

7 ENVIRONMENTAL CONSIDERATIONS 4 

8 HERITAGE CONSIDERATIONS 8 

9 STAKEHOLDER CONSULTATION 9 

10 REVENUE 11 

TECHNICAL INFORMATION 12 

11 LOCATION 12 

12 PROJECT SCOPE 12 

13 SITE SELECTION 13 

14 SITE DESCRIPTION 13 

15 ZONING AND APPROVALS 13 

16 DETAILS OF LAND ACQUISITION 14 

17 CODES AND STANDARDS 14 

18 PLANNING AND DESIGN CONCEPTS 15 

19 ACOUSTICS 20 

20 WATER AND ENERGY CONSERVATION MEASURES 20 

21 MASTER AND SITE PLANNING CONSIDERATIONS 20 

22 PROVISION FOR PEOPLE WITH DISABILITIES 23 

23 HERITAGE CONSIDERATIONS 24 

24 COMMUNITY FACILITIES 24 

25 FIRE PROTECTION AND SECURITY MEASURES 25 

26 OCCUPATIONAL HEALTH AND SAFETY 26 

27 LANDSCAPING 26 

28 CONSULTATION WITH AUTHORITIES 26 

29 IMPACT ON THE LOCAL COMMUNITY 27 

30 PROJECT COSTS 28 

31 PROJECT DELIVERY SYSTEM 28 

32 PROJECT SCHEDULE 29 

 

 



Page iii 

Proposed Development and Construction of Housing for Defence at Voyager Point NSW March 2010 

  

Supplementary Information.............. .. ..........................................29 

 

ITEM 1.  SITE LOCATION MAP 

 2.  SUB-DIVISION LAYOUT  

 3.  VEGETATION MANAGEMENT 

 4.  ZONING MAP  

 5.  LETTER FROM DIRECTOR RELOCATIONS AND HOUSING 

 6.  LETTER FROM DEFENCE FAMILIES AUSTRALIA 

 7.  HOUSING TYPOLOGIES 

 8.  STORMWATER MANAGEMENT  PLAN 

 9.  ELECTRICAL SUPPLY  ROUTE 

 10. MICROCLIMATE 

 11. LOT ORIENTATION 

 12. TRANSPORT NETWORK 

 13. BUSHFIRE PROTECTION PLAN 

 14. LANDSCAPE PLAN 

 15. DHA DESIGN AND CONSTRUCTION SPECIFICATION 

 
 



Page iv 

Proposed Development and Construction of Housing for Defence at Voyager Point NSW March 2010 

  

List of Abbreviations and Acronyms 
 
ADF Australian Defence Force 
ARI Average Recurrence Interval  
APZ Asset protection zone 
BES Bushfire and Environmental Services 
DA Development Approval 
Defence Department of Defence 
DCP 2.8 Development Control Plan 2008 Part 2.8  
DHA Defence Housing Australia  
DHF Defence Housing Forecast 
EER Energy Efficiency Rating 
EPBC Act Commonwealth Environment Protection & Biodiversity Conservation 

Act 1999 
FSC Federal Safety Commission 
GLALC Gandangara Local Aboriginal Land Council 
GMREP Greater Metropolitan Regional Environmental Plan  
HLA HLA Envirosciences Pty Ltd 
LCC Liverpool City Council 
LEP Local Environment Plan  
LLEP 2008 Liverpool Local Environment Plan 2008  
NatHERS Nationwide Housing Energy Rating Scheme  
PB Parsons Brinckerhoff PB 
PWC Parliamentary Standing Committee on Public Works  
RA Rent allowance 
SLB Sale and lease back  
VMP Vegetation Management Plan  
VPA Voluntary Planning Agreement VPA 
WELS Water Efficiency Labeling and Standards 



Page 1 

Proposed Development and Construction of Housing for Defence at Voyager Point NSW Feb 2010 
     

IDENTIFICATION OF THE NEED 

1 PROJECT OBJECTIVES 

1.1 In this submission, Defence Housing Australia (DHA) seeks approval 

from the Parliamentary Standing Committee on Public Works (PWC) to 

develop a 15.74 hectare site in the Sydney south western suburb of 

Voyager Point, NSW.  See site location map at Supplementary Item 1. 

1.2 The objective of the Project is to:   

1.2.1 Develop the greenfield site, initially producing a serviced, 120 lot 

subdivision, with potential to yield 137 dwellings. 

1.2.2 Provide 59 modern community standard dwellings for the Department 

of Defence (Defence), comprising 25 detached houses and 34 semi -

detached duplexes in part satisfaction of the forecast housing 

requirements of Australian Defence Force (ADF) members serving in 

the Liverpool area, and particularly at Holsworthy Army Base, 

Holsworthy, Sydney. 

1.2.3 The remaining lots surplus to Defence provisioning requirements will 

be sold to the public. 

 

2 HISTORICAL BACKGROUND 

2.1 The subject site, formerly known as East Hills Army Barracks, was 

originally acquired for Defence purposes in 1913 and was most likely 

used for field training.   

2.2 In the 1950s a migrant hostel was constructed on the site.  These 

buildings were subsequently converted into army barracks for soldier 

accommodation, including some married quarters.  In 1999 the site was 

used to accommodate refugees from Kosovo and later East Timor.  

Finally, in 2000, the site was used for Operation Gold, the Olympics 

security operation.   
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2.3 Between 2000 and 2002, Defence demolished the above-ground 

structures and decommissioned all the services on and to the site.  It 

was purchased by DHA in May 2003.   

 

3 THE NEED 

3.1 There are currently about 880 Defence members with dependents who 

reside in the Liverpool area.  The majority of these personnel work at the 

Holsworthy Army Base.  

3.2 DHA currently manages about 831 dwellings in and around Liverpool, with 

about 10 per cent of families in private rental situations receiving rent 

allowance (RA). 

3.3 Table 1 below depicts the housing situation for Defence personnel in the 

Liverpool area.  The current Defence Housing Forecast (DHF) (2009/10-

2018/19) indicates a reduction of 356 SR’s in this region over the 10 year 

period. Notwithstanding this reduction, owing to the expiry of existing leases 

and the need to replace houses that do not meet the Defence housing 

standard that was introduced in July 2007, there is a requirement for an 

additional 65 dwellings between 2012/13 and 2013/14.  The proposal is for 

the development of Voyager Point to contribute the bulk of this new housing 

requirement.  It is expected that housing in this area will be popular with 

ADF members owing to its close proximity to the Holsworthy Base, 

motorway and public transport. 
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Financial Year 2009-10 2010-11 2011-12 2012-13 2013-14 Total 

Defence Housing Forecast 879 840 517 520 523 __ 

OPENING STOCK 831 794 720 551 508 __ 

Subtract lease expiries & 
disposals of sub-standard stock 

76 127 228 95 79 605 

New direct leases 0 0 0 0 0 0 

Conversions and 
options on existing 
leases 

39 53 59 27 3 181 

Direct purchase of 
existing properties 

0 0 0 0 0 0 

Constructions    25 40 65 

New 
housing  

Total additions 39 53 59 52 43 246 

CLOSING STOCK1 794 720 551 508 472 __ 

Table 1 : DHA Housing Requirements for Liverpool Region 

 

4 DESCRIPTION OF THE PROPOSAL 

4.1 The proposal is to develop the 15.74 hectare site into a 120 lot subdivision 

for detached dwellings, with potential to yield 137 dwellings by constructing 

duplex dwellings on selected lots.  The construction of duplex dwellings 

would be subject to further Liverpool City Council (LCC) approval. 

4.2 The project will provide 59 modern community standard dwellings for 

Defence, comprising 25 detached houses and 34 semi detached duplexes.  

The remaining 78 lots that will be surplus to Defence provisioning 

requirements will be sold to the public. 

4.3 Further details of the proposal are found in the second part of this 

submission under the heading ‘Technical Information’.  The Subdivision 

layout at Supplementary Item 2 also refers. 

 

                                                
1
 The closing stock numbers differ from the DHF numbers by an amount equal to the buffer stock 

and the number of members in private rentals and receiving Rent Allowance. 
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5 OTHER OPTIONS CONSIDERED 

5.1 In order to meet ADF operational and Defence housing requirements, DHA 

uses a variety of delivery methods, including on-base and off-base 

construction, direct purchase, and various leasing arrangements.  

Consideration of these methods for the Liverpool area is as follows: 

5.1.1 On-base construction is not possible on nearby Holsworthy Barracks, as 

there is no suitable site. 

5.1.2 Direct purchase of dwellings is used to acquire stock, but such dwellings 

of the standard required by Defence are not available in the required 

locations and numbers.   The five year program depicted in Table 1 has 

no provision for direct purchases. 

5.1.3 Leasing is used extensively by DHA, but most leases are created 

through DHA’s sale and lease back (SLB) program.   The five year 

program depicted in Table 1 has no provision for direct leases.   

 

6 REASONS FOR SELECTING THE PREFERRED OPTION  

6.1 In locations such as Liverpool where there is a high level of inherent 

Defence demand, constructed housing delivered through bulk procurement 

contracts is usually the most cost effective provisioning option.  DHA is an 

experienced land developer with the ability to develop housing estates and 

contract out the construction of houses, with eventual sale through the SLB 

program.  Moreover, control over the housing design enables DHA to deliver 

housing that is geared to Defence requirements in terms of the house 

specification and delivery time.  The five year program shown at Table 1 has 

65 constructions, including the 59 planned for the Voyager Point site. 

 

7 ENVIRONMENTAL CONSIDERATIONS  

7.1 The subject site includes bushland that is part of a significant corridor of 

native vegetation with associated habitat values. Several walking tracks, 
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including the Wetland Walk, Mangrove Walk, Eucalypt Walk and Creek 

Walk cross through this bushland and can be accessed from the site.   

7.2 The site falls within the Georges River Catchment.  The New South Wales 

Greater Metropolitan Regional Environmental Plan (GMREP) No.2 – 

Georges River Catchment aims to protect the water quality of the Georges 

River and its tributaries and the environmental quality of the whole 

catchment.  The GMREP No.2 sets out general planning principles to 

achieve its aim. These planning principles have been incorporated in the 

LCC Development Control Plan 2008 Part 2.8  (DCP 2.8)2 which applies to 

the subject site and includes: 

• Protecting aquatic vegetation, fauna and ecology. 

• Retaining natural water bodies and wetlands. 

• Maintaining and enhancing the natural ecology of the wetland. 

• Protecting the river bank and riparian zone from accelerated erosion. 

• Protecting and enhancing the riparian vegetation. 

• Controlling sedimentation and pollution of Williams Creek and the 

wetland. 

• Encouraging public access to Williams Creek. 

• Ensuring effective stormwater management. 

• Embellishing the amenity of Williams Creek and the wetland. 

7.3 A number of studies and management plans have been prepared to enable 

the development to comply with DCP 2.8 and thus ensure minimal or no 

harm to the environmentally significant parts of the site and adjoining sites. 

These include Flora and Fauna Surveys, a Stormwater Management Plan, 

Landscape Plans and a Vegetation Management Plan (VMP).  These plans 

form the basis of a Voluntary Planning Agreement (VPA) signed by DHA 

and LCC, in which DHA agrees to remediate the vegetation in ecologically 

sensitive areas (see paragraph 7.4.1), establish an ecologically sound 

                                                
2
 DCP 2.8 is a part of the overarching Liverpool Local Environmental Plan (LLEP) 2008 and 

specifically applies to the Voyager Point site. 
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drainage system for the site (see paragraph 7.7) and if found necessary 

(paragraph 7.6), decontaminate the site. The basis of the VPA is that 

management of the E2 and SP Drainage zones, referred to in the VMP as 

‘designated areas’, will be handed back to LCC at the completion of the 

project. 

7.4 Flora.   

7.4.1 A flora and fauna assessment of the site was carried out by AES 

Environmental Consultancy.  The consultants reported the presence of 

two endangered ecological communities: Sydney Coastal River-flat 

Forest (Forest Red Gum – Narrow-leaved Stringybark – Red Mahogany 

Open Forest) and Shale/Sandstone Transition Forest (Forest Red Gum – 

Rough-barked Apple Open Forest).  The site also contains a Narrow-

leaved Apple – Scribbly Gum Woodland, which, whilst not an 

endangered ecological community, is also considered a constraint on 

development, as remnants of this community play a vital supporting 

function for remnants of endangered ecological communities.  These 

stands of vegetation are in the environmental conservation zone shown 

on the aerial photograph at Supplementary Item 3 (the zones on the 

photograph refer to the Zoning Plan at Supplementary Item 4).     

7.4.2 The VMP has been prepared to address the retention of significant 

vegetation, specify remedial action to be taken to control weeds and 

remediate areas within the environmental conservation zone and 

drainage areas, and to detail protective measures to be taken during 

construction.  The VMP has been approved by LCC. 

7.4.3 The remainder of the site has undergone significant disturbance over the 

years and is considered to be much less ecologically significant. 

Nonetheless, within the already cleared areas, as many trees as 

possible will be retained, consistent with the redevelopment of the site.    

7.5 Fauna.   

7.5.1 The AES report also included reference to threatened fauna species that 

may be considered likely to occur within the site from time to time.  

Environmental consultants Bushfire and Environmental Services (BES) 
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were engaged in March 2008 to provide an assessment to determine 

whether the proposed development is likely to have a significant effect 

on threatened fauna species, endangered fauna populations or their 

habitats, pursuant to Section 5A of the NSW Environmental Planning 

and Assessment Act.    The consultants concluded that the proposal is 

unlikely to have a significant effect on threatened fauna species, 

endangered fauna populations or their habitats; nor does the site contain 

any potential koala habitat pursuant to NSW State Environmental 

Planning Policy No 44 – Koala Habitat Protection.   

7.5.2 Following consideration of the administrative guidelines for determining 

significance under the Commonwealth Environment Protection & 

Biodiversity Conservation Act 1999, (EPBC Act) BES concluded that the 

proposal is unlikely to have a significant impact on matters of National 

Environmental Significance and a referral to the Commonwealth 

Environment Minister is not necessary.  Nonetheless, BES 

recommended a number of impact mitigation and amelioration strategies 

which have been accepted by DHA.   

7.5.3 Because of the timescale over which previous assessments had been 

carried out, DHA engaged environmental consultants RPS to review the 

previous ecological reports with consideration to recent changes in 

legislation.  RPS concluded that the development proposal is unlikely to 

have a significant impact on any world heritage areas, wetlands of 

international significance, nationally listed threatened species or 

migratory species, and confirmed that the proposal is not affected by the 

EPBC Act.   

7.6 Site Contamination.    

7.6.1 The previous Defence use of the site and the subsequent demolition of 

buildings introduced soil contamination to the site. Following building 

demolition, the site was remediated before HLA Envirosciences Pty Ltd 

(HLA) was engaged to conduct an extensive investigation involving the 

taking of 165 samples.  HLA concluded that the site is suitable for the 

proposed redevelopment for residential use. However, HLA states that it 
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is likely that some contaminants may remain in-situ at the site.  

Accordingly, DHA will produce a Site Management Plan that addresses 

these risks, including the specification of:  

• environmental management responsibilities; 

• monitoring requirements; 

• incident management; 

• corrective action procedures; 

• complaint handling procedures; 

• auditing requirements; 

• training programs; 

• contingency plans; 

• specific environmental management actions to be undertaken in 
relation to the works; and 

• reporting requirements. 

7.6.2 No ground water investigations were conducted during the site 

investigation.  HLA considered that the potential for ground water 

contamination was low and posed little risk to human health and the 

environment.  HLA based this assessment on the fact that no significant 

contamination was identified at the surface of the site, no groundwater 

was encountered down to 2.5 metres (except in the floodplain areas) and 

the nearest bore was 2km away.   The Site Auditor agreed that 

groundwater investigations were not warranted.     

7.7 Drainage.    The site topography (elevated in the centre) does not present a 

problem for internal drainage.  Stormwater management from the site has 

been investigated and modelled by consultants Parsons Brinckerhoff (PB) 

who have determined that, provided suitable water management measures 

are employed, the proposed development will not impact on flood levels in 

Georges River, Williams Creek and other related waterways.  Stormwater 

drainage is addressed in further detail at paragraph 18.5. 

 

8 HERITAGE CONSIDERATIONS   

8.1 European Heritage.   
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8.1.1 The European land use history of the site is extensive and the study area 

has been substantially impacted by land use practices.  Although it is not 

established what type of farming was carried out, it is likely to have been 

ploughed and cultivated. 

8.1.2 The more major disturbances would have occurred in the 1950s with 

construction of a migrant hostel and subsequent conversion to an army 

barracks.  The construction activity involved almost the entire site but 

concentrated on the central portion of the site, where roads, car parks 

and buildings were constructed along with supporting infrastructure such 

as power, water and sewerage.  The barracks have subsequently been 

demolished and the work has left a large area of ground disturbance, 

although some native and exotic trees have been left standing.  (See 

aerial photograph at Supplementary Item 3, taken after demolition of the 

buildings). 

8.2 Indigenous Heritage.   

8.2.1 Prior to European settlement, aboriginal tribes inhabited the area of 

Voyager Point.  However, research has revealed no consensus as to the 

actual tribe.3   

8.2.2 A field survey carried out by Navin Officer Heritage Consultants Pty Ltd 

in 2004 failed to identify any aboriginal sites. The survey was reviewed 

and updated by consultants RPS in February 2010, as the original 

survey was dated and the guidelines had changed.  Both consultants 

concluded that, owing to the major disturbances since European 

settlement, the site has no Aboriginal archaeological significance.   

 

9 STAKEHOLDER CONSULTATION   

9.1 Liverpool City Council.  The LCC has been consulted through three formal 

pre-lodgement meetings (for Development Approval (DA)).  LCC has not 

raised any issues that cannot and will not be satisfactorily addressed in the 

application for DA. 

                                                
3
 Heritage Report – Navin Officer Heritage Consultants Pty Ltd. 
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9.2 General Community.   

9.2.1 Community consultation was undertaken by the LCC prior to re-zoning 

by the normal means of public exhibition of the Draft Local Environment 

Plan (LEP) and through letters sent to adjoining land owners.  Further 

public notification will be undertaken by LCC as part of the DA process.   

9.2.2 Independent of the Council process outlined in paragraph 9.2.1, 

community feedback will be independently sourced by DHA through an 

information evening to be held in the first half of  April 2010.  The event 

will be advertised to residents through letter box drops and notices in the 

community newspapers.  Outcomes from the information evening will be 

advised to the PWC at the public hearing, if required.   

9.3  Indigenous Community.  The Voyager Point study area is located within 

the boundaries of the Gandangara Local Aboriginal Land Council (GLALC). 

The Land Council was contacted prior to the conduct of both field surveys 

referred to at paragraph 8.2.2, with a GLALC representative assisting the 

archaeologists in the field survey of the study area on both occasions.  

Copies of the both archaeological reports were also forwarded to the 

GLALC for review and comment.  No issues have been raised.      

9.4 Defence. 

9.4.1 The Director of Relocations and Housing, Department of Defence, Mr. 

Alan McClelland, has been briefed on the project and has written a letter 

of support (see Supplementary Item 5). 

9.4.2 A route for a new electricity supply through adjoining Defence land (see 

paragraph 18.7.1) was negotiated with Infrastructure Division of the 

Department of Defence. 

9.4.3 The Defence Families of Australia, National Convenor, Mrs. Julie 

Blackburn has been briefed on the project and has provided her support 

(see Supplementary Item 6). 
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10 REVENUE 

10.1 Details of the financial aspects of the project are included in a separate 

commercial in confidence briefing to the PWC.  
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TECHNICAL INFORMATION 

11 LOCATION 

11.1 The subject site is identified as Lot 7 in Deposited Plan 803038, located in 

the Liverpool local government area (see Supplementary Item 4).  The south 

and south-eastern boundaries of the site adjoin a residential development 

known as “The Sanctuary”.  Williams Creek, a tributary of the Georges 

River, forms the western boundary of the site and connects to the Georges 

River approximately one kilometre to the north.  The western, northern and 

north-eastern boundaries of the site adjoin bushland on the Voyager Point 

Peninsula which is formed by the confluence of Georges River and Williams 

Creek.  

11.2 To the north, beyond Georges River, is an established residential area in 

Hammondville, Holsworthy and Wattle Grove.  The site is approximately 

26km  (direct line) southwest of Sydney’s Central Business District, 6km to 

the southeast of Liverpool, and 8km southwest of the Bankstown town 

centre.     

11.3 The site is ideally located for personnel working at Holsworthy Base, just 

3 km away.  Access is via Heathcote Road which connects to the M5 South 

Western Motorway.  A location map is at Supplementary Item 1.  

 

12 PROJECT SCOPE 

12.1 The scope of the project is to sub-divide the usable, more elevated area of 

the site into 120 freehold lots.  Seventeen of the lots will have the potential 

to be used to construct duplex dwellings, such that, subject to further 

approval by LCC, the site has a maximum capacity for 137 dwellings.  A 

Subdivision layout is at Supplementary Item 2. 

12.2 The subdivision is to be developed in two staggered stages.  The 

progressive delivery of sites accommodates DHA’s required provisioning 

schedule, enables sewerage services to be phased to topographical  

constraints and  improves DHA’s cash flow situation.  
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13 SITE SELECTION 

13.1 As outlined at paragraphs 2.2 and 2.3, the site was surplus Defence land 

that was offered to DHA on a Priority Sale basis.  Being suitable for 

residential development and conveniently located to the Holsworthy 

Barracks, DHA negotiated the purchase at valuation.   

 

14 SITE DESCRIPTION 

14.1 The site has a central ridge, with gentle slopes generally falling in two 

directions, west towards Williams Creek and east towards an unnamed 

water course flowing to the Georges River. The site is relatively flat, with 

slopes varying from less than 2 per cent to approximately 5 per cent.   

14.2 As noted in paragraph 8.1.2, the site has been subjected to building and 

subsequent demolition that has left large area of ground disturbance, with 

some native and exotic trees left standing.  (See aerial photograph at 

Supplementary Item 3, taken after demolition of the buildings). 

14.3 As noted in paragraph 7.6 the previous Defence use of the site and the 

subsequent demolition of buildings introduced soil contamination to the site.  

While the site has been remediated, it is likely that some contaminants may 

remain.  Removal of any contaminants discovered will be managed through 

a Site Management Plan. 

 

15 ZONING AND APPROVALS 

15.1 At the time of DHA purchase, the site was zoned “Special Uses 5(a) – 

Military”.  Subsequently DHA was granted rezoning approval of the site to 

permit residential use to a maximum yield of 137 dwellings.   Rezoning of 

the site to include predominantly R2 (low residential), as well as 

SP2 (Infrastructure-drainage) and E2 (environmental conservation) was 

formally approved in September 2008.  A map showing the different zones 

is at Supplementary Item 4. 
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15.2 A condition of the rezoning is that the site is now subject to the planning 

provisions of: 

• the Comprehensive Liverpool Local Environment Plan 2008 (LLEP 

2008); 

• the Site specific Liverpool Development Control Plan 2008 Part 2.8 

Land Subdivision and Development North of the Railway Line at 

Voyager Point; and 

• a site specific Planning Agreement signed by DHA and the LCC. 

 

16 DETAILS OF LAND ACQUISITION 

16.1 In May 2003, DHA purchased the 15.74 hectare surplus site from Defence 

under the Priority Sale provisions of the Services Agreement4. 

 

17 CODES AND STANDARDS 

17.1 All design and construction works carried out as part of this project will 

comply with or exceed local, State and Federal controls and requirements, 

and all housing works will meet the Building Code of Australia.  

17.2 Site engineering works will be certified by LCC or an LCC approved private 

certifier. 

17.3 All building construction requiring certification will be undertaken by 

approved Private Certifiers.   

17.4 All contractors used for civil works and construction of houses will be 

accredited by the Federal Safety Commission (FSC) under the Australian 

Government Building and Construction OHS Accreditation Scheme, and 

compliant with the National Code of Practice for the construction Industry.   

 

                                                
4
 The Services Agreement on Housing and Related Matters requires Defence to provide notice of 

surplus land to DHA for a potential priority sale in accordance with the Commonwealth Property 
Disposals Policy.   
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18 PLANNING AND DESIGN CONCEPTS 

18.1 Structure, Materials and Finishes.   

18.1.1 Dwellings will be constructed by local contactors engaged through a 

‘Design and Construct’ request for tender.  Contractors will be expected 

to submit house designs using materials that are durable and robust.  

Contractors will be required to deliver homes that are well constructed 

and that do not require regular maintenance such as painting.  

18.1.2 DHA expects that designs tendered will be contemporary using a mix of 

different external materials and finishes.  Duplex designs will be 

designed to resemble large houses, consistent with the scale in the 

neighbouring estate and what is expected to be built on the subject 

estate.  To achieve this outcome, DHA will issue architectural guidance 

for duplex homes.  Generally, the intention is for DHA houses on the site 

to blend into the other homes that are built on the lots sold to the general 

public.  Supplementary Item 7 shows typical house designs that are 

expected to be tendered.    

18.2 Subsurface Conditions.   

18.2.1 A geotechnical survey was carried out by consultants PB.  PB found the 

development area to be generally underlain by medium to high plasticity 

residual clays overlying weathered sandstone bedrock 0.6m to 1.8m 

below ground level.  The consultants concluded that the site was 

generally favourable for residential development and road construction, 

but noted that excavations at the site may be difficult in areas where 

shallow, high strength sandstone is encountered.  They further advised 

that foundations at the site should be designed to allow for moderately to 

highly reactive soil movements due to potential moisture variation in the 

reactive clay soils.  

18.2.2 Further geotechnical investigation will be required to determine specific 

issues for individual lots following construction of the subdivision and 

completion of regrading works.  However, based on the survey results, 

DHA is confident that estimates for site engineering works will cover any 

soil conditions encountered. 
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18.3 Erosion and Sediment Control.   

18.3.1 Development of the site will involve considerable excavation and earth 

works to realign the 100 year Average Recurrence Interval (ARI) flood 

contour (refer paragraph 18.5).  All erosion and sediment controls will be 

established and maintained in accordance with LCC’s current Erosion 

and Sediment Control Standard and as documented on the approved 

Construction Certification drawings for the project. During earthworks 

operations, detention basins will be used within the site to protect 

adjoining properties from runoff. The proposed development will not alter 

local drainage characteristics and will not cause ponding or negatively 

impact on adjacent properties or roadways. 

18.3.2 Excavation of Fill.  Excavation and fill operation and controls will be 

established during construction work. Dust emissions will be controlled 

by sprinkling from a water truck, and by minimising site disturbance.  

18.4 Water supply.  

18.4.1 An assessment of the water supply requirements for the site was carried 

out by consultants PB who have determined that the peak demand of 

1,082 kL/day can be met by two 150mm mains connected into the supply 

to the neighbouring development to the south-east (The Sanctuary).   

18.5 Drainage.  

18.5.1 As noted in paragraph 14.1 the site features a central ridge, with gentle 

slopes generally falling in two directions, east and west. Two stormwater 

catchments are thus formed: one draining westward to Williams Creek, 

the other eastward to Georges River via an unnamed waterway. 

18.5.2 Parts of the site are flood prone, reducing the area available for 

residential development. The 1 in 100 year flood level has been 

determined through flood modelling and lies along the western and 

eastern edge of the site.  The majority of the flooding is limited to riparian 

zone, but some portions of the proposed development (16 lots) are 

located a small amount below the 1 in 100 year flood level.  Accordingly, 

some cutting and filling will be undertaken to ensure the required flood 

elevation plus 0.5m freeboard is achieved.  PB has determined that the 
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extent of filling will maintain the flood plain volume balance and produce 

no net impact on flooding adjacent to, or upstream of the development 

site. 

18.5.3 A high standard of water quality treatment is required before stormwater 

can be released into Williams Creek and the Georges River. The 

required runoff water standard will be achieved by the use of water 

quality devices such as water tanks to collect roof runoff on each lot, 

grass-lined swales and detention basins (see paragraph 27.3).  Design 

of these devices will meet treatment criteria prescribed in Australian 

Runoff Quality (Engineers Australia, 2006). The locations of detention 

basins, are shown in Supplementary Item 8.  

18.6 Sewerage.   

18.6.1 In the past, wastewater flows from the barracks were transferred to the 

Holsworthy sewage treatment plant which is located approximately 500 

metres to the northwest of the site. This local sewage treatment plant is 

no longer operational and is currently being decommissioned and 

remediated by Sydney Water.  A transfer pumping station is now 

operating, pumping wastewater to the Liverpool regional sewerage 

treatment plant. 

18.6.2 Consultants PB carried out a study of the sewerage requirements 

examining a number of options.  The accepted solution is to construct a 

new sewage pumping station within the drainage reserve on the south-

eastern corner of the site.  The pumping station will transfer wastewater 

flows from the eastern side of the site via a rising main to connect to an 

existing 300mm sewer main in the public reserve north of Buxifolia Court 

in ‘The Sanctuary’.  Flows from the western side will gravity feed to the 

same connection.  Sydney Water has advised that the sewerage system 

in ‘The Sanctuary’ has sufficient capacity to accommodate DHA’s 

maximum proposed development of 137 lots. 

18.7 Electrical Services.   

18.7.1 Integral Energy advised DHA that supply of electricity via ‘The Sanctuary 

would not be possible because the demand would exceed the capacity 
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of the electrical spur that supplies that site.  To resolve the issue, DHA 

has successfully negotiated with Defence to access, augment and 

extend the existing electrical infrastructure on neighbouring Defence site, 

west of Williams Creek.  A new 11kV feeder main will be laid including 

an underbore of Williams Creek.  Project budgetary estimates allow for 

this work.  Supplementary Item 9 refers. 

18.7.2 Integral Energy has expressed satisfaction with this solution, subject to 

detailed design. Indeed, as part of the electrical reticulation plans, a 

cross connection will be made to the adjacent development, resolving 

the current electrical servicing issue in the wider area, thereby benefitting 

the surrounding community. 

18.7.3 Electrical power to individual lots will be provided underground in 

accordance with the requirements of LCC and Integral Energy. 

18.8 Gas Supply.  Alinta has advised that gas is available to the site via 

connection to an existing 50mm diameter gas main that runs parallel to a 

section of neighbouring Sirius Road. The existing main will be extended into 

the development and will act as a ring main to supply the household 

reticulation system. 

18.9 Telecommunications.  Telstra has advised that telephone services will be 

connected to the site the estate from the neighbouring estate in Sirius Road. 

Telstra has also advised that the nearest exchange (Revesby) has sufficient 

capacity to accommodate the development.   

18.10 The opportunity to provide the development with a range of enhanced 

telecommunications services, such as high speed broadband and cable 

television, will be further discussed with Telstra (or other national broadband 

network provider if available) following issue of the Development 

Application. 

18.11 Mechanical Services.  All houses will be air conditioned in accordance with 

Defence requirements, which for the Sydney area require reverse cycle split 

systems fitted to the main bedroom and living rooms, plus ceiling fans to all 

bedrooms and living rooms.  
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19 ACOUSTICS 

19.1 There are no acoustics issues associated with the site. 

 

20 WATER AND ENERGY CONSERVATION MEASURES 

20.1 Water.  Reduction of demand on the potable mains supply will be in 

accordance with the DHA Performance and Design Requirements 

(Supplementary Item 15).  Specifically: 

•••• plumbing – minimum Water Efficiency Labeling and Standards 

(WELS) ratings 4 star for tap ware and showers and 6/3L dual flush 

toilets; and 

•••• the roof runoff from each dwelling will be connected to a 5kL tank. 

The collected water will be used for gardening purposes, the cold 

water washing machine tap and toilet flushing. 

20.2 Direct energy consumption.   

20.2.1 All dwellings must comply with DHA’s Performance and Design 

Requirements.  In particular, all dwellings must achieve a minimum 6 

star Energy Efficiency Rating (EER) as certified by an independent 

accredited assessor, using the Nationwide Housing Energy Rating 

Scheme (NatHERS) or other equivalent method. 

20.2.2 Good solar orientation of the site will facilitate 6 star construction.  The 

lot layout has been designed to achieve 92 per cent of lots oriented in 

the optimum direction for good solar access (see paragraph 21.2).  For 

the remaining 8 per cent, good passive solar design will overcome 

orientation deficiencies. 

 

21 MASTER AND SITE PLANNING CONSIDERATIONS 

21.1 Lot arrangement. The subdivision plan is shown at Supplementary Item 2.  

The site will be divided into 120 housing lots, generally ranging in size from 

450 sq.m. to 700 sq.m.  DHA intends to seek further DA to create duplex 

sites on 17 of the larger lots, to give a total site yield of 137 lots.   The 
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duplex sites will be in accordance with DCP 2.8.  It should be noted that, 

while the subdivision plan at Supplementary Item 2 shows 36 lots as 

potential duplex sites, LCC has limited the maximum number to 17. 

21.2 Lot orientation.  Lot orientation is such that it maximises solar access and 

capitalises on the proximity to surrounding bushland.  Lot orientation took 

into account the micro climatic aspects of the area, shown at Supplementary 

Item 10.  With optimum solar access the major consideration, the site plan 

aimed to align streets in either a east-west or north-south orientation with 

the following tolerances: 

• north-south – between 20 degrees west and 30 degrees east of true 

north; and  

• east-west – between 30 degrees south and 20 degrees of north. 

Supplementary Item 11 illustrates the concept.  A total 110 of the 120 lots 

(92 per cent ) were able to be aligned in the optimum direction.   

21.3 Recreation Area.     Site master planning has been developed with 

consideration of a gully line running through the site to the west of the 

central ridge feature.  This gully alignment is incorporated into the 

configuration of the streets and a drainage reserve that acts as open space. 

A shallow detention basin in the drainage reserve will allow for passive 

recreation uses within the open space area when the basin is dry. 

21.4 Roads.   

21.4.1 Connection to External Road Network.   

21.4.1.1 The site will connect to the external road network via the neighbouring 

estate at Sirius Road, joining Heathcote Road at The Avenue.  See 

Supplementary Item 12.  Note that the bridge over the Georges River 

joining Voyager Point to East Hills is a foot bridge.  

21.4.1.2 An analysis of external traffic by consultants PB examined existing and 

future traffic conditions at several key intersections in the vicinity of the 

site.  The intersection analysis results indicate that the additional traffic 

generated by the proposed redevelopment of the site would not create 

any significant adverse impact to the performance of any intersections, 
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with the possible exception of the intersection of Heathcote Road and 

Macarthur Drive.  The consultants believe that this intersection would 

require upgrade to traffic signals in order to accommodate future traffic 

demand due to the natural growth in the background traffic, as well as 

traffic generated by proposed developments in the area. However, the 

traffic report recommended that the performance of this intersection be 

monitored for signs of unacceptable congestion and delay prior to any 

works being undertaken.  DHA has made an allowance in the project 

budget to contribute to this future eventuality. 

21.4.2 Internal Road Network.  The subdivision has been designed to create a 

logical street hierarchy, which comprises an entry road off Sirius Road 

and a perimeter road which provides good access to the proposed open 

space network surrounding the site and a network of local streets.  The 

internal road design is in accordance with the specifications detailed in 

DCP 2.8 with intersections designed in accordance with the RTA 

Austroads Road Design Guide.  The entry road to the site from Sirius 

Road and is 11m wide in recognition of its status as an entry road and 

the slightly higher traffic density. The perimeter road around the western, 

northern and eastern boundaries is 8.5m wide and forms part of the 

bushfire related asset protection zone (APZ) described at paragraph 

25.2.  Other roads are 8m width.      

21.5 Footpaths.  The site will include footpaths and bicycle paths to encourage 

cycling and walking.  Two shared bicycle and footpaths will be provided to 

link Sirius Road to existing bushland paths to the north of the site: one on 

the western side via the perimeter road, the other on the eastern side on 

perimeter road and through the drainage reserve.  Sirius Road provides 

residents of the new site with bicycle and pedestrian access to East Hills via 

a footbridge over the Georges River.  

21.6 Car Parking.  All dwellings will be designed to accommodate two parking 

spaces each.  Visitor parking is accommodated by the width of the streets. 
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22 PROVISION FOR PEOPLE WITH DISABILITIES 

22.1 The current Defence policy is for Defence families with special needs to be 

accommodated by DHA by either modifying existing homes, or by renting 

properties that are already modified or that can be modified to meet the 

particular requirements of the family. 

22.2 DHA is cognisant of the previous PWC recommendation to establish the 

demand for houses with disability provisions and to reflect this demand in a 

designated proportion of housing stock.  This recommendation is currently 

under consideration by Defence and DHA, taking into account the complex 

issues involved including:  

• the ability or inability of the current approach to match, in a timely and 

cost effective manner, appropriate housing for member families with 

disabilities,  

• the percentage of special needs families,  

• specific requirements to cater for  the different types of disabilities,  

• the rate of house turnover,  

• the availability of houses with disabled facilities at the time when they are 

required for allocation, 

• the satisfaction of personnel without special needs being required to live 

in a house that incorporates facilities for the disabled (otherwise the 

home would remain vacant),  

• the effect on DHA’s funding model as these special homes may be 

required to be retained in DHA ownership rather than sold via DHA’s 

sale and lease program,  

• the additional costs of building a pre-determined percentage of houses 

with disabled provisions in terms of additional footprint/block size and 

buying non-standard fittings, and 

• the relative costs of establishing this percentage of houses with disabled 

provisions vis-à-vis the current policy of supplying on demand.    
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22.3 Meanwhile, the Voyager Point development includes 12 lots (10 percent) 

that have topography and size conducive to building houses with disabled 

provisions. 

 

23 HERITAGE CONSIDERATIONS 

23.1 Heritage considerations have been addressed in paragraphs 8.1 and 8.2.  In 

summary, assessment by Navin Officer Heritage Consultants Pty Ltd has 

determined that the site contains no items of heritage significance with 

respect to either its aboriginal or European heritage.  A subsequent review 

by consultants RPS confirmed this finding. 

 

24 COMMUNITY FACILITIES 

24.1 Shops and Services. The site is located in the Liverpool local government 

area and is approximately 26km southwest of Sydney’s Central Business 

District. The closest regional centres are Liverpool which is approximately 

6km to the northwest, and Bankstown which is approximately 8km to the 

northeast.  The shopping centre at nearby Wattle Grove (3km away) 

includes a Coles supermarket. 

24.2 Public transport.   

24.2.1 There is a limited bus service that runs between Liverpool and 

Holsworthy and which stops at Voyager Point: three buses in the 

morning between 7.17 and 8.26am and four in the afternoon between 

3.22 and 6.23pm.  

24.2.2 The closest railway stations serving the site are Holsworthy and East 

Hills on the Airport and East Hills line.  East Hills station is less than a 

2km walk via a footbridge over the Georges River.  A journey to Circular 

Quay takes approximately 50minutes, and trains run every 15 minutes at 

peak times 30 minutes off peak. 



Page 25 

Proposed Development and Construction of Housing for Defence at Voyager Point NSW March 2010 

  

24.3 Education.   

24.3.1 Primary Schools.  The nearest primary schools are in the neighbouring 

suburbs of East Hills, Wattle Grove and Hammondville. 

24.3.2 Secondary Schools.  High schools are located at Holsworthy and 

Moorebank. 

24.4 Child Care Facilities.   There are numerous child care centres located in 

Hammondville, Holsworthy, Wattle Grove and East Hills. 

 

25 FIRE PROTECTION AND SECURITY MEASURES 

25.1 Voyager Point is identified by LCC as bushfire prone land.  To comply with 

the Rural Fires Act 1997, a Bushfire Protection Assessment has been 

prepared for DHA by consultants BES and reviewed and updated by 

consultants RPS.  The consultants have advised that the APZ for the 

proposed sub-division exceeds the 25m minimum requirement and that 

other aspects of road and hydrant design comply with requirements.   

25.2 Design of the site has incorporated a 50 metre APZ along the western and 

eastern boundaries. This increased APZ will allow for a level 1 construction 

standard (per AS 3959-1999) on the eastern and western sections of the 

subdivision and will result in an overall reduction in lots burdened by 

bushfire construction standards, thereby reducing building costs and 

increasing affordability.  Supplementary Item 13 refers.  A Bushfire Safety 

Authority is expected to be provided by the NSW Rural Fire Service as part 

of the DA approval process.  

25.3 Dwelling construction will conform to Australian standards and the Building 

code of Australia. 

25.4 Combined security / insect screens will be fitted to all external doors, 

including sliding doors, and security screens will be fitted to all opening 

windows.  
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26 OCCUPATIONAL HEALTH AND SAFETY 

26.1 All DHA civil works and construction contractors to be used in the project will 

be accredited by the Federal Safety Commissioner. 

 

27 LANDSCAPING 

27.1 The objective of site landscaping is to create a quality community residential 

development with high standards of environmental sustainability, 

accessibility, recreational open space and streetscape character that is 

sympathetic to the existing surrounding forest bushland character and 

riparian corridor to Williams Creek.  A Landscape Plan is at Supplementary 

Item 14. 

27.2 Williams creek and surrounding forest will be rehabilitated by removing 

weeds and replanting with native species to protect and enhance existing 

stands of vegetation. A range of native vegetation will be introduced into the 

streetscape and open space areas to blend the urban and natural character 

of the site. 

27.3 The landscape design incorporates the grass-lined swales and detention 

basins to control run-off, as required by the drainage plan (paragraph 18.5).    

These basins will not hold water for prolonged periods, and for ease of 

maintenance have been designed to become part of the surrounding 

grassed parkland areas which also form part of the asset protection zone. 

The overflow swales are designed at a 1per cent  incline across the existing 

contours to provide further infiltration and slowing before the stormwater 

finally is dispersed into Williams Creek. 

27.4 Landscaping of lots will be in accordance with the DHA Design and 

Construction Specification (Supplementary item 15), using drought resistant 

native plant species appropriate to the Sydney climate. 

 

28 CONSULTATION WITH AUTHORITIES 

28.1 Over the process of the rezoning application and intended future subdivision 

of the subject site, a number of meetings were held with state agencies 
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including the (then) Department of Infrastructure, Planning and Natural 

Resources, the (then) National Parks and Wildlife Service and LCC. 

28.2 Liverpool City Council. 

28.2.1 LCC was consulted from a very early stage of the project.  A number of 

development options and schemes were assessed in an effort to achieve 

an acceptable return on investment, provide the necessary flexibility for 

future Service Residence provisioning, creation of a good mix of lot sizes 

to best fit DHA & private market differing requirements, and meet LCC 

requirements.  The current scheme that forms part of this proposal is an 

evolution of this process. 

28.2.2 A meeting was held with LCC Staff in June 2007 to discuss the detailed 

expectations of the Council. At the Council’s request, a Pre-Development 

Application meeting was held on Wednesday 28 November 2007, and 

further pre-lodgement meetings have been held on 12 October 2009 and 

on 24 February 2010. DHA believes it has addressed all the 

requirements for Development Approval.   

28.2.3 LCC has advised DHA that the proposal is supported in principle, but 

that final DA will be subject to a detailed assessment of DHA’s 

application, including the review of any issues raised via the public 

submission process.  Formal submission for DA was lodged on 

12 March 2010.   

28.3 A project briefing has been provided (through the Minister for Defence 

Personnel, Materiel and Support) to the local Federal Member of 

Parliament, Dana Vale MP, member for Hughes. 

 

29 IMPACT ON THE LOCAL COMMUNITY 

29.1 General.  The eventual addition of up to 137 families to the suburb of 

Voyager Point should have little impact on the local community.  As 

indicated in paragraph 21.4, vehicular traffic from the Estate will not 

significantly affect traffic volumes in the surrounding road network, although 
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the traffic consultants noted (paragraph 21.4.1) that the intersections with 

Heathcote Road and Macarthur Drive should be monitored. 

29.2 Economic.  The proposed project will have a positive economic effect 

during the development and construction period.   Economic activity is 

generated by individuals and local businesses working directly on site as 

well as by individuals and businesses off-site providing goods and services 

to support the project.  The construction of 59 new dwellings for DHA and 

the eventual construction of 137 total is not expected to affect either the sale 

or rental markets for residential accommodation in the local area.   Sale of 

DHA properties will be confined to the investor market, while the reduction in 

rental demand will be a very small proportion of the Liverpool market. 

 

30 PROJECT COSTS 

30.1 The estimated overall project cost is $45.1million including GST and the 

cost of land. 

30.2 The cost of the project will be funded by DHA and recovered through its SLB 

program.  Confidential costing information will be supplied separately to the 

PWC. 

 

31 PROJECT DELIVERY SYSTEM 

31.1 The project will be delivered in two stages that will align to the 

topography/draining of the site.  The street layout facilitates this staged 

development. 

31.2 Development and construction packages will be contracted on a fixed price 

lump sum basis to a select panel of FSC accredited tenderers who will have 

been successful in addressing the selection criteria from a call for 

expressions of interest.  The successful tenderer will be required to comply 

with the DHA Performance and Design Requirements (Supplementary 

Item 15), and with architectural guidelines aimed at delivering homes that 

are sympathetic to the general character of the area.    
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32 PROJECT SCHEDULE 

32.1 Subject to Parliamentary approval in or by June 2010, the significant 

milestones to achieve completion of the project by December 2013 are: 

Activity Start Completion 

Preparation of detailed 
documentation for site 

engineering  works 

July 2010 November 2010 

Civil works tender, evaluation 
and award 

December 2010 February 2011 

Site engineering works; 

Stage 1(65 lots) 

Stage 2 (55 lots+ Sewer Pump 
Station & rising main) 

 

March 2011 

May 2011 

 

July 2011 

October 2011 

Subdivision Freehold Titles 

Stage 1 

Stage 2 

 

August 2011 

November 2011 

 

October 2011 

January 2012 

Construction of  59 dwellings  January 2012 December 2013 
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Supplementary item 3
Vegetation Management

Narrow-leaved Apple - Scribbly Gum Woodland

Forest Red Gumm - Rough-barked Apple Open Forest

Forest Red Gum - Narrow-leaved Stringbark - 

Red Mahogany Open Forest
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SP2 - Drainage

R2 - Low density residential

E2 - Environmental conservation

RE1 - Public Recreation
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Performance and design requirements
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