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10 October 2025

Mr John Ruddick MLC

Chair, Select Committee on Rural Housing and Second Dwellings Reform
NSW Parliament

6 Macquarie Street

SYDNEY NSW 2000

Dear Mr Ruddick,
RE: Parliamentary Inquiry — Select Committee on Rural Housing and Second Dwellings Reform

I am writing to you regarding the inquiry into rural housing and second dwellings reform.

Camden Council’'s submission on the inquiry is attached to this letter for the committee’s reference.
Please note that this submission has been prepared by Council officers and is not formally endorsed
via a resolution of Council. Due to the timing for release of the Committee’s inquiry terms of reference,
and Council’'s meeting schedule, it was not possible to report the submission to Council before the
Committee’s due date of 10 October 2025.

Council officers understand this parliamentary inquiry to be an investigation of potential planning
reforms to facilitate the construction of second dwellings on rural zoned land in NSW. The Select
Committee will examine a range of potential changes to planning controls, with a focus on streamlining
approval pathways, addressing zoning and environmental considerations, and assessing the impacts
on rural land use, infrastructure and housing outcomes.

The Camden local government area (LGA) is one of the fastest growing areas in NSW. However,
Camden has a historically rural landscape, with rural zones currently covering approximately 50% of
the LGA. The rural zoned area will reduce to about one third of the LGA once the South West Growth
Area (SWGA) is completely developed.

Camden Council is committed to protecting, maintaining and enhancing its remaining rural lands. To
achieve this, Council has prioritised directing future urban development within the SWGA and strategic
centres of Leppington and Narellan, while ensuring the preservation of historical townships, rural
landscapes and scenic beauty in the Metropolitan Rural Area (MRA). This approach to planning
considers the unique challenges, opportunities and characteristics of the Camden LGA. Planning
reforms which create state-wide ‘blanket’ controls to increase the size and permissibility of second
dwellings on rural land, and streamline approval pathways, would undermine this approach.
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Should you require any further information regarding the points raised in this submission please do not
hesitate to contact Clare Aslanis, Team Leader Heritage, Precincts & Rural of Council's Strategic
Planning Branch. Clare can be contacted on or via email at

Yours sincerely

Nicole Magurren
Director Planning and Environment

Attachments

1. Camden Council submission — Parliamentary Inquiry — Select Committee on Rural Housing and
Second Dwellings Reform — October 2025.
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Submission - Parliamentary Inquiry - Select Committee on

Rural Housing and Second Dwellings Reform

Please note that this submission has been prepared by Council officers and is not
formally endorsed via a resolution of Council.

In preparing this submission, Council officers have reviewed:

e Resolution establishing committee — Rural Housing — 6 August 2025;

e Terms of reference — Rural Housing — updated 27 August 2025; and

e Draft Model Instrument — State Environmental Planning Policy (Rural Housing)
Amendment (Second Dwellings) 2025.

This submission requests that as a Sydney Outer Metropolitan Council, Camden continues to
be able to determine the permissibility, size and scale of dwellings on rural zoned properties
at a local planning scale. A ‘blanket approach’ to controls for second dwellings on rural
properties in the Camden local government area (LGA) is unsuitable for the following reasons:

1. Local planning produces better outcomes for the local community.

In preparing key strategic documents such as the Community Strategic Plan, Council works
closely with its community to understand their vision and priorities for the LGA. Therefore,
Council is well placed to understand housing demand and supply on a LGA-scale and make
informed decisions to ensure housing is provided in the most appropriate and efficient manner
for the local community.

The Greater Sydney Region Plan and Western City District Plan seek to limit urban
development to within urban areas (including Growth Areas) while recognising the
environmental, social and economic values of the Metropolitan Rural Area (MRA).

In line with the Region and District plans, Camden’s local strategic planning documents focus
on directing future housing development within the South West Growth Area (SWGA) and
strategic centres (Narellan and Leppington), while ensuring the preservation of historic
townships, rural landscapes and scenic beauty in the MRA.

2. Existing local planning controls already permit second dwellings on land in rural
zones.

It is unlikely that reforms to allow larger ‘second dwellings’ on rural zoned land would increase
planning capacity for housing in rural areas above what is already permitted in the Camden
LGA. The draft model instrument states that the reforms will not allow more than two dwellings
on a single lot. However existing planning provisions in the Camden LGA already allow
landowners to have two dwellings on land in a rural zone. In the Camden LGA, both dual
occupancies (attached) and/or secondary dwellings and are permitted with consent in all rural
zones (as follows) under the Camden LEP 2010 (Camden LEP):

e RU1 Primary Production;

e RU2 Rural Landscapes;

e RU4 Primary Production Small Lots; and

e C4 Environmental Living zones (secondary dwellings only, not considered a rural zone
but mentioned in terms of reference).
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Rural Housing and Second Dwellings Reform

This permissibility is supported by provisions in the Camden LEP and Camden Development
Control Plan 2019 (Camden DCP) which take into consideration the local character and
surrounding land uses in the area.

Optional clause 5.5 - Controls relating to secondary dwellings on land in a rural zone of the
Standard Instrument — Principal Environmental Plan already provides flexibility at the LGA-
level for councils to determine the appropriate size of secondary dwellings on rural zoned land.
The Camden LEP adopts this clause and permits secondary dwellings on land in rural zones
to have a floor area of 60 square metres, or 25% of the total floor area of the principal dwelling,
whichever is greater.

Increasing flexibility for the size of second dwellings on rural zoned land, and streamlining
approval pathways, would undermine existing development controls which consider existing
land uses in surrounding areas. It is requested that councils continue to be able to determine
the permissibility, size and scale of dwellings on rural zoned properties at an LGA scale.

3. Risk of rural land use conflict and impact on rural residential amenity.

Camden’s community highly values the character of its rural areas and have indicated they
wish to protect rural amenity. This has been recognised through Council’'s Local Strategic
Planning Statement (LSPS), and Rural Lands Strategy which prioritise the protection of
Camden’s rural lands.

While protecting this amenity is a Council priority, rural zoned land is often susceptible to land
use conflict between rural and rural residential uses. These conflicts typically arise when there
is insufficient separation between rural land uses and residents who often have limited or no
understanding of these uses.

To ensure ‘second dwellings’ on rural properties do not conflict with existing rural and
agricultural practices, and the amenity of Camden’s rural residential areas, adequate planning
provisions are required. In the Camden LGA, minimum lot size provisions and minimum
setback controls for rural areas are key planning tools used to prevent land use conflict and
protect this rural residential amenity. These controls are supported by objectives for rural
zones in the Camden LEP and Camden DCP which guide developments to ensure they are
compatible, and sited and designed with consideration of surrounding primary production and
rural residential land uses.

One of the potential outcomes of the planning reforms outlined in the draft model instrument
is ‘removing or relaxing distance restrictions’ for setback requirements. Putting reduced
‘blanket’ setback controls in place through a complying development pathway would
undermine existing local planning provisions and do not provide room for consideration of the
different separation distances required for various rural and agricultural land uses.

Further, Camden’s rural areas and the capacity of infrastructure in these areas are not planned
to accommodate additional residents. Permitting larger second dwellings may have
unintended consequences which impact the quality of existing roads, the provision of
infrastructure services and local character.

It is understood that point h. of the terms of reference outlines consideration of non-
discretionary development standards and legal frameworks for ownership. While this does not
expressly state consideration of provisions allowing subdivision, any reduction in the current
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Rural Housing and Second Dwellings Reform

40ha minimum lot size for Camden’s RU1 zone, or provisions allowing further subdivision of
rural land could result in additional dwelling entitlements that may result in land use conflict.
Council officers do not support any reforms which would enable further subdivision of land in
rural zones as the fragmentation of land ownership may undermine the principle purpose /
objectives of the zone.

4. Flooding, bushfire prone land, biodiversity and native vegetation in rural areas
need to be adequately considered in development assessment.

The Nepean River and its flood plain runs north along the western side of the Camden LGA
which is largely zoned RU1 Primary Production. The Nepean River corridor and Camden’s
rural areas more broadly contain significant amounts of native vegetation which are not
protected within public reserves and face degradation from development and surrounding land
uses. One of the key objectives of Camden’s Biodiversity Strategy is to use planning
mechanisms to protect natural areas from the impacts of development.

Given the presence of these large areas of vegetation, Camden’s rural areas also contain a
significant proportion of bushfire prone land.

As a result of these environment constraints, development in rural areas often requires the
preparation of flood impact assessments, bushfire assessments and/or biodiversity
development assessment reports. Environmental considerations such as biodiversity, flooding
(including evacuation routes) and bushfire prone land should be considered in development
assessment, and the environmental characteristics of Camden’s rural areas make it
inappropriate for these types of issues to be addressed through a complying development
pathway or a ‘blanket control’ approach to second dwellings on rural land.

5. Itis unclear where the proposed reforms would apply.

Point 1(a) of the terms of reference outline that the inquiry is considering planning instruments
and development controls with an “emphasis on Outer Metropolitan Local Government Areas”
although excluding Greater Sydney. This wording creates some ambiguity around where the
proposed planning reforms would be applied. Outer Sydney Metropolitan LGAs such Camden
would be considered as both part of Greater Sydney and as an Outer Metropolitan Local
Government Area.

6. There is sufficient capacity in the South West Growth Area to support housing
growth in the Camden LGA.

One of the key priorities of Camden’s Local Housing Strategy is delivering the right housing in
the right location. The provision of appropriate, coordinated, efficient and timely infrastructure
is essential to achieve livable and sustainable communities and long-term housing supply.
Provision of infrastructure and services to dispersed rural areas is inefficient compared to the
delivery of identified growth areas.

The SWGA is largely undeveloped and is projected to provide an adequate supply of land to
meet Camden’s future housing needs and targets. In the Camden LGA, prioritising the delivery
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of infrastructure to service the SWGA will have a much greater benefit in delivering housing
capacity and diversity, than permitting larger second dwellings on rural zoned land.

Conclusion

As outlined in this submission, Council officers believe that planning reforms to facilitate
greater rural housing options, particularly larger second dwellings, are not required for the
Camden LGA for the following reasons:

1. Local planning produces better outcomes for the local community;

2. Existing local planning controls already permit second dwellings on land in rural
zones;

Risk of rural land use conflict and impact on rural residential amenity;

4. Flooding, bushfire prone land, biodiversity and native vegetation in rural areas
need to be adequately considered in development assessment (including
evacuation routes in times of emergency);

5. Itis unclear where the proposed reforms would apply; and
6. There is sufficient capacity in the South West Growth Area to support housing
growth in the Camden LGA.

It is requested that Camden Council continues to be able to determine the permissibility, size
and scale of dwellings on rural zoned properties at an LGA scale.






