
MEMORANDUM 

 

Reference: DA20/0509 

To: Penrith Local Planning Panel 

From: Jane Hetherington – Senior Development Assessment Planner 

Date: 23 March 2021 

Subject: 
Proposed Construction of a Single Storey Building for a Pub and Associated 
Car Parking Spaces, Stormwater Management and Landscaping Works at 
Lot 3989 Lakeside Parade Jordan Springs 

 
I refer to the subject development proposal and the related assessment report that is 
scheduled for consideration by the Penrith Local Planning Panel on 24 March 2021. 
 
This memorandum provides a response to questions from the Local Planning Panel 
ahead of the upcoming Local Planning Panel meeting. 
 

No. Question   
 

Response 

1 Provide a link to the Statement 
of Environmental Issues.  
 

Copy of the SOEE attached.    
 

2 Confirm that the indoor seating  
area is 446 square metres, not 
the gross floor area. What is the 
gross floor area? Which area 
has been used by Council 
officers to calculate car parking 
demand?  
 

The 446m² relates to the indoor seating 
component and the gaming area, while 
the gross floor area (GFA) of the 
proposal is 880m².  
Under Penrith Development Control 
Plan 2014, the rates for 
pubs/registered clubs is 1 space per 
4m² of bar floor area plus 1 per 6m² of 
lounge and dining room. As the rate 
specifies ‘dining room’ as opposed to 
‘area’ the indoor dining component of 
the pub was used to calculate the car 
parking demand. Notwithstanding, the 
RMS guideline specifies that parking 
demand surveys, based on similar 
development, should be utilised to 
determine the appropriate levels of car 
parking. As such, as outlined in the 
report, parking surveys were 
undertaken at three similar 
developments by the applicants traffic 
consultants. A typical percentage of 
bar/lounge area was calculated by  
comparing the proposed bar/lounge 
area with the GFA of the Jordan 
Springs pub. This rate was then 
applied to the GFA of the existing 
pubs/taverns. A parking rate based on 
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the bar/lounge floor area of the existing 
taverns was then calculated. If the 
highest parking rate is applied (1 per 
17m² of bar/lounge area), the Jordan 
Springs Tavern requires 27 parking 
spaces to be provided.   
 

3 Clarify whether the outdoor 
seating area will be part of the 
licensed area, and should 
therefore be included in 
calculations of car parking 
demand. 
 

The outdoor seating area will form part 
of the licensed area. However, as 
outlined above, as the rate for 
pubs/registered clubs specifies ‘dining 
room’ as opposed to ‘area’ only the 
indoor dining component of the pub 
was used to calculate the car parking 
demand. Notwithstanding, the parking 
provisions was considered acceptable 
based off the parking demand surveys 
undertaken by the applicants traffic 
consultant.     
 

4 Provide a copy of the bushfire 
certificate required by Section 
4.14 of the Act.  
 

Bushfire report attached.   
 
While the application was originally 
sent as integrated development to the 
NSW Rural Fire Service (RFS) as a 
special fire protection purpose, the 
RFS advised that it was not integrated 
as the pub will not contain 
accommodation. As such a Bushfire 
Safety Authority hasn't been issued.   
 

5 Explain what changes may be 
needed for the development to 
achieve Bushfire Assessment 
Level 29. Will this require the 
deletion of flammable elements 
and closing of openings, such 
as the roof for the gaming area?  
 

BAL 29 primarily relates to protection 
of the building from ember attack and 
burning debris ignited by wind borne 
embers and radiant heat.   
The development being constructed 
to a BAL 29 will not require any major 
design changes. The type of 
construction materials will need to be 
non-combustible or fire-resistant, (i.e. 
bushfire-resisting timber). Windows 
will still be able to contain openable 
portions however, they will need to be  
screened (either internally or 
externally) with metal screens.  
However, the roof/wall junction is 
required to be sealed to prevent 
openings greater than 3mm. This will 
impact on the roof of the gaming area.  
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6 Provide copies of the 
documents the Panel must 
consider under Clause 20 of the 
SREP.  
 

The Western Precinct Plan attached.   
 

7 Explain how the development is 
consistent with Clause 40 of the 
SREP. 

The proposal is consistent with the 
objectives of the Urban Zone in that: 
 
-It provides a ‘neighbourhood tavern’ 
for the residents of Jordan Springs. 
-The scale of the development is not 
considered to adversely impact on the 
amenity of adjoining residential 
development.  
-The development is not considered to 
have a negative impact on the 
biodiversity or conservation within the 
Regional Park zone.     

 

8 Explain why shops in the Jordan 
Springs Centre are considered 
'general stores’ rather than 
’shops'.  

 

Under SREP 30 general stores and 
shops are separately defined.  
 
A shop is defined as a building or place 
used for the selling, exposing or 
offering for sale by retail, of goods, 
merchanise or materials, but (in Part 6) 
does not include a building or place 
elsewhere specifically defined in this 
Schedule, or a building or place used 
for a land use elsewhere specifically 
defined in this schedule. 
 
A general store is defined as a shop 
which operates primarily to serve the 
surrounding residential area and does 
not exceed 100 square metre in gross 
floor area, and which may include the 
facilitates of a post office, newsagency 
or dry cleaning agency.  
 
Some of the shops within the Jordan 
Springs town centre are considered 
general stores given their floor area 
does not exceed the 100m² 
requirement.  

9 Provide evidence of how the 
development of the Western 
Precinct exceeds the 
expectation in Clause 59.  

 

The intended lot yield and associated 
population of Jordan Springs exceeds 
the expected projections outlined with 
the SREP and Development Control 
Strategy, therefore additional 
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commercial floor area is warranted to 
support the additional population of 
Jordan Springs. 
Further opportunities for additional 
commercial floor space within Jordan 
Springs is limited due to the existing 
development within the Village Centre. 
The location and design of the proposal 
is considered appropriate, without 
detracting from the services offered 
within the Village Centre.  
  

10 Explain whether NPWS and the 
applicant agree on the proposed 
reduction in hours of operation.  

 

The NPWS have been advised of the 
proposed amended hours of 
operation. To date, no response has 
been received.   

 
In Council’s correspondence to the 
applicant, it was recommended that 
reduced hours be considered. The 
applicant has responded that the 
proposed hours are consistent with 
their other hotel venues which are 
successfully operated. As such, it is 
expected that the applicant will not 
support Council’s proposed hours of 
operation. However, for the reasons 
outlined in the report these hours are 
considered to be appropriate.  

 

11 Explain if consideration has 
been given to not allowing use 
of the beer garden/outdoor area 
after 10pm to reduce noise 
impacts for neighbours?  

 

The acoustic assessment outlines 
that beer garden and kids' playground 
area shall not to be used after 10pm. 
This requirement has formed a 
condition of consent (Condition No. 
36). The acoustic assessment found 
that with a maximum occupancy of 
120 patrons, the outdoor dining area 
can comply with the relevant noise 
criteria until midnight. Given that it is 
proposed to limit the hours of 
operation until 10pm on Sundays to 
Wednesdays, further restrictions 
within this area were not considered 
necessary.   

 

12 Explain what is expected to be 
the peak time for operations, 
and does this coincide with the 

The traffic surveys were undertaken on 
Fridays and Saturdays between 11am 
to 3pm and 6pm to 10pm. These are 
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times for the surveys in the 
Traffic Assessment.  

 

considered to be the peak times for the 
pubs operation. 

13  
 

Provide a link to Attachment 2 
of the Traffic Impact 
Assessment. 

Parking layout assessment attached.   
 

14 Explain if any changes are 
proposed to the road layout at 
the entrance to the property to 
provide a turning bay, or will 
vehicles block the east bound 
lane?  
 

There is no turning bay proposed, with 
vehicles required to wait in the east 
bound lane to turn right. This is 
considered acceptable given the scale 
of development, moderate scale of the 
car park, that Lakeside Parade is a 
minor collector road with a 50km/hr 
speed limit and limited delays are 
expected.  
 

15 Explain if the recommendations 
of the acoustic study have been 
incorporated in the design. Are 
these amendments to the 
design consistent with changes 
needed to achieve the bush fire 
criteria?  
 

Under the acoustic report, the 
construction requirements of the pub 
include:  
 
-Glazing installed at a minimum of 
6.38mm/10.38mm laminate (depending 
on location);  
 
And for outdoor enclosed area:   

- Metal deck sheeting;  
- Minimum 100mm cavity with 

100mm thick glass wool;  
- 13mm plasterboard ceiling; and 
- ceiling to be lining with absorptive 

material with a minimum noise 
reduction coefficient of 0.75.   

 
These requirements do not conflict with 
the bushfire assessment and the 
requirement for a BAL 29 construction.  

 
 
Jane Hetherington 
Senior Development Assessment Planner 
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