
 

 

12555 

6 December 2012 
 
 
Chris Ritchie 
Manager - Manufacturing and Rural Industries 
Department of Planning and Infrastructure 
GPO Box 39 
SYDNEY NSW 2001 
 
 
 
Dear Chris 
 
MP10_0127 AND MP10_0128 - MODIFICATION APPLICATION NO. 1 

ROPES CREEK EMPLOYMENT PRECINCT 

 
On behalf of Jacfin we hereby submit an application pursuant to section 75W of the Environmental 

Planning and Assessment Act, 1979 (EP&A Act) to modify Concept Plan Approval MP10_0127 
and Project Approval MP10_0128 relating to the development of an industrial estate for light 
industry, warehouses and distribution centres at Ropes Creek.     
 
The modifications relate to the exclusion of land from the approved project as a result of the recent 
compulsory acquisition of that land by Transgrid for electricity transmission infrastructure.   
 
This application identifies the approval, describes the proposed modifications and provides a 
planning assessment of the relevant matters for consideration contained in section 75W of the 
EP&A Act.  It should be read in conjunction with the Environmental Assessment Report (EAR) 
prepared by JBA Planning dated November 2010 and is accompanied by: 

� Deposited Plan specifying the land acquired by Transgrid (Attachment A); and 

� Amended project drawings (Attachment B). 

1.0 APPROVAL PROPOSED TO BE MODIFIED 

Concept Plan Approval MP10_0127 was granted by a delegate of the Minister for Planning and 
Infrastructure on 24 October 2011 for an industrial estate and distribution park made up of 
warehouses, distribution centres, light industry and associated infrastructure.   
 
Project Approval MP10_0128 was granted by a delegate of the Minister for Planning and 
Infrastructure on 24 October 2011 for Stage 1 of the estate including the development of two 
warehouses, associated infrastructure and subdivision.   
 
MP10_0127 and MP10_0128 relate to land described as Lot 12 DP 1157491 and Lot 15 DP 
1157491.   
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2.0 PROPOSED MODIFICATIONS  

The proposed modifications to the approved project comprise: 

� Exclusion of the land that has been acquired by Transgrid from both the Concept Plan and the 
Stage 1 Project.   

� Removal of Warehouse Building 1 and associated infrastructure (as specified in the Project 
Approval) from the Stage 1 Project. 

� Revised description of Concept Plan and Stage 1 Project to address the above.    

2.1 Modifications to the Development 

The following modifications are proposed to the approved development.  A revised concept plan 
showing the location of the land that has been acquired by Transgrid and the changes to the 
proposed development is provided in Figure 1, and additional plans are provided in Attachment B. 

Land to Which the Project Relates 

The acquisition of land by Transgrid has required the subdivision of Lot 12 DP 1157491 into two 
allotments – Lot 120 and Lot 121 respectively.  The land that has been acquired by Tansgrid is 
shown as Lot 120 in DP 1175762, which is provided in Attachment A.  Lot 121 remains in the 
ownership of Jacfin.  Lot 15 DP 1157491 remains unaffected by the acquisition.  The land to 
which the project now applies is therefore Lot 121 in DP 1175762 and Lot 15 in DP 1157491. 

Modification to Concept Plan 

The acquisition of Lot 120 DP 1175762 by Transgrid for electricity transmission uses means that it 
can no longer be developed as part of the Jacfin Ropes Creek industrial estate.  This requires the 
following amendments to be made to the Concept Plan: 

� Removal of Lot 120 DP 1175762 from the land to which the Concept Plan relates.  

� Removal of Local Road 1 as it is no longer required for access to the southeast part of the site. 

� Truncation of Local Road 2 west of the E2 zone as it is no longer required to connect to Local 
Road 1.  

� Extension of Local Road 3 to provide access to the residual land in the south-east part of the 
site, being land west of the Transgrid acquired land and north of Regional Road 1.   

Modification of the Stage 1 Project 

The amendments to the Stage 1 Project are: 

� Removal of Lot 120 DP 1175762 from the land to which the Stage 1 relates including a revised 
plan of subdivision (see Attachment B).  

� Removal of Warehouse Building 1 in the southeast part of the site.   

� Removal of Local Road 1 as it is no longer required for access to the southeast part of the site.  

� Truncation of Local Road 2 west of the E2 zone as it is no longer required to connect to Local 
Road 1.  

� Renaming of Warehouse Building 2 (located in the northeast corner of the site) to the Stage 1 
Building.  
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Figure 1 – Revised Concept Plan showing Transgrid Acquired Land 
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2.2 Modification to Conditions 

Modification to Concept Plan Approval Conditions 

The proposed modifications described above necessitate amendments to the Concept Plan 
Approval conditions which are identified below.  Words proposed to be deleted are shown in bold 

strike through and words to be inserted are shown in bold italics. 

� In Schedule 1 replace the description of the Land with Lot 121 in DP 1175762 and Part Lot 15 
in DP 1157491.  

� In Schedule 2 remove definition of RTA and insert definition of RMS as follows: 

RTA Roads and Traffic Authority 

RMS Roads and Maritime Service 

� In Condition 4 remove sub-conditions (c) and amend as follows: 

4. The Proponent shall submit to the satisfaction of the Director-General, prior to the issue of 
the first construction certificate for any development on-site, detailed plans and drawings 
prepared in consultation with the RTA RMS and Council, for the: 

(a) connection of the Archibold Road Intersection and the northern stub of regional 
Road One; and 

(b) Local Road Two.; and 

(c) creek crossing for Local Road Two.  

� Replace Appendix 1 with revised Concept Plan (CP010) dated 31 October 2012 (provided in 
Attachment B).  

� Replace Appendix 2 with the revised Staging Plan (CP011) dated 31 October 2012 (provided in 
Attachment B).  

� Remove Commitment No. 14 in Appendix 3 relating to the crossing of the E2 Zone by Local 
Road 2, as follows: 

 

Subject No.  Commitment Timing 

Crossings Over 

E2 Zones 

14 Detailed plans showing the proposed crossing of 

Local Road Two over the E2 Zone will be provided 

to the satisfaction of the Director-General.   

Details to be provided 

prior to the issue of any 

construction certificate.  

15 Any crossing of the E2 Zone will be constructed in 

accordance with the design requirements of the NW 

Office of Water.  .   

Details to be provided 

prior to the issue of any 

construction certificate 

application.  

 

Modification to Project Approval Conditions 

The proposed modifications described above necessitate amendments to the Project Approval 
conditions which are identified below.  Words proposed to be deleted are shown in bold strike 

through and words to be inserted are shown in bold italics. 

� In Schedule 1 replace the description of the Land with Lot 121 in DP 1175762 and Part Lot 15 
in DP 1157491.  
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� In Definitions remove definition of RTA and Warehouse Buildings 1 and 2 and insert definition of 
RMS and Stage 1 Building as follows: 

RTA    Roads and Traffic Authority 

Warehouse Building 1 The construction and operation of a 24,920m2 warehouse, 

including 1,820m2 of office space towards the south-eastern 

corner of the site. 

Warehouse Building 2 The construction and operation of a 17,550m2 warehouse, 

including 1,350m2 of office space towards the south-eastern 

corner of the site. 

RMS    Roads and Maritime Service 

Stage 1 Building The construction and operation of a 17,550m2 warehouse, 

including 1,350m2 of office space towards the south-eastern 

corner of the site. 

 

� In Condition 14 change the date associated with the letter of offer, as follows: 

14. The Proponent shall enter into a voluntary planning agreement in accordance with the 

letter of offer date 6 October 2011, within 1 month of the later of the date of this 
approval of the day being the last day that the VPA is notified under Section 93G of the 
Act.   

 

� In Condition 18 remove sub-condition (c) and amend as follows: 

18. The Proponent shall submit to the satisfaction of the Director-General, prior to the issue of 
the first construction certificate for any development on-site, detailed plans and drawings 
prepared in consultation with the RTA RMS and Council, for the: 

(a) connection of the Archibold Road Intersection and the northern stub of regional 
Road One; and 

(b) Local Road Two.; and 

(c) creek crossing for Local Road Two.  

 

� Remove Condition 21 as there are no longer any allotments fronting Regional Road One in 
Stage 1: 

21. All allotments fronting Regional Road One (Boundary Lots) shall have an access road 

denied boundary along the road reserve.  A restriction on the use of land (Restriction) will 

be registered to the title search of each Boundary Lots which provides, to the satisfaction 

of the Director-General, that there is to be no access to Regional Road One from the 

Boundary Lot.  The Restriction is to be favour to the Minister or public authority as 

directed by the Director-General and that Minister or that public authority must consent to 

vary of release the restriction.   

 

� In Condition 23 remove sub-conditions (a) and (b) and amend Condition 23 as follows: 

23. The Proponent shall provide parking at a rate of a minimum of 110 and a maximum of 152 

sealed spaces for the Stage 1 Building.  

(a) a minimum of 150 and a maximum of 198 sealed spaces for Warehouse Building 

No. 1; and 

(b) a minimum of 110 and a maximum of 152 sealed spaces for Warehouse Building 

No. 2.    
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� Amend Appendix A Site Plans as follows: 

- Remove PA01 Stage 1 PA Plan with version dated 31 October 2012 (provided in 
Attachment B).  

- Remove plans relating to Warehouse Building No. 1 on pages 11, 12, 13 and 14 of the 
Project Approval.    

� Remove Draft Plan of Subdivision in Appendix B and replace with the revised Draft Plan 
Subdivision provided in Attachment B.   

� Amend Commitment No. 5, remove Commitments No. 9 and No. 10 in Appendix C, because 
there is no longer a need to construct a crossing over the E2 Zone, and insert a new 
Commitment No. 9, to address internal driveway arrangements, as follows: 

 

Subject No.  Commitment Timing 

Signage and 

Lighting 

5 Future applications will be lodged providing detail on 

signage and lighting for the Stage 1 Building 

Warehouse Buildings 1 and 2.   

Prior to the occupation 

and use of each the 

warehouse building 

Crossings Over 

E2 Zones 

9 Detailed plans showing the proposed crossing of 

Local Road Two over the E2 Zone will be provided 

to the satisfaction of the Director-General.   

Details to be provided 

prior to the issue of any 

construction certificate.  

10 Any crossing of the E2 Zone will be constructed in 

accordance with the design requirements of the NW 

Office of Water.  .   

Details to be provided 

prior to the issue of any 

construction certificate 

application.  

Driveway 

Arrangements 

9 The details of the internal driveway for the Stage 1 

Building will be provided for approval of the Director-

General prior to the issue of a construction 

certificate. 

Details to be provided 

prior to the issue of any 

construction certificate.  

 

3.0 PLANNING ASSESSMENT  

The Director-General has not issued environmental assessment requirements with respect to the 
proposed modification.  However, the planning assessment of the proposed modified development 
remains generally unchanged with respect to all environmental and planning matters, albeit with 
lesser environmental impacts.   
 
In particular, it is highlighted that the modification of the Concept Plan and the Project Approval are 
in essence a reduction in the scale of the project through the removal of approximately 11 ha of 
land from the site and the removal of one warehouse building which had previously been approved 
as part of the Stage 1 Project.  In removing this land and approved building there is no longer a 
need for the construction of Local Road One and part of Local Road Two.   This in turns avoids the 
need for a road crossing of the E2 Zone in the north-eastern corner of the site, and reduces the 
traffic impacts of the development generally.   
 
The other main impact to the project is the development potential of the residual land around the 
Transgrid acquired Lot 120.  Much of this land is affected by constraints from the E2 Zone and the 
presence of electricity transmission easements and is therefore undevelopable, especially to the 
north and northwest of Lot 12.  The development potential of the residual land to the west and 
southwest of Lot 120 is impacted by its irregular shape caused by the western boundary of the 
Transgrid acquired land.  The boundary of the land acquired by Transgrid was out of Jacfin’s 
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control.  Only a minor extension of Local Road 3 underneath the electricity transmission easement 
is required to provide access to the remnant developable area on this part of the site.  This 
extension of Local Road 3 is necessary because direct access from the Regional Road is denied.   
 
Consideration of the proposed changes against the key environmental planning issues addressed in 
the EAR is provided in Table 1 below.  
 

Table 1 – Consideration of Environmental Planning Issues 

Issues Comment/response  

Planning 
Instruments 

No change to assessment of the project against any environmental planning 
instruments.  In particular, the proposed modifications do not change the 
conservation or rehabilitation of areas with high biodiversity value, they do not 
change the regional road network and they do not change the development 
principles for the site.   

Stormwater and 
Flooding 

Construction of Detention Basin No. 1 will not be required as part of Stage 1 as 
there will be no development within its catchment.  Notwithstanding this, Basin 
No. 1 will need to be relocated a small distance in order to make way for the 
proposed extension of Local Road Three.  The details of Basin No. 1 will be 
provided as part of the Project Application for Stage 4.   

Traffic and 
Transport  

Removal of Warehouse Building 1 will lower the effect of Stage 1 on the 
temporary access road, and the Stage 1 road network.  It will also reduce the 
traffic impacts of the development generally by reducing the overall quantum of 
development.  

The truncation of Local Road Two west of the E2 Zone will require modified 
internal access arrangements to connect the Stage 1 Building’s docks and car 
parking areas with the public road.  The new driveway will be located within the 
Transgrid electricity transmission line easement south of the Building.   

It is not proposed at this stage to redesign or reorientate the building, so it is 
proposed that the details of the internal driveway for the Stage 1 Building will be 
provided for approval of the Director-General prior to the issue of a construction 
certificate.  

Geotechnical No new or additional works as part of the modification so there are no new or 
additional geotechnical issues.        

Contamination No new or additional works as part of the modification so there are no new or 
additional contamination issues.        

Heritage No new or additional works as part of the modification so there are no new or 
additional heritage issues.        

Flora and Fauna Removal of part of Local Road Two and the crossing of the E2 Zone will reduce 
the biodiversity impacts of the project.   

Bushfire Risk 
Assessment 

No new or additional works as part of the modification so there are no new or 
additional bushfire issues.        

Noise As part of Stage 1 there will be less construction work, and only 1 operational 
warehouse, so there will be less noise emitted during construction and operation.   

Visual No new or additional works as part of the modification so there are no new or 
additional visual impact issues.  

Ecologically 
Sustainable 
Development 

No new or additional works as part of the modification so there are no new or 
additional ESD issues.    

Construction 
Management  

As part of Stage 1 there will be less construction work, including no need for a 
culvert crossing of the creek in the E2 Zone.  As such, there will be lower overall 
construction impacts.   

Contributions The site development area has been reduced, so the total quantum of 
contributions will need to be recalculated.  A revised letter of offer will be made 
in order to ensure the Voluntary Planning Agreement reflects the amount of area 
of land that will be developed.   
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4.0 CONCLUSION  

The proposed modifications are a result of the compulsory acquisition of land by Transgrid for the 
purposes of electricity transmission.  They result in a development of smaller scope and with lower 
overall environmental impacts than was originally approved.   
 
There are no additional environmental impacts arising from the proposed modifications  
 
As such, we therefore recommend that the proposed modification is supported by the Department 
of Planning and Infrastructure.    
 
We trust that this information is sufficient to enable a prompt assessment of the proposed 
modification.  Should you have any queries in relation to the above, please do not hesitate to 
contact me or Tim Ward on 9956 6962 or tward@jbaplanning.com.au. 
 
Yours faithfully 

 
Tim Ward 
Associate 

 
� Attachment A:  Deposited Plan specifying the land acquired by Transgrid  
� Attachment B: Amended project drawings being drawings  

- CP010 Concept Plan, 19 November 2012 

- CP011 Staging Plan19 November 2012 

- PA01 Stage 1 - PA Plan, 19 November 2012 

- Draft Plan of Subdivision for Stage 1 
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