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URALLA SHIRE C NCIL

17 March 2015

ORDINARY MEETING OF COUNCIL
1.00pm Monday 23 March 2015

Notice is hereby given that a meeting of the Council of Uralla will be held at Council
Chambers, Salisbury Street, Uralla on Monday, 23 March 2015 commencing at
1.00pm.

Lunch will be provided for Councillors at 12.30pm prior to the commencement of the

meeting.

Damien Connor
GENERAL MANAGER
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-BUSINESS AGENDA -
Ordinary Meeting of Council

1pm 23 March 2015

Opening & Welcome
Prayer

Acknowledgement of Country

= s

Apologies
Request for Leave of Absence for Cr Leanne Cooper

Disclosures & Declaration of Interests
Confirmation of Minutes of Previous Meeting

Announcements

© N @ !

Tabling of Reports & Petitions
9. Presentations
10. Deputations

11.Urgent Supplementary & Late Items of Business

12.Written Reports from Delegates

13. Mayoral Minute
Nil

14. Recommendations for Items to be Considered in Confidential Section

 Department: frastructure and Regulation :
Submitted by: Manager of Town Planning and Regulation
Reference: 2.16,03.13 e

| Subject: Land Disposal - Karava Place, Uralla

This report is presented to the CLOSED section of the Environment, Development &
Infrastructure Committee meeting under section 10A {2c) of the Local Government Act
(NSW) 1993.

A council, or a committee of the council of which all the members are councillors, may
close to the public so much of its meeting as comprises:

(a) the discussion of any of the matters listed in subclause (2}, or

(b) the receipt or discussion of any of the information so listed.

(2) The matters and information are the following: [delete non-relevant clauses])

(c) information that would, if disclosed, confer a commercial advantage on a person
with whom the council is conducting {or proposes to conduct} business,




15. Reports from the General Manager

Called: ltem 1 Office of Sport & Recreation Grant — Uralla
Sporting Complex
16. Reports from the Corporate & Community Committee
Called: 1.16.03.01 Report on Community Services
Called: 1.16.03.02 Visitor Infermation Centre {VIC) Upgrade
17. Reports from the Environment, Development & Infrastructure Committee
' Called: 2.16.03.01 Works Progress Report to 1 iviarch 2015
' Called: 2.16.03.02 Works Planning Report March 2015
' Called: 2.16.03.03 Development Approvals and Refusals for
February 2015
Calied: 2.16.03.04 Local Development Performance Monitoring
Report 2013-2014
Called: 2.16.03.05 Namoi Water Allilance Deed of
Agreement
Called: 2.16.03.06 Abington Creek Bridge
Called: 2.16.03.07 Draft Drought Management Plan
Called: 2.16.03.08 Planning Proposal: Uralla Flood Planning Map —
Division Decision
Called: 2.16.03.09 Planning Proposal Boundary Adjustment Clause
and Rural Detached Dual Occupancy Dwellings —
Division Decision
Called: 2.16.03.10 Uralla Development Control Plan 2011
Amendments
Called: 2.16.03.11 Dwelling under Clause 4.6 Uralla Local
Environmental Plan — SA Gapes - Division
Decision
Called: 2.16.03.12 Development Application — Burnett: Division
| Decision

18. Motions on Notice
Nil

19. Schedule of Actions — As at 17/03/2015

20. Confidential Business

Department: Infrastructure and Regulation
Submitted by: Manager of Town Planning and Regulation
Reference: 2.16.03.13

|Subject: ~ Land Disposal - Karava Place, Uralla

21. Authority to Affix the Common Seal
» Affixing of Council Seal to Section 88b instrument — DA -76-2013 -R

Howlett - Division Decision

» Affixing of Council Seal to Section 88b instrument - DA-21-2013-A & K

Wilkinson

22. Meeting Close

www.uralla.nsw.gov.au
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REPORTS FROM THE GENERAL MANAGER

@/ @] REPORT TO COUNCIL

Department: Community and Culture

Submitted by: Executive — Community & Culture

Reference: Item 1

Subject: Office of Sport & Recreation Grant — Uralla Sporting Complex
LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective A healthy community is encouraged and promoted.

Strategy: Encourage and facilitate activities for young people

Action: Contribute to the development of an Open Space Strategy.
SUMMARY:

The purpose of this report is for Council to consider acceptance of a grant of 525,000 that is being
offered by the Office of Sport and Recreation, to partly fund the installation of two hard courts at the
Uralla Sporting Complex that will be fitted out to be used for sports such as Basketball, Netball and
Volleyhall.

OFFICER’S RECOMMENDATION:
That:
1. Council accepts the grant of $25,000 from the Office and Sport and Recreation;
2. Detailed guotations for the construction and fit-out of the courts be obtained; and
3. That the remainder of funds needed to construct the courts be included in the draft
2015/16 budget and Operational Plan.

BACKGROUND:
The Uralla Sporting Complex currently lacks facilities for a number of popular court sports, such as

Basketball, Netball, Handball and Volleyball. Resultantly a grant application was submitted to the
Office of Sport and Recreaticon late last year for the construction of courts, which would allow for
these sports to be played on quality facilities within our own shire.

Council received notice last weesk that it has been successful in obtaining partial funding for the
project in the amount of $25,000. It was initially planned to construct four {(4) courts in the project,
but the partial-funding of $25,000 would realistically make it only feasible to construct two (2} courts
at this stage. Initial estimates have the construction costs at approximately $35,000 per court.

REPORT:
The courts, if constructed, would add additional playing facilities to the complex and allow for new
sports to be played locally.
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Communities and individuals from rural locations, such as Uralla, often experience poorer health
ocutcomes compared to those in metropolitan areas. Locally accessible high quality sporting facilities
are essential to ensure that healthy lifestyle choices can be made and maintained within the town.

The issue of lack of public transport, as travel is required for participation in many sports out of town,
adds further barriers to Uralla residents’ ahility to access sports currently not available in town. The
development of quality multi-sport facilities will not only provide local access to healthy lifestyle
endeavours and opportunities for developing social participation, but will also allow an increase in
the use of the sporting complex, potentially even for regional sporting events, which have the
potential to provide a boost to the local economy.

This project forms part of broader strategy for the Uralla Sporting Complex, which will enable the
Sporting Complex to be utilised more fully, provide a hetter quality of facilities for local sporting and
other groups, and allow for the facilities to be potentially used for regional or majcr events.

The initial estimated cost of the courts is $35,000 per court, meaning that the construction cost for
two courts would be approximately $70,000. Therefore with a partial grant of $25,000 Council would
still need to commit approximately $45,000 of its own funds in the 2015/16 budget to deliver the
project.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Sport and Recreation consultative panel

2. Policy and Regulation
N/A

3. Financial {LTFP}
Total project cost estimated at $70,000
$25,000 of grant funds being offered
Council to allocate an additional $45,000 of own source funds within the 2015/16 budget.
A small recurrent allocation would also be required for minor maintenance.

4, Asset Management {AMS)
The new courts would need to be incorporated into the relevant asset management plan and
minor maintenance allowed for in future periods.

5. Workforce (WMS)
N/A

6. Legal and Risk Management
N/A

7. Performance Measures
Not established
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8. Project Management
If the funds are accepted and the project committed to, then a full project plan would need
to be constructed. The project is expected to be delivered by contractors, with contract
management and supervision t¢ be undertaken by staff.

Olivia Wood
Executive Manager Community and Culture

Prepared by staff member: Olivia Wood

TRIM Reference:

Approved/Reviewed by Manager:  Damien Connor
Department: Community and Culture
Attachments: Nil
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23 March 2015

REPORT TO COMMITTEE

URALLA SHINE CHUNCI

Department: Community and Culture

Submitted by: Executive Manager ~ Community and Culture
Reference: 1.16.03.01

Subject: Report on Community Services

K
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LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: Quality of Life

Strategy: The quality of life of the Shire’s aged and disabled people is enhanced
Action: Provision of Community Care services

SUMMARY:

The purpose of this report is to provide an update to Council on the progress being made against
Council's Community Strategic Plan, and more specifically the 2014/15 Qperational Plan, with regard
to Community Care Services.

OFFICER’S RECOMMENDATION:
That the report be received and noted.

COMMITTEE'S RECOMMENDATION:
That the report be received and noted.

BACKGROUND:
The nationa! aged and disability reform agenda is moving towards client directed care with the focus
being on choice and flexibility for clients to direct their care choices to allow them to remain
independent and living in the community. There are two key changes occurring simultaneously:
e National Disability Insurance Scheme {NDIS) is currently been trialled in the Hunter region
with roll out to other areas over the coming years. No dates have been determined, but it is
likely to be rolled out to this area in 2016.
e Aged Care reforms commenced in July 2014 for new clients, with all clients having to
transition to the new arrangements in July 2015

Page 1 of the Reports from the Corporate & Community Committee to the Ordinary Council
Meeting on 23 March 2015
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Community Services has been making preparations for these changes as reported below, including
preparations for verification and accreditation for both aged and disability services.

REPORT:

1) Verification and Accreditation
1.1 NDS Verification
Council’s Community Disability Services underwent NDS verification on 19 & 20 February 2015. This
included Tablelands Community Services (TCS), Kamilaroi Aged and Disability Services (KADS) and
Tablelands Community Transport (TCT). Verification is a requirement to continue to provide services
and receive funding for clients with a disability. NDS verification was achieved with each of the 18
Key Performance Indicaters (KPls) successfully met. The verifiers had very positive feedback in their
report including:

e High level organisational, administrative and communication strategies were observed and
discussed with key staff involved. The development of a quality management system to
underpin all legislative requirements and operational procedures has been implemented by
management and senior staff and is an ongoing process.

o Cultural awareness is interwoven into the fabric of this service. From induction of staff to
recruitment of indigencus specific case managers to cater to the needs of the Aboriginal and
Torres Strait Islanders {ATSI) clients in the area.

» (Clients felt that a great service was provided.

s The three (3} key themes that Clients’ comments supported were:

t really have a say in what | want to do in my life and the service | receive.
- The Service is there to provide support as well provide the best outcomes for us.
The staff members are so caring and great with us, we are lucky to have them here.

o Council is prepared for the changes within the sector with planning for the future. The
passion and commitment of the staff to the people they work with is so easy to see.

* Strong governance and commitment from Council gives this service structure and stability.

A few suggested improvements were given by the verifiers, which have been incorporated into the
improvement log.

1.2 Aged Care Accreditation
Aged Care accreditation for Community Aged Care services has recently moved under the Australian
Aged Care Quality agency — the same Australian Government department who has conducted
reviews on Residential Aged Care Facilities.
e Accreditation visits for TCS and Bundarra Neighbourhood Aid tock place on 4 & 5 February.
The 18 expected outcomes from the accreditation visit were met for both sites.
o All KADS sites will undertake accreditation during March 2015.

Page 2 of the Reports from the Corporate & Community Committee to the Ordinary Council
Meeting on 23 March 2015
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23 March 2&15

2 Community Support developments
An update on key pieces of work being undertaken in the Community Care portfolios is as follows:

2.1 Realighment of services under community care towards a strong robust team with clear
direction and limitation of duplication including:

e The team has successfully developed an integrated annual service plan and managers
and other staff members are working well together as one service.

e New marketing material has been developed with a consistent integrated brand that is
professional and allows ease of marketing and promotion of services — copies will be
made available at the meeting. Forward plans include the development of a service
specific website linked to Council’'s website.

2.2 Commonwealth Home Support Program

The Home and Community Care (HACC) program will transition to the new Commonwealth
Home Support Program (CHSP) from July 2015. The draft guidelines have been issued and a
new nationally consistent fees policy is available for review at https://www.dss.gov.au/our-
responsibilities/ageing-and-aged-care/aged-care-reform/commonweaith-home-support-
programme

The documentation has been reviewed, and changes are in line with preparations already
underway at Council.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Nil

2. Policy and Regulation
National Disability Scheme Regulations
National Aged Care standards

3. Financial (LTFP}
NA

4. Asset Management (AMS)
Nil

5. Workforce (WMS)
NA

Page 3 of the Reports from the Corporate & Community Committee to the Ordinary Council
Meeting on 23 March 2015
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23 March 2015

6. Legal and Risk Management
NA

7. Performance Measures
NA

8. Project Management

NA
Prepared by staff member: Olivia Wood
Approved/Reviewed by Manager:  Olivia Wood
Department: Community and Cultural Services
Attachments: Nil

Page 4 of the Reports from the Corporate & Community Committee to the Ordinary Council
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REPORT TO COMMITTEE

URALLA SHINE CSFUNCI

Department: Community and Culture

Submitted by: Executive Manager — Community and Culture
Reference: 1.16.03.02

Subject: Visitor Information Centre {VIC) Upgrade

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: Tourism opportunities are promoted and supported to attract visitors to the Shire
and ensure its economic strength and viability

Strategy: Develop a comprehensive project plan on VIC redevelopment

Action: VIC redevelopment

SUMMARY:

The purpose of this report is to present the committee with further information about the Visitor
Information Centre (VIC) upgrade, so a decision can be made regarding which preliminary plans suit
the strategic approach. At the May Council meeting it was agreed that a comprehensive project
plan, scope of works and preliminary designs/costings be undertaken for the VIC refurbishment. The
plans and scope are attached to this report.

OFFICER’S RECOMMENDATION:
That:
1. Council elects to set a scope of works for the ViC upgrade (as per Attachment B) being the
refurbishment of the facility without a café;
2. Council considers the required budget allocation of $180,000 for the upgrade as part of the
2015/16 Operational Plan and Long Term Financial Plan construction process.

COMMITTEE’S RECOMMENDATION

That the General Manager be requested to bring back a report on future options for tourism
services holistically, including a further break down of the costs associated with the refurbishment
of the Visitor Information Centre.

BACKGROUND:
Council undertook at workshop to discuss potential VIC redevelopment on March 2014. This raised

the issues of the inadequacy of the existing facility and the future needs of a Tourism hub in Uralla.
In addition Will Winter Consulting prepared the Uralla Visitor Information Centre Review &
Development Options 2013-15 paper.

This is Page 5 of the Report referred to in the Minutes of the Ordinary Meeting held
on 23 February 2015
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The review of plans and initial costing has highlighted the need for Council to finalise the strategic
direction and determine the future use of the space. One of the report recommendations is that the
space not be released as a Café until a thorough analysis and review of risk is complied - this report
will provide such an analysis.

REPORT:
This report gives consideration to the best use of the space for the VIC, and if incorporation of a Café
into this space is the strategic direction Council wishes to pursue.

1. Review of recommendations from WILL WINTER CONSULTING — Uralla Visitor Information
Centre Review & Development Options 2013-15
The report recommends that careful consideration be give to the redevelopment of the VIC
and the ongoing incorporation of a café. The report points out a number of key
considerations for possibly excluding a café as part of this refurbishment:

s Lleasing part or all of the UVIC floor space to an external business entity, for purposes
other than promotion of tourism and visitor numbers is arguably not aligned with the
strategic intent of the UVIC. Leasing part of the UVIC building renders this part of the
premises unusable for these purposes, and takes it out of the direct control of the Shire.
While there may be some synergies and shared interests between the contracting parties,
it could be argued that the overriding (public good) objectives for operation of a VIC by a
Shire will be significantly different to the (private profit) interests of lessees (p14)

*  Freeing up of space: this space would enable refurbishment of this and other areas of the
UVIC fayout, fixtures and fittings to provide for a greater range of produce and souvenirs
for sale, more ambient use of light, increased storage and office space for UVIC Staff, and
possibly construction of dedicated rest rooms (internally accessible) for staff (p 18)

e That Uralla Shire not re-lease the UVIC coffee shop space, after the current lease expires
on June 30th 2014.(p22)

o That a detailed business plan be drawn up to explore the feasibifity of UVIC continuing to
operate a coffee shop as an integral part of the Centre’s operations after June 2014. That
such a plan be scoped to include risk analyses, as well as capital cost estimates associated
with fit out, refurbishment and possible renovation of the UVIC for this option. That such
a plan also incorporate new technology associated with family research and other
themes outlined in section 6.0 of this report. (p22)

2. Objectives of the VIC and Council’s Tourism plan
The 2014/15 Operational Pian states that the objective of the Tourism portfolio is as foliows:
Tourism opportunities are promoted and supported to attract visitors to the Shire and
ensure its economic strength and viability

The incorporation of a Café into the space of the VIC could be considered counterproductive

to this objective for the following reasons:
» Firstly the café significantly encroaches on the space for current tourist attractions
such as the Gem collection {which may need to be incorporated into the Library if

Page 6 of the Reports from the Corporate & Community Committee to the Ordinary Council
Meeting on 23 March 2015



3.

REPORTS FROM THE CORPORATE &
COMMUNITY COMMITTEE

the Café is reopened and the proposed office incorporated into the refurbishment).
There is also inadequate space for Tourist information brochures and displays and a
limit to the stock that can be sold.

It is recommended that future business plans for the UVIC adopt g more targeted
approach to building sales of merchandise fincluding food and drink). Sales are a
function of the perceived purpose of the UVIC by customers, and (given the
current fow level of sales) modest investments in marketing (including internet
and online), visual displays, lighting, fayout and furnishings for the Centre are
likely to produce good returns (revenue and profits) from improved retail sales
resufting from these initiatives.

# Secondly careful consideration should be given to the role of the VIC and Council in
tourism in Uralla. If USC leases or runs a café in Uralla this could be perceived as a

competitive entry into the already contestable space of food and beverage provision in

Uralla. There is no shortage of cafes on the main street, with more opening in the past

few months. The core role of the Tourism centre should be to promote local business

and by including a café at the VIC, tourists may not be encouraged to walk the short

distance up the main street and see the Uralla tourist opportunities and visit local
businesses.

Perceptions of the UVIC moving into ‘competition’ with other businesses in the
town may be an issue with this renewed focus, and from this point of view
commission sales of high quality representative goods from other retailers in the
town (p20)

Leasing part of the UVIC premises to a third party arguably does not align with
the strategic {and/or operational} purpose of the Centre and on this ground
alone, its renewal is difficult to justify.(p15)

It should be noted, however, that those interviewed during the consultation did not

appear concerned if the VIC incorporated a coffee shop from a competition point of

view, although the report does not mention numbers of business spoken to.

Impacts of the Café closure to date on VIC numbers and sales
Since its closure in July 2014 a minimai impact has been felt in terms of sales and visitors to the VIC.

Visitor Statistics

Year

Total | Jan | Feb [ Mar | Apr | May | Jun | Jul | Aug | Sep | Oct | Nov | Dec

2011

11325 953 | 603 | 1021 | 1376 | 837 | 889 | 885 | 814 [ 1020 | 1072 | 883 | 972

2012

10588 | 1207 | 730 | 881 | 1182 | 757 | 703 | 779 | 690 | 1008 | 1130 | 764 | 757

2013

11328 | 1120 | 856 | 1044 | 1305 | 1018 | 741 | 891 | 728 | 946 | 1088 | 807 | 784

2014

11276 | 1342 | 759 | 962 | 1253 | 905 | 682 | 811 [ 694 | 980 | 1187 | 798 | 903

2015

1983 | 1205 | 778

Page 7 of the Reports from the Corporate & Community Committee to the Ordinary Council
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Since the closure of the café at the end of June 2014 there has been a total of 7,356 visitors through
the Visitor Information Centre.

This is 11 more visitors than for the same period in the previous year.

The month of October2014 recorded the highest visitation for this month for the past four
years, while the months of August and December 2014 were second highest for the
corresponding months over the same period.

VIC Sales Figures {$ inc. GST)

Year Total Jul Aug Sep Oct Nov Dec Jan Feb Mar Apr May Jun
-2::)211 12304 617 656 1361 965 1081 1156 1744 904 670 1315 | 1035 800
2012
13 16243 878 978 1107 1537 871 1180 1478 1091 1500 | 2245 | 2178 | 1200
2013
14 19865 1936 1337 1401 1949 1709 2113 2173 1351 1677 1922 | 1182 | 1113
2014
15 14032 1645 1276 1912 1714 1322 2515 22595 1354 | - - -
¢ Since the closure of the café at the end of June, 2014 there has been a total of $14,032.40
(inc. GST) in VIC sales,
o This is $61.90 more than for the same period in the previous year.
o This was achieved despite minimal stock levels for the months of July and August of
the 2014-15 Financial Year.
* December 2014 and January 2015 recorded the two highest individual monthly sales figures
to date.
¢ Were sales to proceed for the remainder of the 2014-15 Financial Year on par with sales to
date, the total annual taking would be $21,048.60.
o This would be $1,183.50 more than for the previous Financial Year.
4. Cost

The following table depicts the costs for the refurbishment and includes the potential income
from leasing the café and cost of air-conditioning units (based on split units for Café/VIC). These
figures are based on a preliminary quote and are indicative. It is noted that further work would
need to be done on the proposed refurbishment plans and a call for quotes conducted.

Café and VIC VIC refurbishment Difference in cost

refurbishment

Quote (GSTincl) | $214,808 $ 123,970 1 $90,838
|
Air-conditioning ! 528,800 $23,490 $5,310
Lease $13,000pa* 50
Total - | $243,608 + 20% $147,460 + 20% $96,148 + 20%

*lease based on $250 pw as in the report recommendations

Page 8 of the Reports from the Corporate & Community Committee to the Ordinary Council
Meeting on 23 March 2015




REPORTS FROM THE CORPORATE &
COMMUNITY COMMITTEE

Note there is no contingency built into quote — a recommendation of 20% to be added to each
quote.

Additional sales may also be generated through increased stock if the VIC non café option goes
ahead. This potential income has not been calculated at this stage.

Consideration should be given to the Return on Investment {(ROI) if the café is incorporated and
additional capital funds have to be sourced for the building. At a straight repayment rate of
$13,000pa it will take an additional 6.4 years to pay off the café. There would also be interest
charges on top of this rate, which would add to the payback period being beyond a decade.

KEY ISSUES:

» Does the incorporation of the café align with strategic objectives of Uralla Shire Council
Tourism

e Will the café compete with local businesses and detract from tourists accessing the main
street and tourist attractions

¢ Recommendations from the report commissioned in 2013 lean towards the café not being
incorporated into the VIC refurbishment

¢ Limited impact has been felt on numbers and sales since the café closure in July 2014.

CONCLUSION:

After considering the information supplied in this report, the committee needs to determine
whether to pursue a refurbishment with a café included or a refurbishment with expansion of the
Visitor Information Centre,

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Plans to go on display once a determination has been made.

2. Policy and Regulation
NA

3. Financiai (LTFP)
There is a capital budget allocation for 2014/15 of $50,000
Additicnal funds will need to be allocated in 2015-16 budget, depending on the option
selected for refurbishment.

4. Asset Management (AMS)
An Asset Management Plan for Council’s operational buildings is yet to be developed.

5. Workforce {WMS)
Nil

6. Legal and Risk Management
The refurbishments need to meet all building standards and codes.

Page 9 of the Reports from the Corporate & Community Committee to the Ordinary Council
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7. Performance Measures
NA
8. Praoject Management
NA
Prepared by staff member: Olivia Wood

TRIM Reference:
Approved/Reviewed by Manager:  Damien Connor
Department: Tourism
Attachments: A. Draft Plan 1 — incorporating café
B. Draft Plan 2 —no café
C. WILL WINTER CONSULTING — Uralla Visitor Information
Centre Review & Development Options 2013-15
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REPORTS FROM THE ENVIRONMENT,
DEVELOPMENT & INFRASTRUCTURE COMMITTEE

URALLA SHIKE

REPORTTO COMMITTEE

Department:
Submitted by:
Reference:

Infrastructure & Regulation
Manager Infrastructure & Works

2.16.03.01

E

Subject:

Works Progress Report to 1 March 2015

— — - = Lame

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Provide, maintain, renew and replace Council’s transport network including urban

Undertake maintenance program in line with established service levels and

Objective: Uralla Shire has safe and effective transport systems
Strategy:
streets and sealed and unsealed roads
Action:
intervention points
SUMMARY:

The purpose of this report is to inform Council of the works that have been completed or progressed
for the previous month.

OFFICER’S RECOMMENDATION:
That the report be received and noted.

COMMITTEE’S RECOMMENDATION:
That the report be received and noted.

REPORT:

Main Road Maintenance
MR73 North and South
MR124

MR132

Sealed Roads Maintenance
Uralla Streets

Bundarra Town Area
Invergowrie Area
Kentucky/Wollun Area
Kingstown Road

Sealed Rural Roads

Patching, mowing
Patching, mowing
Maintenance, patch grading

Patching

Patching

Patching

Patching

Completed Minor Curve Widening at 38.8km
Shoulder mowing.
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REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

KEY ISSUES:

 Nil

Robert Bell

Unsealed Roads Maintenance

Grading

Gwydir Park Road
Woodlands Road
Bakers Creek Road
Retreat Road

Old Wollun Road
Bakers Lane
Dorley Lane
Haynes Lane
Martins Lane
Brechts Lane
Brady Lane
Mabbotts Lane
Jobsons Lane
Westvale Road

Construction Crew
MR73 Thunderbolts Way

MR132 Barraba Road
MR124 Bundarra Road
Bridge / Sign Crew
Abington Bridge MR73
MR73 Thunderbolts Way

Uralla

Town Area
Uralla

Director Infrastructure & Regulation

Prepared by staff member:

TRIM Reference:

Approved/Reviewed by Manager:

Department:
Attachments:

Graded
Grading Completed
Grading
Graded
Graded
Graded
Graded
Graded
Graded
Graded
Graded
Graded
Graded
Grading

Continued construction of approaches for the
new Emu Crossing bridge.

Completion of Black Spot Upgrading project
east from Tamworth Council boundary.
Commence Repair Program Project West
from Saumarez Creek Bridge

Maintenance

Emu Crossing Bridge. Commence rock work
abutment protection

Hampden Park relocate shelter

General maintenance

Manager Infrastructure & Works
U07/3041
Director Infrastructure & Regulation

Infrastructure & Regulation

Nil
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REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &

INFRASTRUCTURE COMMITTEE
@/ @ REPORT TO COMMITTEE

Department: Infrastructure & Regulation
Submitted by: Manager infrastructure & Works
Reference: 2.16.03.02

Subject: Works Planning Report March 2015

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: Uralla Shire has safe and effective transport systems

Strategy: Provide, maintain, renew and replace Council’s transport network including urban
streets and sealed and unsealed roads

Action: Undertake maintenance program in line with established service levels and

intervention points

SUMMARY:
The purpose of this report is to inform the committee of works that are proposed to be carried out
or continued in the next month,

OFFICER’S RECOMMENDATION:
That the report be received and noted.

COMMITTEE'S RECOMMENDATION:
That the report be received and noted.

REPORT:
1. Main Road Maintenance

Bitumen patching

Guide posting

Sign maintenance

Heavy patching

Reseal program
Shoulder mowing

2. Sealed Roads Maintenance
Bitumen patching
Guide posting
Terrible Vale Road shouider grading
Reseal Program
Shoulder mowing

Page 6 of the Reports from the Environment, Development & Infrastructure Committee



REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &

INFRASTRUCTURE COMMITTEE
3. Unsealed Roads Maintenance
Bingara Road Grade
Bakers Creek Road Grade
Kentucky Area Grade
4, Bridge/Sign Crew
Emu Crossing Rock Abutment protection construction
Enmore Road Maintenance
General maintenance
5. Construction
MR73 Thunderbolts Way Emu Crossing Bridge: bridge contractor to
continue on site
MR73 Thunderbolts Way Pavement Rehabilitation: Williams Road
MR124 Pavement rehabilitation for 500m from
Saumarez Creek
6. Town Works

KEY ISSUES:

Routine maintenance

» The effects of the planned works on the environment have been reviewed. No significant
effect is likely.

Robert Bell

Director Infrastructure & Regulation

Prepared by staff member:
TRIM File Reference:
Approved/Reviewed by Manager:

Department:
Attachments:

Manager Infrastructure & Works
ua7/3041
Director Infrastructure & Regulation

Infrastructure & Regulation

Nil
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REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

REPORT TO COMMITTEF
Lttt

Department: Infrastructure & Regulation

Submitted by: Manager of Town Planning & Regulation

Reference: 2.16.03.03

Subject: Development Approvals and Refusals for February 2015

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To ensure that Deveiopment Applications and land use enquiries are dealt with as
expeditiously as possible.

Strategy: Actively encouraging the utilisation of Complying Development, by delegations of
authority to planning staff, where appropriate.

Action: Use of Delegation of Authority reported to management and Council monthly.

SUMMARY:

The purpose of this report is to provide the Committee with information on development approvals
and refusals for the month of February 2015. The following data details the development approvals
issued by Council and by private certification for February 2015 for the entire Local Government
Area. A listing of development applications outstanding with a status as at the end of February 2015
has also been provided.

For information purposes a summary of the development values is provided from January 2006 until
the end of February 2015. Similarly, a summary of the number of dwellings approved within the
Local Government Area from 1 lanuary 2000 until the end of February 2015 is provided.

The number of applications lapsing in August 2015 is also listed for information purposes.

OFFICER’S RECOMMENDATION:
That the development approvals and refusals for February 2015 be received and noted.

COMMITTEE’S RECOMMENDATION:
That the development approvals and refusals for February 2015 be received and noted.

REPORT:

Pevelopment Applications

Approvals:
Development
Application Applicant Property Develppment
Number

DA-3-2015 Mr D Watson Lot 331 Tracey’s Lane, Dwelling Entitlement
Kentucky
DA-8-2015 Mr J Peirce 7 Depot Road, Uralla Carport
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REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

| | | | |

Development

Application
Number

Applicant Property Development

31 Hariet Gully Road,
Kellys Plains

Monthly Estimated Value of Approvals: §7,500.00

DA-10-2015 Mr | & Mrs L McLennan Dwelling Entitlement

Refusals: Nil

Comparison to February 2014:

February 2014;
Year to date:
(Calendar Year)

$704,250.00 February 2015:
$759,050.00 Year to date:
{Calendar Year)

$7,500.00
$758,500.00

|
Development Applications Outstanding

Application

Applicant Property Development

Number

DA-77-2013 Boresch Project 51 Salisbury Street & Boundary Awaiting
Services 21 Queen Street, Uralla Adjustment Applicant
. Dwelling under
DA-55-2014 | DOTESCh ProJect |y ) \1oreh Street, Uralla | Clause 4.6 of the e
Services Notification
Uralla LEP
DA-69-2014 Boresch.PrOJect 28 Stringybark Ru:!ge 3 Lot Subdivision Awa]tlng
Services Road, Invergowrie Applicant
DA-01-2014 Ms S Parker 29 Rowan Avenue, Double Carport & Awa_ltlng
Uralla Rear Deck Applicant
New England e -
, . 33-37 Queen Street, Modification — Stage Awaiting
DAGS:2010-2 Sur\._reymg & Uralla 1 -2 Lot Subdivision Applicant
Engineering
DA-2-2015 Mr D Williams 94 Quartz Gully Road, Conversion c.)fShed Awa.ltmg
Uralla to Dwelling Applicant
New England ,
. 44 Barleyfields Road, 60 Lot Staged ED &I
BA2EiS Sun.reymg & Uralla Subkdivision Committee
Engineering
DA-5-2015 | MrB&MrsT B Baaoo Goad, 2 Lot Subdivision .
Booth Invergowrie Naotification
DA8I2008.2 Mr W Lulham Lot 245 Dorlie Lane, Modlflca‘Fion to Awa;tmg
o Kentucky Dwelling Applicant
32 McCrossin Street, Extension to Existing Under
DA-6-2015  Mrs L McFarlane Uralla Shed Notification
DA-9-2015 MrC& Mrs L 62 Mount Butler Road, 3 Lot Subdivision U_nder.
Borger Invergowrie Notification
293 Wollun Road, Awaiting

-11- ; iti
DA-11-2015 Mr M Ball Wollun | Demolition of House Applicant

Page 9 of the Reports from the Environment, Development & Infrastructure Committee




REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

€onstruction Certificates

Approved: Nil

Issued by Private Certifier:

Application Number Applicant Property Construction

CC-1-2015 Mr J Ketiey 5 Wilkens Street, Uralla | Dwelling

Monthly Estimated Value of Approvals: $315,000,00

ﬁom plying Development Applications
Approvals:

Application

Applicant Propert Development
Number PP 04 P

CDC-1-2015 Mr P Mclean 15 Dangar Street, Uralla Garage & Carport

Monthly Estimated Value of Approvals: $12,000.00

Refusals: Nil

Issued by Private Certifier:

Application =
N Applicant Property Development
CDC-2-2015 Ms C Clement 12 John Street, Uraila Relocate Kitchen
CDC-3-2015 MrT & MrsSBower | 77 Staney Vale Lane, Uralla | DWelling Additions
& Alterations
CDC-4-2015 IS & rs 1 39 McCrossin Street, Uralla Shed
Dennison

Monthly Estimated Value of Approvals: $222.500.00

Comparison to February 2014:

February 2014: $22,200.00 February 2015: $231,500.00
Year to date: $31,700.00 Year to date: $1,075,500.00
(Calendar Year) (Calendar Year)
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REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

Total

Development

Value

s

Average

g

Development
Pevelopment Malue Application Value

)

|
Calendar Year Development Values

Complying
Development
Value

2006 6,310,059 42,349 6,310,059 -

2007 7,211,361 44,515 7,211,361 -

2008 9,155,533 56,169 7,393,239 1,762,294
2009 9,290,046 72,578 5,749,162 3,540,884
2010 10,586,972 80,817 5,958,887 4,628,085
2011 6,584,483 51,846 3,449,607 3,134,876
2012 11,390,780 104,503 6,158,718 5,232,062
2013 9,259,318 76,523 4,678,720 4,580,598
2014 8,246,689 69,300 5,657,845 2,588,844
2015 1,834,000 131,000 758,500 1,075,500

2015 to date

:Flinanci;ﬂ Year Development Values

Total Complying
Development Average Development Development
Value Development Malue Application Value Value
S S S

2005-2006 6,090,640 39,808 6,090,640 -
2006-2007 6,302,833 38,668 6,302,833 -
2007-2008 8,128,806 52,444 8,128,806 -
2008-2009 8,095,812 61,332 4,588,050 3,507,762
2009-2010 12,395,113 77,469 7,121,590 5,273,523
2010-2011 8,212,500 73,986 5,023,347 3,189,153
2011-2012 5,986,330 53,449 3,667,764 2,318,566
2012-2013 12,339,996 101,983 6,100,857 6,239,139
2013-2014 8,296,829 76,118 4,653,404 3,643,425
2014-2015 7,220,797 120,372 4,299,823 2,920,974

2014-2015 to date

|
(Lapsing Applications

The review on expiring development and compiying development appiications has been carried out
for those applications lapsing during August 2015.
approved, with zero (0) applications identified as possibly not commencing as at the end of February

2015.

In August 2010 eight (8) applications were
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INFRASTRUCTURE COMMITTEE
Approved Dwellings in Uralla Shire
35 - et T e e e g
30 ) 29

Number of Dwellings
o o

4]

I - 5 I | - B |
ARRRERR EERR
2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012

Year

o

Updated 28 February 2015

KEY ISSUES:

* Development Applications approved by Council for February 2015 -3

* Development Applications refused by Council for February 2015 -0

* Outstanding Development Applications as at 28 February 2015 — 12

* Construction Certificates approved by Council for February 2015 -0

¢ Construction Certificates refused by Council for February 2015 -0

* Construction Certificates issued by private certification for February 2015 - 1

¢ Complying Development Applications approved by Council for February 2015 — 1

e Complying Development Applications refused by Council for February 2015 — 0

s Complying Development Applications issued by private certification — 3

* Total Development Value for 2014 as at 28 February 2015 — $1,834,000

® Average Development Value for 2014 as at 28 February 2015 — $131,000
Development Application Value for 2014 as at 28 February 2015 — $758,500

* Complying Development Application Value for 2014 as at 28 February 2015 - $1,075,500

e Applications lapsing in August 2015 that may not have commenced ~ 0

® Approved dwellings as at 28 February 2015 -5

2013 2014 201

Elizabeth Cumming

Manager of Town Planning & Regulation

Prepared by staff member:

TRIM Reference Number:
Approved/Reviewed by Manager:
Department:

Attachments:

Administration Officer

U12/168

Manager of Town Planning & Regulation
Infrastructure & Regulatory Services

Nil
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REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

REPORT TO COMMITTEE

URALLA .xlnatr_g.'«'ilm:u.

Department: Infrastructure & Regulation

Submitted by: Manager Town Planning & Regulation

Reference: 2.16.03.04

Subject: Local Development Performance Monitoring Report 2013-2014

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: Uralla Shire’s natural beauty and distinct natural environment are protected for
future generations,

Strategy: Provide balanced and environmentally sensitive development.

Action: Assess and determine regulatory applications, including development applications,

complying development certificates, construction certificates, Section 68 certificates,
Bushfire Attack Level (BAL) Certificates and Conveyancing Certificates.

SUMMARY:

The purpose of this report is to present Council with the Local Development Performance Monitoring
Report 2013-14. Local Development Performance Monitoring provides an overview of the
performance of the NSW planning system and information on local and regional development
determined by Councils, private certifiers and joint regional planning panels in 2013-14.

This year’s publication is the ninth in the series and provides information for key indicators of
performance, including the volume and value of various types of applications and determination
times. It also provides information on other matters like Council staffing, who determines
applications and information on internal {s.82A) reviews and appeals to the Land and Environment
Court.

OFFICER’S RECOMMENDATION:
That the Local Development Performance Monitoring Report 2013-14 be received and noted.

COMMITTEE'S RECOMMENDATION:
That the Local Development Performance Monitoring Report 2013-14 be received and noted.

BACKGROUND:

The NSW Office of Planning & Environment regularly monitors the performance of the NSW planning
system to ensure it is operating as efficiently and effectively as possible for the public, for small and
large-scale developers and for industry professionals such as council planners.

This monitoring includes analysis of iocal, state and industry performance and also covers issues such
as use of complying development, planning staff numbers and legal appeal success rates,

Page 13 of the Reports from the Environment, Development & Infrastructure Committee




REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

REPORT:

The information contained within the Local Development Performance Monitoring Report was
compiled by analysing records from all 152 NSW Councils. The data used is as reported by Councils
and has been supplemented by information from Joint Regional Planning Panels. This report looks at
NSW was a whole, which sets benchmarks and then can be broken down into individual Councils.

Summary - New South Wales
Attached is a copy of the NSW summary statistics as presented by NSW Planning & Environment. The
major three items are:

1. In 2013-14, the number of development applications (DAs) determinations arrested the
decline from the three previous years. Overall development activity (which includes DAs and
CDCs) increased by 12 % (total 84,159 approvals) and the value of approved developments
increased by 17% to $28.69 billion compared with 2012-13.

2. The number of complying development certificates {CDCs) were the highest since Local
Development Performance Monitoring data collection began. CDCs now account for 29% of
all development approvals.

3. Average determination times were slightly longer than in the previous year (an additional 1.1
days). However 78% of Councils achieved median net determination times of 40 days or less.

Summary — Uralla Shire Council

Attached are tables prepared to give a collated comparative from 2005/2006. The comparative does
not only report on Council’s performance, but also on the other Councils grouped with Uralla Shire
Council. Group 10 Councils are either largely agriculture in nature with a population of 5,001 -
10,000 or remote with a population of 3,001 — 20,000. The group and state performances are also
listed where available.

Some general comments regarding Council’s performance:

* The number of DAs determined was up by 10 applications. USC was below the group average

by 2.

¢ The number of CDCs issued was down by 16 applications. USC was above the group average
by 21.

¢ 59% of CDC applications were issued by Private Certifiers. This was 43% above the group
average.

* USC was below the group average by 2 DA applications, but was above the group average for
CDC approvals by 21.

* The number of section 96 applications (DA amendments) was up by 2, with this equalling the
groun average.

* Construction Certificates issued was up by 12, but 4 below the group average.

* Occupation Certificates issues were up by 17 and 44 above the group average. This shows
the effort staff has been making to finalise outstanding applications by ensuring all final
inspections have been carried out and occupations certificates issued.

* The total estimated Approved Development Value was up by $5,000. USC was below the
group average by S8.1M.

* Complying Development Value was down by $2.7million. USC was above the group average
by 52 million.
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INFRASTRUCTURE COMMITTEE

¢ DA mean gross time dropped by 5 days and the median increased by 2 days. USC’s mean
gross determination time is 4 days above the group and 27 days below the state. USC’s
median gross determination time is 3 days above the group and 15 days below the state.
These figures show the impact the introduction of onsite sewerage management and the
new authority application system has had on processing times. The figures are still below the
state average time and unless they rise above the state average, concern is not necessary.

® The net mean determination days increased by 23 days from 8 days to 31 days. This is above
the group time of 28 days and below the state time of 45 days. Again these figures show the
impact the introduction of onsite sewerage management and the new authority application
system has had on processing times. The figures are still below the state average time and
unless they rise above the state average, concern is not necessary.

® The median net determination time has increased by 27 days from 1 to 28 days. This time
equals the group time of 21 days and at the time of this report the state time was not
available.

* CDC mean gross time increased by 45 days and the median increased by 14 days. USC's
mean gross determination time is 16 days above the group and 33 days above the state.
USC’s median gross determination time is 11 days above the group and 12 days above the
state. These figures show the impact the introduction of onsite sewerage management and
the new authority application system has had on processing times. The figures are of
concern, but with the onsite sewerage licensing now at maintenance stage and not
implementation, and the Authority application system now functional, it is expected these
figures will improve in the 2014/15 results.

* FTE staff allocated to development assessment is still stagnate. It is 1 below the group
average.

* The number of DAs assessed per FTE staff has increased by 10 with USC being 40.4 above the
state group average and 13 above the state average.

KEY ISSUES:
e CDCgross mean and median determination times are above the state average.
* Development assessment per staff member is above the state average.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Nil

2. Policy and Regulation
Environmental Planning & Assessment Act 1979
Environmental Planning & Assessment Regulations 2000

3. Financial (LTFP)
Nil

4. Asset Management (AMS)
Nil

5. Workforce (WMS)
Nil
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6. Legal and Risk Management
Nil

7. Performance Measures
The NSW Local Development Performance Monitoring report provides comprehensive
statistics about development in NSW, including annual information on the volume, value and
type of development and council processing times. It has been compiled by NSW Planning &
Environment based on the department’s analysis of data supplied by local councils,

8. Project Management
Nil

Elizabeth Cumming
Manager Town Planning & Regulation

Prepared by staff member: Manager Town Planning & Regulation

TRIM Reference Number: u12/62

Approved/Reviewed by Manager:  Director of Infrastructure & Regulation

Department: Infrastructure & Regulation

Attachments: A. Comparative Tables for Group 10 Councils — 2013-14
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REPORT TO COMMITTEE

URALLA SE@KJNCI E

Department: Infrastructure and Regulation

Submitted by: Director - Infrastructure and Regulation
Reference: 2.16.03.05

Subject: Namoi Water Alliance Deed of Agreement

IR e FES O LR A S I T YT T £ LT TR [ 2 oy

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: Residents enjoy a high quality water supply and network.

Strategy: Ensure a safe and high quality water supply and network

Action: Develop a Drought Management Plan and Drinking Water Quality Management Plan,
SUMMARY:

The purpose of this report is to formally advise that the Namoi Water Alliance appointed consultant
for water and sewer consulting services, Hunter Water Australia, has been sold to Hunter H20
Holdings Pty Ltd

{HunterH20), and the new owner has requested the approval for novation to the agreement for the
Namoi Water Alliance.

OFFICER’S RECOMMENDATION:
That:

1. Council notes the sale of Hunter Water Australia to Hunter H20 Holdings Pty Ltd, approve
the novation to the Namoi Water Alliance Deed of Agreement for water and sewer
cansulting services to Hunter H20 Holdings Pty Ltd. And;

2. Council authorises the affixing of the Common Seal of the Council to the Deed of Novation.

COMMITTEE’S RECOMMENDATION:
That:

1. Council notes the sale of Hunter Water Australia to Hunter H20 Holdings Pty Ltd, approve
the novation to the Namoi Water Alliance Deed of Agreement for water and sewer
consulting services to Hunter H20 Holdings Pty Ltd. And;

2. Council authorises the affixing of the Common Seal of the Council to the Deed of Novation.

BACKGROUND:

Namoi Water Alliance members entered an agreement with Hunter Water Australia almost 2 years
ago for the provision of consulting services to the group and/or individual Councils. We have now
been advised of the sale of the consulting arm of Hunter Water Australia. The arm that managed
water and sewer treatment plants in the Hunter Region has been replaced by Veolia Pty Ltd.
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INFRASTRUCTURE COMMITTEE

REPORT:

While Uralla Shire Council remains a partner in Namoi Water Alliance this ability to have Hunter H20
provide consulting services for the group, such as drought management, chemical specification
preparation {and then determine if joint tendering is appropriate), and review of Drinking Water
Quality guidelines has been an excellent arrangement for Uralla Shire Council.

KEY ISSUES:
- Significant number of employees from the consulting arm of Hunter Water now work for
Hunter H20.
This arrangement allows Uralla Shire Council to only employ this consulting company for
work as required or work seen as benefiting all the members.

CONCLUSION:
Council should approve the novation of the agreement.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Nil

2. Policy and Regulation
nil

3. Financial (LTFP)
Nil

4. Asset Management (AMS)
Nil

5. Workforce (WMS)
Nil

6. Legal and Risk Management
Navation of current agreement required

7. Performance Measures
Water quality management

8. Project Management
Nil

Robert Bell
Director Infrastructure and Regulation

Prepared by staff member: Robert Bell
TRIM Reference:
Approved/Reviewed by Manager:
Department: Infrastructure and Regulation
Attachments: B. Letter from Hunter H20 22/12/2014
C. Minutes of meeting held 25" February, 2015
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REPORT TO COMMITTEE

]
H

URALLA sr@mm

Department: Infrastructure and Regulation
Submitted by: Director - Infrastructure and Regulation
Reference: 2.16.03.06

Subject: Abington Creek Bridge

R T e R TR T 83 T 0, . T i O 2 8 e W A S V3 T T e

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Chjective: Uralla Shire has safe and effective transport systems.
Strategy: Maintain and upgrade bridges to improve longevity and safety
Action: Undertake geotechnical work and construct a draft project plan for the Abington

Creek Bridge site.

SUMMARY:
The purpose of this report is for Council to formally accept funding from both the NSW Government
and the Australian Government to upgrade the Abington Creek Bridge.

Council has been successful in obtaining grants of $705,000 from the Australian Government's Bridge
Renewals Program and $705,000 from the NSW Government under its Fixing Country Roads
Program. Council has to provide $43,000 for the geotechnical study and the survey and road design
work.

Council has completed the geotechnical study at the proposed new bridge site and has compieted
the road design for the new alignment.

OFFICER’S RECOMMENDATION:

That:
1. Council accept the $705,000 from the Australian Government under the Bridges Renewal
Programme.
2. Council accept the $705,000 from the NSW Government under the Fixing Country Roads
Programme.

3. Council affix its seal to the Restart NSW Funding Deed.

4. That Council thank The Hon. Duncan Gay MLC, The Hon. Warren Truss MP, Adam Marshall
MP, and Barnaby Joyce MP, Inverell Shire Council, Bindaree Beef, Australian Trucking
Association, Stockmaster, James Harris, Forster & Sons, & Kelly’s Transport for their support.

COMMITTEE’S RECOMMENDATION:

That:
1. Council accept the $705,000 from the Australian Government under the Bridges Renewal
Programme.
2. Council accept the $705,000 from the NSW Government under the Fixing Country Roads
Programme.

Page 19 of the Reports from the Environment, Development & Infrastructure Committee




REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

3. Council affix its seal to the Restart NSW Funding Deed.

4, That Council thank The Hon. Duncan Gay MLC, The Hon. Warren Truss MP, Adam Marshall
MP, and Barnaby Joyce MP, Inverell Shire Council, Bindaree Beef, Australian Trucking
Association, Stockmaster, James Harris, Forster & Sons, & Kelly's Transport for their support.

BACKGROUND:

Abington Creek Bridge is approximately 54kms north west of Uralla on Thunderbolts Way. It is a
narrow timber bridge on a poor alignment. It is the last timber bridge on Council’s regional road
network. 1t was earmarked to be replaced under the previous Timber Bridge Replacement
Programme; however, this program was discontinued. The estimated cost of this project is
$1,453,000. The State and Federal government have offered $1,410,000 towards this project. The
remaining $43,000 will come from Council’s Block Grant funding for bridge maintenance.

REPORT:

Abington Creek Bridge was constructed in 1924 and is currently in need of minor repair work on the
wingwalls. Over the last 2 years Council has spent over $80,000 replacing damaged timber girders
and timber headstocks. It is a difficult bridge to maintain as, even though it is approached by 2 sub
standard curves, trucks still cross at pace. The one lane bridge with Give Way signs has seen some
major accidents only narrowly avoided.

The current traffic volume is over 450 vehicles/ day, with 15% heavy vehicles.

Council prepared an application for State and for Federal Government funding for this project.
Council has been successful on both fronts. The positive feedback on the progress on the Emu
Crossing has assisted.

The current bridge is 27.6 metres long and 4.6 metres wide. The new bridge is proposed to be 45
metres long and 8 metres wide on a 15 degree skew. It will be designed for Higher Mass Limit
transport. While the new bridge deck level will be similar to the existing bridge, the approaches will
be raised to the same level. This will mean a 1:50 year flood will be only 75 mm over the road.

The Geotechnical report has been completed by Douglas Partners. The land title survey has been
completed. Quotations have been invited for the Review of Environmental Factors & the Aboriginal
site study. Council has also engaged GPUS to review our flood flow and flow velocity calculations.
Staff members are now preparing the Fisheries application (if required) and have contacted Local
Land Services for approval to construct the approaches on Travelling Stock Route. We have been
advised that there is no Native land Claim in this area.

Once we have these details we will invite a “Design and Construct” tender for the bridge. The bridge
tender is likely to be for 32 weeks. This will allow the completion to be well before the end of lune,
2016.

The Federal offer needs to be accepted by 16 March 2015. The State offer needs to have Council’s
seal and resolution date on it. The funding approval will not occur until after the election; however, |
have been assured it is not impacted by the “Wires & Poles” sale. The tender for the bridge
construction wili not be accepted until funding is confirmed.

KEY ISSUES:
- Funding of $1,410,000 out of total estimated cost of $1,453,000 has been offered by State
and Federal Government.
750 metres of roadwork are to be undertaken by Council day labour.
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The removal of the last timber bridge on Uralla Shire’s regional road network.
The upgrade of Thunderbolts Way to carry HML vehicles.

CONCLUSION:
Council needs to adopt the recommendation to accept the funding offered by the State Government
and the Federal Government, in order for the replacement of Abington Creek Bridge to occur.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Council has held discussions with, and been supported by, all the major stake holders.

2. Policy and Regulation
Nil

3. Financial (LTFP)
$43,000 is to be funded from Roads and Maritime Services Regional Roads Block grant.

4, Asset Management (AMS)
The replacement of this timber bridge reduces Council’s satisfactory/ poor bridge stock to
only 2 timber bridges.

5. Workforce (WMS)
The approaches will be constructed by Council’s day labour and the project management will
be provided by Council’s Engineering Department.

6. Legal and Risk Management
The risks associated with Design and Construct bridge tenders will need to be managed by
staff.

7. Performance Measures
Construction completed on time and on budget

8. Project Management
Provided by Council’s appropriately qualified Engineering Staff

Robert Bell

Director Infrastructure and Regulation

Prepared by staff member: Robert Bell

TRIM Reference: U14/282

Approved/Reviewed by Manager:

Department; Infrastructure and Regulation

Attachments: D. Announcement from The Hon. Duncan Gay MLC for the

Fixing Country Roads funding
E. Fixing Country Roads — Infrastructure NSW presentation
F. Announcement from The Hon. Warren Truss MP for the
Australian Government’s Bridges Renewal Programme.
G. Bridge Renewal Programme- Round One — agreement
H. Restart NSW Funding Deed.
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REPORT TO COMMITTEE

URALLA s;@um

Department: Infrastructure and Regulation

Submitted by: Director — Infrastructure and Regulation
Reference: 2.16.03.07

Subject: Draft Drought Management Plan

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK
Objective: Residents enjoy a high quality and safe water supply.
Strategy: Ensure a safe and quality water supply and network
Action: Develop a Drought Management Plan for water supplies.
SUMMARY:

The purpose of this report is to present the committee with the draft Drought Management Plan.
Council, in conjunction with the Namoi Water Alliance and Hunter Water, has prepared the draft
Drought Management Plan for the Uralla and Bundarra water supplies.

OFFICER'S RECOMMENDATION:

That:
Council adopt the draft Drought Management Plan and place on the Council website and
advertise in Council’s newsletter for public comment for 28 days.

COMMITTEE'S RECOMMENDATION:

That:
Council adopt the draft Drought Management Plan and place on the Council website and
advertise in Council’s newsletter for public comment for 28 days.

BACKGROUND:

Uralla Shire Council has been working with the other Namoi Water Aliiance members and Hunter
Water to produce a plan that is consistent across the region, while still allowing for the very different
usage patterns and water supply security levels.

This is the first attempt to bring ail the information in the plan into one document for Council staff
and town residents to be able to understand the decisions that are made in times of drought or
limited water availability.

This regional approach has aiso allowed for a standardization of terms such as the various levels of
restrictions and what they involve.
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REPORT:

Uralla Shire Council embarked on this process due to the mixed messages when Tamworth Regional
Council announced different levels of water restrictions in its Council area. The Office of Water and
the Water Directorate have all been trying to get a consistent approach across the state with mixed
results.

KEY ISSUES:
- Drought Management Plan is an essential part of Integrated Water Cycle Management
included in the Best Practice Management Guidelines.
A Yield study is currently being prepared by Public Works Department.

CONCLUSION:
It is recommended that Council places the draft Drought Management Plan on public display and
invites comments for 28 days.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication (per engagement strategy)
Place draft on public display

2. Policy and Regulation
Water Management Policy document

3. Financial (LTFP)
Nil

4. Asset Management (AMS)
Nil

5. Workforce (WMS)
Nil

6. Legal and Risk Management
Nil

7. Performance Measures

Success in ensuring Uralla and Bundarra have acceptable levels of access to water supplies.

8. Project Management
Technical Services Department

Robert Beli
Director Infrastructure and Regulation

Prepared by staff member: Robert Bell

TRIM Reference: U1z2/21

Approved/Reviewed by Manager:

Department: Infrastructure and Regulation
Attachments: I. Draft Drought Management Plan.

Page 23 of the Reports from the Environment, Development & Infrastructure Committee



REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

REPORT TO COMMITTEE

I
i
i
URALLA SHIFE COUNCI !

Department: Infrastructure & Regulation

Submitted by: Manager of Town Planning & Regulation

Reference: 2.16.03.08

Subject: Planmng Proposal Uralla FIood Plannmg Map Division Decmon
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LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To have the community satisfied with land use control.
Strategy: Consult with the public on proposed amendments to planning instruments.
Action: Monitor and review Council’s Local Environmental plan and other strategic and

supportmg planmng documents
SUMMARY:
The purpose of this report is to recommend that Council seek a Gateway Determination from NSW
Planning and Environment (P&E), requesting to place the Uralla Flood Planning Map Planning
Proposal on public exhibition.

The purpose of the Planning Proposal is to include an additional Flood Planning Map in the Uralla
Local Environmental Plan (URALLA LEP} 2012 that identifies land within a “flood planning area”. The
proposed mapping was derived from the Rocky and Uralla Creeks Flood Study. The proposed Flood
Planning Map relates to the Uralla town area and will be included in the Map Index and statutory
mapping that is part of the URALLA LEP 2012.

OFFICER’S RECOMMENDATION:
That the Committee recommend to Council that:

(1) the Planning Proposal to seek inclusion of the flood planning areas as per the Rocky and
Uralla Creeks Study be forwarded to NSW Planning and Environment for a Gateway
Determination;

(2) the General Manager be given delegated authority to make any minor alterations
requested by NSW Planning and Environment; and

(3) the Planning Proposal be advertised as per the provisions of Section 57 of the
Environmental Planning & Assessment Act, 1979 once a Gateway Determination has been
issued.
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COMMITTEE’S RECOMMENDATION:
That:

(1) the Planning Proposal to seek inclusion of the flood planning areas as per the Rocky and
Uralla Creeks Study be forwarded to NSW Planning and Environment for a Gateway
Determination;

(2) the General Manager be given delegated authority to make any minor alterations
requested by NSW Planning and Environment; and

{3) the Planning Proposal be advertised as per the provisions of Section 57 of the
Environmental Planning & Assessment Act, 1979 once a Gateway Determination has been
issued.

BACKGROUND:
The Rocky and Uralla Creeks Flood Study prepared by Paterson Consultants Pty Ltd in 2014 was
adopted by Council on 23 June 2014.

Findings of the Flood Study included the identification of the “Flood Planning Area” for the Uralla and
Rocky Creeks (within the Uralla town area) based on the 1% AEP flood extent plus 0.5 m {500mm)
freeboard.

Land identified as “Flood Planning Area” on the “Flood Planning Map” triggers the need for an
assessment of whether the proposed development:

¢ is compatible with the flood hazard of the land; and

* may adversely impact on flood affectation of other development or properties; and

* incorporates appropriate measures to manage risk to life from flood; and

* is not likely to significantly adversely affect the environment or cause avoidable erosion,
siltation, destruction of riparian vegetation or a reduction in the stability of river banks or
watercourses; and

® s not likely to result in unsustainable social and economic costs to the community as a
consequence of flooding.

REPORT:

A Planning Proposal has been prepared in accordance with Section 55 of the Environmental Planning
and Assessment Act 1979 in relation to a proposed amendment to Uralla Local Environmental Plan
(URALLA LEP 2012).

The purpose of the Planning Proposal is to include an additional Flood Planning Map in the URALLA
LEP that identifies land within a “Flood Planning Area”. The proposed mapping was derived from the
Rocky and Uralla Creeks Flood Study. The Flood Study was prepared in accordance with the NSW
Fiocdpiain Development Manual and was adopted by Council 23 June 2014. The proposed Fiood
Planning Map relates to the Uralla town area and will be included in the Map Index and statutory
mapping that is part of the URALLA LEP 2012.

There is already a similar Flood Planning Map included in the URALLA LEP for the town area of
Bundarra.

it is requested that Council resolves to forward the Planning Proposal and the background study, the
Uralla and Rocky Creek Fiood Study, 2014, to NSW Planning and Environment for a Gateway
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determination and approval to place the Planning Proposal and draft LEP amendment {mapping) on
Public Exhibition.

KEY ISSUES:

The Planning Proposal involves the inclusion of an additional Flood Planning Map in the
Uralla Local Environmental Plan 2012.

The Planning Proposal does not involve any amendments to the written LEP.

The Planning Proposal is derived from an adopted flood study.

The draft LEP amendment (the mapping) will provide a clear illustration of land affected by
the 1% AEP flood extent.

CONCLUSION:

It is recommended that Council seek a Gateway Determination from NSW Planning and Environment
(P&E) to place the Planning Proposal on public exhibition. The Planning Proposal is a relatively minor
amendment to the LEP, as it only involves a mapping amendment based on the recommendations of
a Council adopted flood study.

There is already a similar Flood Planning Map included in the URALLA LEP for the town area of
Bundarra.

COUNCIL IMPLICATIONS:

Community Engagement/ Communication (per engagement strategy)
The Planning Proposal will be placed on Public Exhibition as per the requirements of the
Gateway Determination issued by NSW Planning & Environment.

Policy and Regulation
Environmental Planning and Assessment Act 1979
NSW Floodplain Development Manual

Financial (LTFP)

Nil

Asset Management (AMS)
Nil

Workfarce (WMS)

Nil

Legal and Risk Management
The proposed Flood Planning Map will provide clear and accessible information for the
community to determine which land is identified as a “Flood Planning Area”.

Performance Measures
Nil

Project Management
Nil

Elizabeth Cumming
Manager of Town Planning & Regulation
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Prepared by staff member: Manager of Town Planning & Regulation
TRIM Reference: U12/6915

Approved/Reviewed by Manager:  Director of Infrastructure & Regulation
Department: Infrastructure & Regulation
Attachments: J.  Draft Planning Proposal
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REPORT TO COMMITTEE

|
|
|

URALLA sn@m

Department: Infrastructure & Regulation

Submitted by: Manager Town Planning & Regulation

Reference: 2.16.03.09

Subject: Planning Proposal Boundary Adjustment Clause and Rural Detached Dual
Occupancy Dwellings — Division Decision
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LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To have the community satisfied with land use control.
Strategy: Consult with the public on proposed amendments to planning instruments.
Action: Monitor and review Council's Local Environmental Plan and other strategic and

supporting planning documents.

SUMMARY:

The purpose of this report is to recommend that Council seek a Gateway Determination from NSW
Planning and Environment {P&E} requesting to place the draft Uralla Local Environmental Plan (Uralla
LEP) 2012 Amendment No 4 — Boundary Adjustments and Detached Dual Occupancy Dwellings for
Certain Rural and Environmental Zoned Land Planning Proposal on public exhibition.

There are two matters pertaining to the Planning Proposal:

1. Boundary Adjustments
To include the ‘standard’ LEP rural and environmental boundary adjustment clause in the
Uralla LEP 2012. The boundary adjustment clause provides flexibility for boundary
adjustment subdivisions. The proposed clause replaces the variation provisions previgusly
found in the repealed State Environmental Planning Policy {SEPP) 1 Variations to
Development Standards

2. Detached Dual Occupancy Dweilings
To expand permissible uses within rural and environmental zones to include detached dual
occupancies with certain restrictions. The intended outcome is to permit detached dual
occupancies within the RU1, RU2, E3 and E4 Zones while ensuring that they remain in close
proximity to the primary dwelling, share the same access and remain on the same title.

OFFICER’S RECOMMENDATION:
That the Committee recommends to Council that:

(1) the Planning Proposal for Boundary Adjustments and Detached Dual Occupancy Dwellings
for Certain Rural and Environmental Zoned Land be forwarded to NSW Planning and
Environment for a Gateway Determination,
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(2) the General Manager be given delegated authority to make any minor alterations
requested by NSW Planning and Environment; and

(3) the Planning Proposal is advertised as per the provisions of Section 57 of the
Environmental Planning & Assessment Act, 1979 once a Gateway Determination has been
issued.

COMMITTEE'S RECOMMENDATION:
That the Committee recommends to Council that:

(1) the Planning Proposal for Boundary Adjustments and Detached Dual Occupancy Dwellings
for Certain Rural and Environmental Zoned Land be forwarded to NSW Planning and
Environment for a Gateway Determination,

(2) the General Manager be given delegated authority to make any minor alterations
requested by NSW Planning and Environment; and

(3) the Planning Proposal is advertised as per the provisions of Section 57 of the
Environmental Planning & Assessment Act, 1979 once a Gateway Determination has been
issued.

BACKGROUND:

Boundary Adjustment Subdivisions

As local Councils produced their (standard instrument) Local Environmental Plans (LEPs), the new
LEPs repealed the SEPP 1 Variations to Development Standards for that area. Clause 4.6 of the
Standard Instrument LEP replaced the functions of the repealed SEPP, and this clause allows for
variations to development standards such as lot size, height and floor space ratio.

One of the functions lacking in Clause 4.6 is the ability to make boundary adjustments for rural and
environmental zoned land that is already below the minimum lot size.

Many other reginnal Councils, including Inverell, Tamworth, Armidale, Moree, Nambucca, and Coffs
Harbour have amended their LEPs to include the ‘new’ boundary adjustment clause or local versions
of that clause.

Clause 4.1E from the Armidale Dumaresq Local Environmental Plan 2012 has been reproduced and
adapted to suit the zone structure for Uralla as shown in the report below,

Detached Dual Occupancy Dwellings

Certain rural detached dual occupancy dwellings were previously permissible with consent subject to
justification under the former Uralla LEP 1988. As Councils made their new (stand instrument) LEPs,
they were required to include Dual Occupancies (attached) only in their rural zones.

The need for detached dual occupancy dwellings in rural areas has been identified through the
operation of the current ULEP since it came into force in 2012. It is reasonable to allow a degree of
separation between rural dwellings, particularly where a dual occupancy is occupied by older
members of a farming family who want to remain on the land, but not live in a househoid directly
adjoining that of other family members.

REPORT:
The subject Planning Proposal seeks to amend the Uralla LEP 2012 to include appropriate LEP
provisions to enable rural detached dual occupancies and boundary adjustment subdivisions of
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‘undersized’ rural lots within rural and environmental zoned land. The boundary adjustment clause
will also operate in RS Large Lot Residential zoned land.

A review of surrounding Councils shows that there is a genuine and justifiable need for detached
rural dual occupancy dwellings and flexibility when dealing with rural boundary adjustment

subdivisions.

Traditional reasons against the use of detached dual occupancies in rural areas have been:

. Raising expectations of future subdivision to separate rural dwellings;
. Impacts from additional road access driveways;

. Loss of agricultural land; and

. Increase in value of agricultural land as a result of built improvements.

These issues will be managed by proposed DCP controls in the ULEP, including:

. Consolidation of separate land parcels so that the primary dwelling and the detached
dual occupancy are located within a single lot;

’ Access to the primary dwelling and the detached dual occupancy dwelling are to be
via a single (existing) access driveway and single point of access location of a public
road;

. Justification for the separation distance between the proposed detached dual and

the primary dwelling.

The mechanism for amending the LEP and enabling detached dual occupancies is as follows:

. Removing “Dual occupancies (attached)” from the Land Use Table for RU1, RU2 and
E3 zoned land as a use that is permitted with consent ; and
. Including “Dual occupancies” in the Land Use Table for RU1, RU2, E3 and E4 zoned

land as a use that is permitted with consent.

Boundary adjustment subdivisions resulting in lots below the minimum rural iot size were formerly
assessed and determined pursuant to a SEPP 1 variation to Cl.12A of the Uralla LEP 1988. SEPP 1
variations were removed with the implementation of the Standard Instrument LEP. Council’s
intention in preparing the ULEP 2012 was to complete a best fit transfer of the old LEP into the new
format. The proposed provision complies with Council’s intent.

Rural boundary adjustments are often necessary for efficient farm management purposes or to
facilitate estate planning. The ability for rural land owners to be able to undertake routine boundary
adjustments is considered to be a valid and sustainable approach to land management. It allows
property owners flexibility when it comes to management of their farms.

The subject Planning Proposal provides a logical additionai clause to the Uralla LEP 2012 that has
been “tested” in other regional local government areas and addresses a “gap” in the standard
instrument LEP template.

The proposed boundary adjustment LEP Provision is:

4.2C  Exceptions to minimum subdivision lot size for boundary adjustments
1) The objective of this clause is to permit the boundary between 2 or more lots to be gltered in
certain circumstances, to give landowners a greater opportunity to achieve the objectives of g
zone.
2) This clause applies to land in the following zones:
a} Zone RU1 Primary Production,
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b) Zone RU2 Rural Landscape,

¢) Zone R5 Large Lot Residential,

d) Zone E3 Environmental Management,
e) Zone E4 Environmental Living.

3) Despite clause 4.1(3), development consent may be granted to the subdivision of 2 or more
adjoining lots, being land to which this clause applies, if the consent authority is satisfied that the
subdivision:

a) will not result in an increase in the number of lots, and

b) will not result in an increase in the number of dwellings on, or dwellings that may be
erected on, any of the fots, and

¢/ will not adversely impact on the long-term agricultural production potential or
environmental values of the lots and the surrounding locality.

4} In determining whether to grant development consent for the subdivision of land under this
clause, the consent authority must consider the following:

a) the existing uses and approved uses of other land in the vicinity of the subdivision,

b} whether or not the subdivision is likely to have a significant impact on land uses that are
likely to be preferred and the predominant land uses in the vicinity of the development,

¢/ whether or not the subdivision is likely to be incompatible with a use referred to in
paragraph (a) or {b),

d} whether or not the subdivision is likely to be incompatible with a use of land in any
adjoining zone,

e) any measures proposed by the applicant to avoid or minimise any incompatibility referred
to in paragraph {c) or {d),

[} whether or not the subdivision is appropriate having regard to the natural and physical
constraints affecting the land,

g) whether or not the subdivision is likely to have an adverse impact on the environmental
values or agricultural viability of the land.

5) This clause does not apply in relation to a subdivision under the Community Land Development
Act 1989, the Strata Schemes (Freehold Development) Act 1973 or the Strata Schemes (Leasehold
Development) Act 1986.

Explanation of each subclause:

1. Explains the objectives of the provisions.

2. Defines which zones to which the proposed provisions apply.

3. Indicates that despite minimum lot size provisions contained in the plan, subdivision of
undersized allotments may occur where Council is satisfied that no additional dwelling
entitlement would be created and the potential for land use conflicts are not increased.

4. Council must also be satisfied that E3 and E2 zoned land will not be detrimentally impacted
by the adjustment.

It is requested that Council resolves to forward the Planning Proposal to NSW Planning and
Environment for a Gateway determination and approval to place the Planning Proposal and draft LEP
amendment on Public Exhibition.

KEY ISSUES:
® The Planning Proposal involves the inclusion of an additicnal boundary adjustment clause
(provision} in the Uralla Local Environmentai Plan 2012.
¢ The new boundary adjustment provision will enable Council to determine boundary
adjustment subdivisions that would previously have required a SEPP 1 variation under the
former ULEP 1988.
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The proposed amendment will enable Dual Occupancies (detached) in the RU1, RU2, E3 and

E4 zones.

The Planning Proposal does not involve any mapping amendments to the Uralla LEP.

The draft LEP amendment has been drafted from similar LEP provisions already made in

other regionals Councils” LEPs.

CONCLUSION:

It is recommended that Council seek a Gateway Determination from NSW Planning and Environment
(P&E} to piace the Planning Proposal on public exhibition. The Planning Proposal is ‘low impact,’ and
it would be expected the gateway Determination will require the Planning proposal to be exhibited

for 14 days.

COUNCIL IMPLICATIONS:
Community Engagement/ Communication {per engagement strategy)
The Planning Proposal will be placed on Public Exhibition as per the Gateway determination.

1

Policy and Regulation

Environmental Planning & Assessment Act, 1979
Environmental Planning & Assessment Regulations, 2000

Financial (LTFP)
Nil

Asset Management (AMS)
Nil

Workforce {WMS)

Nil

Legal and Risk Management
Nil

Performance Measures

Nil

Project Management
Nil

Elizabeth Cumming
Manager Town Planning & Regulation

Prepared by staff member:

TRIM Reference:
Approved/Reviewed by Manager:
Department:

Attachments:

Manager Town Planning & Regulation
U12/6915
Robert Bell
Director Infrastructure & Regulation
K. Planning Proposal - Boundary Adjustments and
Detached Dual Occupancy Dwellings for Certain Rural
and Environmental Zoned Land
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| REPORT TO COMMITTEE

URALLA sr@bncx

Department: Infrastructure & Regulation

! Submitted by: Manager of Town Planning & Regulation
Reference: 2.16.03.10
Subject:

Uralla Development Control Plan 2011 amendments
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LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To have a community satisfied with land use control.
Strategy: Consult with the public on proposed amendments to planning instruments.
Action: Monitor and review Council's Local Environmental Plan and other strategic and

supporting planning documents.
SUMMARY:
The purpose of this report is to recommend that Council endorses amendments to the Uralla
Development Control Plan (DCP) 2011, and that Council resolves to publicly exhibit the amended DCP
for a period of 28 days.

The draft DCP amendments involve controls and guidelines for development involving shipping
containers, flood prone land, lane widening, secondary dwellings, bed and breakfast
accommodation, telecommunications, and detached dual occupancy dwellings, as well as a review of
consistency with the State Environmental Planning Policy (Exempt and Complying Development
Codes) 2008 (Code SEPP).

A number of minor “housekeeping” amendments have also been included.

OFFICER’S RECOMMENDATION:
That Council:
1. Endorse amendments to the Uralla Development Control Plan 2011;
2. Publicly exhibit the amended DCP for a period of 28 days; and
3. Give the General Manager delegated authority to adopt the Uralla Development Control
Plan 2011 as amended if no submissions are received.

COMIMIITTEE’S RECOMMENDATION:
That Council:
1. Endorse amendments to the Uralla Development Control Plan 2011;
2. Publicly exhibit the amended DCP for a period of 28 days; and
3. Give the General Manager delegated authority to adopt the Uralla Development Control
Plan 2011 as amended if no submissions are received.
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BACKGROUND:

The Uralla DCP was prepared in 2011, and was publicly exhibited from 25 October 2011 to 25
November 2011 with no submissions received. The DCP was amended in August 2012 for minor
“housekeeping” reasons and to include a section concerning regulatory advice to Council regarding
this fand known as the former Koppers Timber Treatment Site.

The subject DCP amendment covers a range of development matters, as well as minor
“housekeeping” amendments.

REPORT:

The subject DCP amendments involve controls and guidelines for development involving shipping
containers, flood prone land, lane widening, secondary dwellings, and bed and breakfast
accommodation, as well as a review of consistency with the State Environmental Planning Policy
(Exempt and Complying Development Codes} 2008 (Code SEPP).

The proposed DCP amendments have been drafted following a review of relevant legislation
including State Environmental Planning Policies and a review of how other regional Councils have
addressed ‘'emerging’ land use matters.

The DCP amendments are highlighted in the attached full copy of the DCP to enable readers to
readily identify the changes to the document. The formatting of the DCP document has been
updated to match Council’s current documentation standards.

Amendments to the DCP are summarised as follows:

Secondary dwellings (granny flats)

Many applications for secondary dwellings are Complying Development and subject to the
prescriptive controls of the State Environmental Planning Policies (SEPP) (Affordable Rental Housing
and Exempt and Complying Development Codes). Those applications that do not meet the
requirements of the SEPPs require a Development Application and are assessed/determined by
Council. It is therefore necessary to include in the DCP controls and guidelines to ensure that
secondary dwellings are appropriately designed and located, and do not detract from the amenity of
the neighbourhood in which they are to be located.

Floodplain Development and Management

Chapter 11 of the DCP was updated to include the findings of the Rocky and Uralla Creek Flood
Study, (adopted by Council in June 2011). Suitable controls for development within flood prone land
have been drafted to manage the risk to life and property, and minimise the cost to the community
as a result of the interaction between land uses and flood events, and to ensure consistency when
dealing with flood prone land.

The Uralla Floodplain Committee met on Monday 2 March 2015 in regards to the proposed draft
controis. The consensus from those in attendance was that the proposed controls were generally
very flexible, and would allow individual merit assessment of any lot affected. There was no negative
feedback.

Bed and Breakfast Accommodation

Many applications for Bed and Breakfast Accommodation are Complying Development and subject to
the prescriptive controls of the Codes SEPP. Those applications that do not meet the requirements
of the SEPP require a Development Application and are assessed/determined by Council. It is
therefore necessary to include in the DCP controls and guidelines to ensure that proposals for Bed
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and Breakfast Accommodation are small scale, are appropriately designed and located, and do not
detract from the amenity of the neighbourhood in which they are to be located.

Shipping Containers

Shipping containers are considered a ‘building’ under the EP&A Act and as such may require
development consent unless the development is Exempt Development. Some farm buildings and
temporary uses such as building site sheds are Exempt Development and do not require a
Development Application.

The use of shipping containers for other purposes requires a Development Application and will be
assessed on a merit basis, subject to the proposed DCP controls. The proposed controls will limit the
visual impact of shipping containers, as well as provide controls for their ‘safe’ use in terms of
storage of hazardous materials or potential impacts to flood flows within flood prone land.

Lane Widening

A new control was included in the ‘Subdivision in Residential Areas’ section of the DCP, requiring the
dedication to Council of a strip of land up to 4.57 m wide for the purpose of lane widening. This
control was an existing Council policy that should have been taken up when the DCP was first
prepared. It was overlaoked but is now being rectified.

The lane widening policy affects all laneways within the Uralla township, and while the policy is
important in ensuring that laneways are adequately widened to cater for future development, the
laneways behind Everett and High Streets were made exempt in 2005 (resolution 481/05) due to the
lack of subdivision potential in the area.

Telecommunications

A review of telecommunications DCP controls was conducted of adjoining and other regional
Councils. The ‘standard’ approach to telecommunications (National Broadband Network) is to be
flexible in the way these services are delivered given that some areas are serviced with underground
cable {fixed line) and other areas with fixed wireless. On-site renewable energy generation systems,
for example ‘off the grid’ solar systems, will be considered in rural and environmental zones where
traditional grid electricity provision is cost prohibitive due to the remote or restrictive {e.g. significant
vegetation) location of the property, and where the proposed lot(s) are located at the “end of the
line” of grid electricity in that particular area.

Rural Dual Occupancy Dwellings

A Planning Proposal has been prepared detailing a proposed amendment to the Uralla Local
Environmental Plan (ULEP 2012} that will enable detached dual occupancy dwellings within rurai and
environmental zoned land. New DCP controls have been drafted, requiring that detached rural dual
occupancy are located within the one lot, share the same access driveway and are located in close
proximity to the primary dwelling. These additional DCP controls will be included when/if the draft
LEP amendment is made without the need to re-exhibit the DCP.

Consistency with State Environmental Planning Policies (SEPPs) and ‘Housekeeping’ Amendments
Since the DCP was endorsed by Council in 2011, there have been several changes to the SEPPs,
primarily involving amendments to the Codes SEPP, and the repeal of four existing SEPPs, including
the SEPP (Temporary Structures) 2007. A new code has been included in the Codes SEPP for
commercial and industrial development, allowing certain alterations and changes of use as
Complying Development.
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Additionally, there have been significant land based changes made to where exempt and complying
development can be carried out pursuant to the Codes SEPP, including:

Complying development can now be carried out on a site with a heritage item that does not
encompass the entire site, provided the entire site is not mapped as a heritage item.
Complying Development may be carried out on areas of the site not mapped as the heritage
item.

Certain Exempt Development may now be carried out in environmentally sensitive areas, as
most exempt development involves only minor additions or changes to existing buildings.
Where land is partially affected by a land based exclusion (for example a buffer area or
environmentally sensitive land), Exempt and Complying Development may be carried out on
the part of the land that is not affected.

The DCP has been updated to reflect these changes.

Housekeeping amendments have been highlighted through the attached DCP for easy identification.

KEY ISSUES:

The Uralla DCP has been amended and updated to reflect legislation changes and to provide
controls for emerging land uses, such as the use of shipping containers, secondary dwellings
and bed and breakfast accommodation.

Flood planning controls have been included based on the recently adopted Rocky and Uralla
Creeks Flood Study, 2014,

Housekeeping amendments have been made to correct typographical errors and to update
the formatting of the document to match Council’'s documentation standards.

DCP controls for detached dual occupancy dwellings in rural and environmental zones will be
included when draft LEP Amendment is made.

CONCLUSION:
It is requested that Council endorses the DCP amendments and resolves to publicly exhibit the
amended DCP for a period of not less than 28 days.

COUNCIL IMPLICATIONS:

1.

Community Engagement/ Communication {per engagement strategy)
The amended DCP will be placed on Public Exhibition for a minimum of 28 days (Cl 18 (2)
Division 2 Public Participation of Environmental Planning and Assessment Regulation 2000).

Policy and Regulation

Environmental Planning and Assessment Act 1879
Environmental Planning and Assessment Regulation 2000
SEPP (Exempt & Complying Development) 2008

Financial {LTFP)
Nil

Asset Management (AMS)
Nil

Workforce (WMS)
Nil
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6. Legal and Risk Management
Ensuring that Council Codes meet the current state legislative standard improves Council’s
risk management.

7. Performance Measures
Nil
8. Project Management

Nil

Elizabeth Cumming
Manager Town Planning & Regulation

Prepared by staff member: Manager Town Planning & Regulation

TRIM Reference: uo7/6412

Approved/Reviewed by Manager:  Robert Bell

Department: Director Infrastructure & Regulation

Attachments: L. Draft Uralla Development Control Pian 2011 as
amended
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| REPORT TO COMMITTEE
Ula

Department: Infrastructure & Regulation

Submitted by: Manager Town Planning & Regulation

Reference: 2.16.03.11

Subject: Dwelling under Clause 4.6 Uralla Local Environmental Plan — SA Gapes -
Division Decision

L O L L T S B . P L e 0 5 AN S 0 o i .o T i S D

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: Uralla Shire’s natural beauty and distinct natural environment are protected for future
generations.

Strategy: Provide balanced and environmentally sensitive development.

Action: Assess and determine regulatory applications, including development applications, complying

development certificates, construction certificates, Section 68 certificates, Bushfire Attack
Level (BAL) Certificates, and Conveyancing certificates.

SUMMARY:

The purpose of this report is for Council to consider approving the Clause 4.6 Development Application
55/2014, being for a variation of minimum lot size and the construction of a dwelling on land known as
Thunderbolts Way, Uralla, being Lot 74 DP 3378 under the owner ship of 5 Gapes.

An application has been made under Clause 4.6 (Exceptions to development standards) of the Uralla Local
Environmental Plan 2012 (LEP). The exception is the minimum lot size for a dwelling. The minimum lot size
requirement is 400 hectares with the land only being 2.175 hectares.

For Council to approve this application, consent is required from the Director General of the NSW Office of
Planning & Environment (DG). This was refused in its current format; hence an amendment was made and
plans for a proposed dwelling have been submitted. Support has been received from the Director General.

OFFICER’S RECOMMENDATION:
That Council:

a) approve the Clause 4.6 Development Application 55/2014, being for a variation of minimum lot size
and the construction of a dwelling on land known as Thunderbolts Way, Uralla, being Lot 74 DP
3378 under the ownership of $ Gapes, subject to the following conditions:

PRESCRIBED CONDITIONS (under Environmental Planning and Assessment Requlation

2000)

Compliance with Building Code of Australia & insurance requirements under the Home Building Act 1989

1. The work must be carried out in accordance with the requirements of the Building Code of
Australia.
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2, In the case of residential building work for which the Home Building Act 1989 requires there to
be a contract of insurance in force in accordance with Part 6 of that Act, that such a contract of
insurance must be entered into and be in force before any building work authorised to be
carried out by the certificate commences.

3. For a temporary structure that is used as an entertainment venue, the temporary structure must
comply with Part B1 and NSW H102 of Volume One of the Building Code of Australia.

Erection of signs

4, A sign must be erected in a prominent position on any site oh which building work, subdivision
work or demolition work is being carried out:

a} showing the name, address and telephone number of the principal certifying authority for
the work, and

b) showing the name of the principal contractor (if any) for any building work and a telephone
number on which that person may be contacted outside working hours, and

¢) stating that unauthorised entry to the site is prohibited.

5. Any such sign is to be maintained while the building work, subdivision work or demolition work
is being carried out, but must be removed when the work has been completed.

Notification of Home Building Act 1989 requirements

6. Residential building work within the meaning of the Home Building Act 1989 must not be carried
out unless the principal certifying authority for the development to which the work relates (not
being the council} has given the council written notice of the following information:

a) in the case of work for which a principal contractor is required to be appointed:
{i) the name and licence number of the principal contractor, and
(ii) the name of the insurer by which the work is insured under Part 6 of that Act,

b) inthe case of work to be done by an owner-builder:
{i) the name of the owner-builder, and
(i} if the owner-huilder Is required to hold an owner-builder permit under that Act, the
number of the relevant owner-builder permit.

7. If arrangements for doing the residential building work are changed while the work is in
progress so that the information notified under the above becomes out of date, further work
must not be carried out unless the principal certifying authority for the development to which
the work relates {not being the council) has given the council written notice of the updated
information.

136D Fulfillment of BASIX commitments

8. This clause applies to the following development:

a} BASIX affected development,

b} any BASIX optional development in relation to which a person has made an application for a
complying development certificate that has been accompanied by a BASIX certificate or
BASIX certificates (despite there being no obligation under clause 4A of Schedule 1 for it to
be so accompanied).

9, A complying development certificate for development to which this clause applies must be
issued subject to a condition that the commitments listed in each relevant BASIX certificate for
the development must be fulfilled.
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GENERAL CONDITIONS

10.

The development must take place in accordance with the approved documents submitted with
the application and subject to the conditions below to ensure the development is consistent with
Council's consent.

A Construction Certificate must be obtained from a Certifying Authority before work commences,
in accordance with €1.146 of the EP&A Regulations 2000.

*The dwelling is to be inspected at the foliowing stages of construction:

¢ before the pouring of footings**

» before covering drainage {under hydrostatic test)

= before pouring any reinforced concrete structure **

¢ before covering the framework for any wall, roof or other building element **

e before covering waterproofing in any wet area**

¢ before covering any stormwater drainage connections

* when the building work is completed and all conditions of consent have been
addressed**

® in the case of a swimming pool, after the construction of the swimming pool s
completed and the barrier (if one is required under the Swimming Poois Act 1992) has
been erected and before the pool is filled with water,

** denotes a critical stage inspection (a mandatory inspection under Section 109C of the EP&A
Act 1979). Please note that an Occupation Certificate cannot be issued for a development where
a critical stage or other nominated inspection has not been carried out.

Applicants should give at least 24 hours notice to guarantee an inspection.

* All sewer and drainage works associated with the approval are to comply with the
requirements of AS 3500 and completed only by a licensed plumber and drainer

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

The plans and specification accompanying the Construction Certificate are to demonstrate
compliance with the requirements of the deemed-to-satisfy provisions of the National Building
Code for a Class 1a building:

Amended plans are to be submitted to the Principal Certifying Authority for authentication of
NBC compliance and issue of a Construction Certificate.

Should the external configuration of the building be modified as a result of achieving NBC
compliance, the plans accompanying this development consent must also be modified.

CONDITIONS TO BECOMPLETED PRIOR TO' CONSTRUCTION COMMENCING

14.

The owner/s of the property are to give Council written notice of the intention to commence
works and the appointment of a Principal Certifying Authority (if the PCA is not Council) at least
two days before the proposed date of commencement, in accordance with the ¢l 103 and 104 of
the Environmental Planning and Assessment Regulation 2000. Such notice Is given using the form
enclosed with this consent.

For development involving both building and subdivision work authorised by the same
development consent, a separate appointment of a Principal Certifying Authority for each type of
work is required, in accordance with Section 109E of the Environmental Planning & Assessment
Act 1979,
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15. Before construction commences on the site and throughout the construction phase of the
development, erosion control measures are to be installed to prevent soil erosion, water
pollution or the discharge of loose sediment on surrounding land, as follows:

— divert contaminated run-off away from disturbed areas,

—  erect silt fencing along the downhill side of the property boundary,
prevent tracking of sediment by vehicles onto roads by limiting access to the site and,
where necessary, instailing a temporary driveway and

— stockpile all topsoil, excavated material and construction debris on the site, erecting
stlt fencing around the pile where appropriate,

Failure to take effective action may render the developer liable to prosecution under the NSW
Protection of the Environment Operations Act.

16. A hoarding or fence must be erected between the work site and any public place if the work is
likely to cause traffic {pedestrian or vehicular) in a public place to be obstructed or otherwise
inconvenient. The erected hoarding is to be sufficient to prevent any substance from or in
connection with the work falling into the public place. The work site must be kept it between
sunset and sunrise if it is likely to be hazardous to persons in the public place. The hoarding,
fence or awning is to be removed once the work has been completed.

17. Al Engineering works to be designed by an appropriately qualified person and carried out in
accordance with Council’s Engineering Code, unless otherwise indicated in this consent, to
ensure that these works are of a sustainable and safe standard.

18. A sewer main extension is required for a distance of 90 metres @ $110.00 totalling $9,900.00 for
the extension. At the time of registration of the Plan of Survey at the Land Titles Office, the
applicant shall dedicate a 3 metre wide easement over the sewer main, in favour of Council, and
at no cost to Council.

Please Note: This cost is current for a 90 day period as at the date of the development consent.

19.  Connection to the sewer main is required for Lot 74 DP 3378. This fee is set out in Council’s
Operational Plan and is adjusted every financial year. The current fee for the 2014/2015 year is
$508.00 per connection.

20.  Connection to the water main is required for Lot 74 DP 3378 from the existing main in Duke
Street. This fee is set out in Council’s Operational Plan and is adjusted every financial year. The
current fee for the 2014/2015 year is $905.00 per connection.

CONDITIONS TO BE COMPLETED DURING CONSTRUCTION

21.  Any building work must be carried out between 7.00am and 6.00pm Monday to Friday and
8.00am to 1.00pm Saturdays, excluding Sundays and public holidays. No audible construction is
to take place outside these hours, to maintain the amenity of the locality.

22.  Toilet facilities are to be provided at, or in the vicinity of the waork site, at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site. Each toilet provided must be
connected to an accredited sewage management facility approved by the councii or some other
sewage management facility approved by the council.

23. Materials must not be burned on site. All waste generated on site must be disposed of at
Council's Waste Disposal Depot or Waste Transfer Station, to protect the amenity of the area and
avoid the potential of air pollution.
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24.  Effective dust control measures are to be maintained during construction to maintain public
safety/amenity. Construction activities are to be undertaken so as not to inconvenience the
adjoining land owners and are to be restricted solely to the subject site.

25. No material or equipment associated with the development is to be placed on public land
without the written consent of the Council, and any activity located in close proximity to public
areas is to be fenced to prevent damage to persons or property.

26. Retaining walls associated with the erection of the building or other approved methods for
preventing the movement of the soil must be provided where soil conditions are inadequate,
ensuring adequate provision is made for drainage.

27. Excavations and backfilling must be executed safely and in accordance with appropriate
professional standards and be properly guarded and protected to prevent them from being
dangerous to life or property.

If excavations associated with the erection of a building extends below the level of the base of
the footings of a building on an adjoining allotment of land, the person causing the excavation to
be made must preserve and protect the building from damage, and if necessary, underpin and
support the building in an approved manner.

Notice of intention to do so must be given to the owner of the adjoining land at ieast seven days
before the commencement of excavation work. The owner of the adjoining allotment of land is
not liable for any part of the cost of work, whether carried out on the allotment of land being
excavated or on the adjoining allotment of land.

28. Access is to be constructed from Thunderbolts Way. The access is to be a pipe culvert of a
minimum 450mm diameter and located to achieve a minimum stopping sight distance of 170m.
The access is to be designed and constructed in accordance with Austroads Guide to Road Design
Part 4: Intersections and Crossings, Figure 7.2 Rural Property Access and bitumen sealed to the
property boundary, and is to be constructed to a standard approved by the Director of
Infrastructure & Regulatory Services, prior to the erection of a dwelling.

&= If a right of carriageway is to be created over either of the lots for access, a notation is placed on
the title of every benefitting lot such that maintenance of the right-of-carriageway is required, to
a maintained trafficable standard suitable at all times for two-wheel drive vehicles, with the cost
being borne proportionally by each owner based on the distance of the access point of their
allotment to the public road.

e Prior to any works within the road reserve of a classified road, Thunderbolts Way, the developer
will require written approval from Uralla Shire Council under Section 1138 of the Roads Act 1993
and the concurrence of Roads and Maritime Services.

CONDITIONS TO BE COMPLETED PRIOR TO OCCUPATION/USE COMMENCING

31.  An Occupation Certificate must be obtained before the approved use commences, in accordance
with the Environmental Planning and Assessment Act and to ensure the health and safety of the
building’s occupants.

ADVISING: Failure to obtain an Occupation Certificate is an offence under the legislation. Penaity
advice for buildings (penalties do not apply to uses detailed in sections 109M and 109N; ie.
Crown projects, Class 1a and 10 buildings or as detailed for places of public entertainment).

32. Approval must be obtained from the Council as the Local Water Supply and Sewer Authority for
any potable water supply, sewerage or on-site waste water system serving the site, pursuant to
Chapter 7 of the Local Government Act 1993 with all relevant work completed in accordance with
such approval.
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33.  The Principle Certifying Authority is to contact Council to ensure all the Section 68 conditions of
approval have been completed prior to the issue of an Occupation Certificate.

34. A rural address property number shall be supplied and erected at the property access entrance
location.

35. A backflow prevention device suitable to the degree of hazard must be installed to the
premises. The type device will be determined at the time of processing the application for a
water service. All external hose taps must be fitted with a backflow prevention device in
accordance with AS/NZS 3500.1:2003 before use or occupation of the building, to maintain public
health.

ADVISING: For information regarding the installation and type of backflow prevention device to
be fitted, please contact Council.

36.  Roof and surface stormwater from paved and impervious areas is to be collected and directed to
protect the site and adjoining property from the effects of flooding. Such work must be
completed prior to the use and/or occupation of the premises commencing,.

CONDITIONS RELATING TO ONGOING OPERATIONS

37. A further application is to be made for any change, enlargement or intensification of the
premises or land use, including the display/erection of any new structure such as signage,
partition walls or building fit-out {unless the proposed work is exempt from the need for consent
under State Environmental Planning Policy (Codes SEPP) 2008 for exempt development.

COMMITTEE’S RECOMMENDATION:
That Council:

b) approve the Clause 4.6 Development Application 55/2014, being for a variation of minimum lot size
and the construction of a dwelling on land known as Thunderbolts Way, Uralla, being Lot 74 DP
3378 under the ownership of S Gapes, subject to the following conditions:

PRESCRIBED CONDITIONS (under Environmental Planning and Assessment Regulation

2000)

Compliance with Building Code of Australia & insurance requirements under the Home Building Act 1989

1. The work must be carried out in accordance with the requirements of the Building Code of
Australia.
2. In the case of residential building work for which the Home Building Act 1989 requires there to

be a contract of insurance in force in accordance with Part 6 of that Act, that such a contract of
Insurance must be entered into and be in force before any building work authorised to be
carried out by the certificate commences.

3. For a temporary structure that is used as an entertainment venue, the temporary structure must
comply with Part B1 and NSW H102 of Volume One of the Building Code of Australia.
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Erection of signs

4, A sign must be erected in a prominent position on any site on which building work, subdivision
work or demolition work is being carried out:

a) showing the name, address and telephone number of the principal certifying authority for
the work, and

b) showing the name of the principal contractor (if any) for any building work and a telephone
number on which that person may be contacted outside working hours, and

¢} stating that unauthorised entry to the site is prohibited.

5. Any such sign is to be maintained while the building work, subdivision work or demolition work
is being carried out, but must be removed when the work has been completed.

Notification of Home Building Act 1983 requirements

6. Residential building work within the meaning of the Home Building Act 1989 must not be carried
out unless the principal certifying authority for the development to which the work relates {not
being the council) has given the council written notice of the following information:

a) in the case of work for which a principal contractor is required to be appointed:
(i) the name and iicence number of the principal contractor, and
(ii} the name of the insurer by which the work is insured under Part 6 of that Act,

b} in the case of work to be done by an owner-builder:
(i) the name of the owner-builder, and
(ii) if the owner-builder is required to hold an owner-builder permit under that Act, the
number of the relevant owner-builder permit.

7. If arrangements for doing the residential building work are changed while the work is in
progress so that the information notified under the above becomes aut of date, further work
must not be carried out unless the principal certifying authority for the development to which
the work relates (not being the council) has given the council written notice of the updated
information.

136D Fulfillment of BASIX commitments

8. This clause applies to the following development:

a) BASIX affected development,

b) any BASIX optional development in relation to which a person has made an application for a
complying development certificate that has been accompanied by a BASIX certificate or
BASIX certificates (despite there being no obligation under clause 4A of Schedule 1 for it to
be so accompanied).

9. A complying development certificate for development to which this clause applies must be
issued subject to a condition that the commitments listed in each relevant BASIX certificate for
the development must be fulfilled.

GENERAL CONDITIONS

10. The development must take place in accordance with the approved documents submitted with
the application and subject to the conditions below to ensure the development is consistent with
Council's consent.

11. A Construction Certificate must be obtained from a Certifying Authority before work commences
in accordance with C1.146 of the EP&A Regulations 2000.

r
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12.  *The dwelling is to be inspected at the following stages of construction:

» before the pouring of footings**

» before covering drainage (under hydrostatic test)

* before pouring any reinforced concrete structure **

* Dbefore covering the framework for any wall, roof or other building element **

* before covering waterproofing in any wet area**

¢ before covering any stormwater drainage connections

s when the building work is completed and all conditions of consent have been
addressed**

* in the case of a swimming pool, after the construction of the swimming pool is
completed and the barrier {if one is required under the Swimming Pools Act 1997} has
been erected and before the pool is filled with water,

** denotes a critical stage inspection (a mandatory inspection under Section 109C of the EP&A
Act 1979). Please note that an Occupation Certificate cannot be issued for a development where
a critical stage or other nominated inspection has not been carried out.

Applicants should give at least 24 hours notice to guarantee an inspection.

* All sewer and drainage works associated with the approvol are to comply with the
requirements of AS 3500 and completed only by a licensed plumber and drainer

CONDITIONS TO BE COMPLETED PRIOR TG I55UE OF CONSTRUETION CERTIEICATE

13. The plans and specification accompanying the Construction Certificate are to demonstrate
compliance with the requirements of the deemed-to-satisfy provisions of the National Buflding
Code for a Class 1a building;

Amended plans are to be submitted to the Principal Certifying Authority for authentication of
NBC compliance and issue of a Construction Certificate.

Should the external configuration of the building be modified as a result of achieving NBC
compliance, the plans accompanying this development consent must also be modified.

CONDITIONS TQ BE COMPLETED PRIOR TO' CONSTRUCTION COMMENCING

14. The owner/s of the property are to give Council written notice of the intention to commence
works and the appointment of a Principal Certifying Authority (if the PCA is not Council) at least
two days before the proposed date of commencement, in accordance with the ¢l 103 and 104 of
the Environmental Planning and Assessment Regulation 2000. Such notice is given using the form
enclosed with this consent.

For development involving both building and subdivision work authorised by the same
development consent, a separate appointment of a Principal Certifying Authority for each type of
work is required, in accordance with Section 109E of the Environmental Planning & Assessment
Act 1979,

15. Before construction commences on the site and throughout the construction phase of the
development, erosion control measures are to be installed to prevent soil erosion, water
pollution or the discharge of loose sediment on surrounding land, as follows:

— divert contaminated run-off away from disturbed areas,

- erect silt fencing along the downhill side of the property boundary,

- prevent tracking of sediment by vehicles onto roads by limiting access to the site and,
where necessary, installing a temporary driveway and

—  stockpile all topsoil, excavated material and construction debris on the site, erecting
silt fencing around the pile where appropriate.
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Failure to take effective action may render the developer liable to prosecution under the NSW
Protection of the Environment Operations Act.

16. A hoarding or fence must be erected between the work site and any public place if the work is
likely to cause traffic {pedestrian or vehicular) in a public place to be obstructed or otherwise
inconvenient. The erected hoarding is to be sufficient to prevent any substance from or in
connection with the work falling into the public place. The work site must be kept lit between
sunset and sunrise if it is likely to be hazardous to persons in the public place. The hoarding,
fence or awning is to be removed once the work has been completed.

17. Al Engineering works to be designed by an appropriately qualified person and carried out in
accordance with Council’s Engineering Code, unless otherwise indicated in this consent, to
ensure that these works are of a sustainable and safe standard.

18. A sewer main extension is required for a distance of 90 metres @ $110.00 totalling $9,900.00 for
the extension. At the time of registration of the Plan of Survey at the Land Titles Office, the
applicant shall dedicate a 3 metre wide easement over the sewer main, in favour of Council, and
at no cost to Council.

Please Note: This cost is current for a 90 day period as at the date of the development consent.

19. Connection to the sewer main is required for Lot 74 DP 3378. This fee is set out in Council's
Operational Plan and is adjusted every financial year. The current fee for the 2014/2015 year is
$508.00 per connection.

20.  Connection to the water main is required for Lot 74 DP 3378 from the existing main in Duke
Street. This fee is set out in Council’s Operational Plan and is adjusted every financial year. The
current fee for the 2014/2015 year is $905.00 per connection.

CONDITIONS TO BE COMPLETED DURING CONSTRUCTION

21.  Any building work must be carried out between 7.00am and 6.00pm Monday to Friday and
8.00am to 1.00pm Saturdays, excluding Sundays and public holidays. No audible construction is
to take place outside these hours, to maintain the amenity of the locality.

22.  Toilet facilities are to be provided at, or in the vicinity of the work site, at the rate of one toilet
for every 20 persons or part of 20 persons employed at the site. Each toilet provided must be
connected to an accredited sewage management facility approved by the council or some other
sewage management facility approved by the council.

23. Materials must not be burned on site. All waste generated on site must be disposed of at
Council’s Waste Disposal Depot or Waste Transfer Station, to protect the amenity of the area and
avoid the potential of air pollution.

24. Effective dust control measures are ta be maintained during construction to maintain public
safety/amenity. Construction activities are to be undertaken so as not to inconvenience the
adjoining land owners and are to be restricted solely to the subject site.

25. No material or equipment associated with the development is to be placed on public land
without the written consent of the Council, and any activity located in close proximity to public
areas is to be fenced to prevent damage to persons or property.
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26. Retaining walls associated with the erection of the building or other approved methods for

preventing the movement of the soil must be provided where soil conditions are inadequate,
ensuring adequate provision is made for drainage.

27. . . . . .
Excavations and backfilling must be executed safely and in accordance with appropriate
professional standards and be properly guarded and protected to prevent them from being
dangerous to life or property.

If excavations associated with the erection of a building extends below the level of the base of
the footings of a building on an adjoining allotment of land, the person causing the excavation to
be made must preserve and protect the building from damage, and if necessary, underpin and
support the building in an approved manner.

Notice of intention to do so must be given to the owner of the adjoining land at least seven days
before the commencement of excavation work. The owner of the adjoining allotment of land is
not liable for any part of the cost of work, whether carried out on the allotment of land being
excavated or on the adjoining allotment of {and.

28. Access is to be constructed from Thunderbolts Way. The access is to be a pipe culvert of a
minimum 450mm diameter and located to achieve a minimum stopping sight distance of 170m.
The access is to be designed and constructed in accordance with Austroads Guide to Road Design
Part 4: Intersections and Crossings, Figure 7.2 Rural Property Access and bhitumen sealed to the
property boundary, and is to be constructed to a standard approved by the Director of
Infrastructure & Regulatory Services, prior to the erection of a dwelling.

2. if a right of carriageway is to be created over either of the lots for access, a notation is placed on
the title of every benefitting lot such that maintenance of the right-of-carriageway is required, to
a maintained trafficable standard suitable at all times for two-wheel drive vehicles, with the cost
being borne proportionally by each owner based on the distance of the access point of their
allotment to the public road.

30. Prior to any works within the road reserve of a classified road, Thunderbolts Way, the developer
will require written approval from Uralla Shire Council under Section 1138 of the Roads Act 1993
and the concurrence of Roads and Maritime Services.

CONDITIONS TO BE COMPLETED PRIOR TO GCCUPATION/USE COMMENCING

31.  An Occupation Certificate must be obtained before the approved use commences, in accordance
with the Environmental Planning and Assessment Act and to ensure the health and safety of the
building’s occupants.

ADVISING: Failure to obtain an Occupation Certificate is an offence under the legisiation. Penalty
advice for buildings (penalties do not apply to uses detailed in sections 109M and 109N; ie.
Crown projects, Class 1a and 10 buildings or as detailed for places of public entertainment).

32, Approval must be obtained from the Council as the Local Water Supply and Sewer Authority for
any potable water supply, sewerage or on-site waste water system serving the site, pursuant to
Chapter 7 of the Local Government Act 1993 with all relevant work completed in accordance with
such approval.

33. The Principle Certifying Authority is to contact Council to ensure all the Section 68 conditions of
approval have been completed prior to the issue of an Occupation Certificate.

34. A rural address property number shall be supplied and erected at the property access entrance
location.
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35, A backflow prevention device suitable to the degree of hazard must be installed to the
premises. The type device will be determined at the time of processing the application for a
water service. All external hose taps must be fitted with a backflow prevention device in
accordance with AS/NZ$ 3500.1:2003 before use or occupation of the building, to maintain public
health.

ADVISING: For information regarding the instaliation and type of backflow prevention device to
be fitted, please contact Council.

36, Roof and surface stormwater from paved and impervious areas is to be collected and directed to
protect the site and adjoining property from the effects of flooding. Such work must be
completed prior to the use and/or occupation of the premises commencing.

CONDITIONS RELATING TO ONGOING OPERATIONS

37. A further application is to be made for any change, enlargement or intensification of the
premises or land use, including the display/erection of any new structure such as signage,
partition walls or building fit-out (unless the proposed work is exempt from the need for consent
under State Environmental Planning Policy (Codes SEPP) 2008 for exempt development.

BACKGROUND:

1. Council Resolution 416/14 — Support application subject to conditions and request concurrence from
DG.

2. When councils prepare local environmental plans, they include rules to control the scale of future

development. These rules are known as ‘development standards’. Local Environmental Plans {LEPs)
frequently include development standards that prescribe the minimum for a development.

3. Under Environmental Planning & Assessment Act, applicants for development consent can apply to
vary the application of certain development standards to their proposal under State Environmental
Planning Policy No.1 — Development Standards (SEPP 1) or under Clause 4.6 of the Standard
Instrument {Uralla LEP 2012). These policies allow some flexibility in the application of development
standards if the variation is justified by the specific characteristics of the proposal.

In response to the findings of the Independent Commission Against Corruption investigation into corruption
allegations affecting Wollongong City Council, all development applications with SEPP 1 or clause 4.6
applications with variations greater than 10% must be reported to council meetings for determination.

REPORT:
An application has been received by Boresch Project Services on behalf of S Gapes to obtain a dwelling
entitlement for Lot 74 DP 3378 known as 14 Marsh Street, Uralla.

Currently the property is held in a single holding consisting of two lots being a total of 4.2580 hectares. Lot 70
has an existing dwelling with Lot 74 being vacant.
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The land is zoned RU1 Primary Production and has a Minimum Lot Size of 400 hectares. The holding adjoins
Council's sporting fields and residential land. It is currently accessed off Marsh Street.
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This application has been submitted under Clause 4.6 of the Uralla LEP 2012. This clause sets out where an
exception to a development standard {for example Minimum subdivision lot size, Height of buildings and Floor
space ratio} may be requested. This clause replaced the SEPP 1 provisions that were in place prior to the
conversion template LEP (Uralla LEP 2012).

The clause requires the concurrence of the Director General to be obtained prior to the granting of consent for
development that contravenes a development standard. This concurrence has been received and is attached..
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This application was considered at the December Ordinary Council Meeting. Council resolved to support the
application subject to conditions and request concurrence from the DG, but the DG has advised that the
application cannot be accepted in its current format. It reads:

The secretary is unable to consider the request as it is not possible to grant consent for a ‘dwelling
entitiement”. A dwelling entitlement is not considered to be development as defined under the
Environmental Planning & Assessment Act for which approval can be granted. While it has been
argued at times that it may be considered as the ‘use of land’ the High Court has held that the use of
land must be for a present use rather than a contemplated or intended use. The obtaining of consent
for a ‘dwelling entitlement’ in this instance would only facilitate the intended use of the land at some
time of the future (and only once consent for the erection of a dwelling has been obtained) and
therefore does not constitute a present use that can be approved.

Should the proponent wish to pursue this matter, it is recommended that the development application
be amended to a present use by including proposed dwelling plans and details.

A copy of this letter is attached.

The amended application was notified as per the provisions of the Uralla Development Control Plan 2011. The
submission period will finish on 5 February 2015 which is after the writing of this report but prior to the
Committee meeting. Any submissions received will be tabled at the Committee meeting,

If Council chooses to support this application a notice of consent will be issued subject to the conditions in the
recommendation..

KEY ISSUES:

Application made under Clause 4.6 of the Uralla LEP 2012,

Requested clause variation is to Clause 4.2A of the Uralla LEP 2012 (in particular (3)(a)).

RMS has given consent to access being taken off Thunderbolts Way (Duke Street).

DG of NSW Planning & Environment was unabile to give concurrence to a dwelling entitlement, but
requested an amended application for the construction of a dwelling.

Concurrence has been given to the amended application.

The land is already a non viable agricultural holding.

There are given precedents of lots with dwelling permissibility in the immediate vicinity that are
below the 400 hectare Minimum Lot Size.

CONCLUSION:
This application should be supported for the following reasons:

The land is already a non viable agricultural holding in that it is not capable of producing an
agricultural income. Further fragmentation is not going to further degrade any agricultural viability.
There are given precedents of lots with dwelling permissibility in the immediate vicinity that are below
the 400 hectare Minimum Lot Size as required by the Uralla LEP 2012.

The RMS has agreed to access being taken off Thunderbolts Way (Duke Street). Therefore there will be
no impact by way of increased traffic generation on the residents in Marsh Street, nor there be an
impact on the resident on the north western boundary, as the internal access would not run
immediately adjacent to the dwelling.

COUNCIL IMPLICATIONS:

1.

Community Engagement/ Communication {per engagement strategy)
Nil

Policy and Regulation

Uralla Local Environmental Pian 2012

Uralla Devefopment Control Plan 2011
Environmental Planning & Assessment Act 1979
Roads Act 1993
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3. Financial (LTFP)
Nil

4. Asset Management (AMS)
Nil

5. Workforce (WMS)
Nil

6. Legal and Risk Management
Nil

7. Performance Measures
Nil

8. Project Management
Nil

Elizabeth Cumming
Manager of Town Planning & Regulation

Prepared by staff member: Manager of Town Planning & Regulation

TRIM Reference: DA-55-2014

Approved/Reviewed by Manager:  Manager Town Planning & Regulation

Department: Infrastructure & Regulation

Attachments: M. Letter — NSW Planning & Environment —29 Jan. 2015 &

concurrence dated 4 March 2015
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REPORT TO COMMITTEE

| Department: Infrastructure & Regulation
Submitted by: Manager Town Planning & Regulation
Reference: 2.16.03.12
! Subject Development Appllcatlon Burnett D|V|S|0n Decision
LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK
Objective:; Uralla Shire’s natural beauty and distinct natural environment are protected for
future generations.
Strategy: Provide balanced and environmentally sensitive development.
Action: Assess and determine regulatory applications, including development applications,

complying development certificates, construction certificates, Section 68 certificates,
Bushfire Attack Level {BAL) Certificates, and Conveyancing certificates.

SUMMARY:

The purpose of this report is the consideration of the submissions in relation to a proposed
development for a 60 lot residential subdivision. This application was notified as per the provisions
of the Uralla Development Control Plan 2011, with seven submissions being received

OFFICER’S RECOMMENDATION:

That Council approve Development Application 4/2015, being for a residential subdivision
consisting of 60 lots on land known as 44 Barleyfields Road, Uralla, being Lots 81, 462 & 543 DP
755846 under the ownership of R & K Burnett subject to the following conditions:

PRESCRIBED CONDITIONS (under Environmental Plonningond Assessment Regulation 2000)

il

GENERAL CONDITIONS

1. This approval is for seven stages being:

# Stage One being Lots 101-109

Stage Two being Lots 201-208

Stage Three being Lots 301-307

Stage Four being Lots 401-402, 405-411
Stage Five being Lots 501-507

Stage Six being Lots 601-612

Stage Seven being Lots 701-703
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2. The development must take place in accordance with the approved plans (bearing the
Council approval stamp) and documents submitted with the application, and su bject to
the conditions below to ensure the development is consistent with Council's consent.

3. All Engineering works to be designed by a competent person, endorsed by a Certified
Practising Engineer, and carried out in accordance with Council’s Engineering Code,
unless otherwise indicated in this consent, to ensure that these works are of a
sustainable and safe standard.

q, A Construction Certificate shall be submitted to and approved by the relevant
Certifying Authority prior to construction commencing on each stage.

5. The method and type of fencing material used for boundary fencing is to be approved
by Council prior to installation. Council will not allow paling or Colorbond fencing as
boundary fencing.

6. The dedicated pedestrian walkways between Lots 303 and 304, and 411 and 501 are to
be removed from the design of the subdivision.

7. No tree removal is allowed from the road reserve unless prior consent has been given
by Council.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

8. The applicant shall have prepared, by a suitably qualified person, detailed engineering
drawings, submitted for Council’s approval, generally in accordance with Council’s DCP
2011, for the construction of all the internal roads and intersections of Warwick Street
and the new internal road in accordance with the following requirements:

a) Pavement design for all new internal roads shall be based on a design traffic
load of 3 x 10° ESA’s with subgrade testing on 10 day soaked CBR’s.

b) Fuil kerb and gutter is to be provided along the frontage of Barleyfields Road
and Warwick Street.

¢} The internal access roads to the development shall be constructed with a
minimum two (2) coat hot bitumen sealed pavement width of 6 metres with
kerb and gutter, including all necessary underground drainage.

d) All cul-de-sac bulbs shall be constructed at the end of the proposed new
internal roads with a2 minimum radius of 15 metres to face of kerb to
accommodate the turning movement of a semi rigid truck.

e) At the new internal road’s intersection with Warwick Street, the applicants
shall design and construct a typical T intersection at both locations.

All the above works are to be designed and completed generally in accordance with
Council’s DCP 2011, and professional practical standards, before the issue of a
Subdivision Certificate.
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9. The applicant shall have prepared an Erosion and Sediment Control Plan and Soil and
Water Management Plan, in accordance with the requirements of the Department of
Housing’s Managing Urban Stormwater - Soils and Construction, to be submitted with
the application for a Construction Certificate for the development for approval by the
relevant Certifying Authority. The Soil and Water Management Plan must include
sediment basin calculations and the approved plan implemented in conjunction with
the project.

10. The applicant shall have prepared a plan demonstrating the protection of the
development by provision of underground drainage pipelines (within easements or
roadways) to cater for a stormwater flood frequency of 20% Annual Exceedance
Probability {AEP) and fail-safe aboveground flood ways to cater as a minimum for a
flooding frequency of 1% AEP, to connect to the existing drainage gully adjacent to the
site. Details are to be provided to the relevant Certifying Authority for approval
before the issue of a Construction Certificate for the development. Completed works
are to be inspected and approved by the relevant Certifying Authority, or works
secured for an amount approved by Council’s Development Engineer or nominee,
before the issue of a Subdivision / Occupation Certificate.

11.  The applicant shall have prepared an Inter-allotment drainage design for all lots which
do not drain naturally to a public road, to protect those lots and adjoining property.
All inter-allotment drainage is to be contained within a suitably located easement
{minimum width 2m). Details are to be provided to Council’s Director of Infrastructure
& Regulation or nominee for approval before the issue of a Construction Certificate for
the development.

Title Plan submissions are to confirm easement details before the issue of a
Subdivision Certificate for the development.

Stormwater systems must cater, as a minimum, for a stormwater flooding event of
20% Annual Exceedance Probability (AEP) for pipes, and 1% AEP for aboveground flow
paths.

12. The applicant shall have prepared a design for the extension of sewer reticulation
mains from the existing infrastructure downstream of the site to serve each of the
proposed allotments within the development. Detailed Engineering drawings
prepared by a suitably qualified person must be submitted for the approval of
Council’s Director of Infrastructure & Regulation or nominee before the issue of a
Construction Certificate for the development.

13. The applicant shall have prepared a design for the extension of water supply mains to
serve the proposed development. Detailed engineering drawings, prepared by a
suitably qualified person, must be submitted for the approval of Council’s Director of
Infrastructure & Regulation or nominee before the issue of a Construction Certificate
for the development.

The internal water mains within the estate are to form a looped system with no dead
ends. Water supply design is to be a sustainable cost effective operation by Council in
the future. Fire flows required are 11L/sec at a pressure of not less than 275 kPa
(28m). These flows are to be supplied in addition to peak instantaneous demands for a
typical residential water demand.
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CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

14. All works are to be completed and to be inspected, tested and approved by the
Council’s Director of Infrastructure & Regulation or nominee,or works secured for an
amount approved by Council’s Director of Infrastructure & Regulation or nominee,
before the issue of a Subdivision Certificate.

15. The applicants shall provide written advice from telecommunications and electricity
providers, confirming that satisfactory arrangements have been made for the
provision of telecommunications and electricity services to each of the proposed
allotments within the development.

16. The applicants shall have made arrangements and paid for the provision of new street
lighting to be provided to all new footways and streets, and thus maintain visibility
and safety for pedestrians. The developer is to liaise with Essential Energy with regard
to street light location. Completed works are to be inspected and approved by the
Council’s Director of Infrastructure & Regulation or nominee before the issue of a
Subdivision Certificate/release of any bond for incomplete works.

17. Developer suggestions for the name of the new road, together with the reasons for the
name proposed, should be submitted at least three (3) months before issue of the
Subdivision Certificate for the development, for Council's consideration. Council
favours names with historical, zoological, hotanical or geographic association with the
locality.

18. The applicants shall lodge with Council a monetary security for civil works, to cover the
cost of carrying out rectification work in public areas in connection with the proposal
should any defect arise within twelve (12) months of completion of the works. Security
shall be in the form of cash or bank guarantee for an amount determined by Council.
Application for a 90% refund of the security may be made on documented completion
of the works, with full refund of the remaining 10% upon satisfactory completion of the
twelve month defects liability period.

19. The applicants shall provide one set of print film copies of “work as executed” plans to
Council for works carried out on Council property or benefiting Council. Each plan is to
have a scale adjacent to the title block showing the scale used on that plan. The
location of any fill introduced, by both plan limit and depth, together with relevant
classifications shall be shown on the “work as executed” plans to be submitted to
Council.

20. At the time of the issue of a Subdivision Certificate, the applicants shall have prepared
documentation for presentation to the Land Titles Office for the dedication to Council
of ali drainage easements, in order to protect the area from inadvertent filling or
destruction that could change the flow characteristics of the flow regime.

21. At the time of submission of the application for a Subdivision Certificate, the applicant
shall submit to Council three (3} copies of the Title Plan. The applicant/developer is to
ensure that a checklist, clearly showing that all conditions of consent have been met, is
provided with the application.
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CONDITIONS.TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION COMMENCING

22. Council is to be given written notice of the intention to commence works and the
appointment of a Principal Certifying Authority (if the PCA is not Council) at least two
days before the proposed date of commencement, in accordance with ¢l 103 and 104
of the Environmental Planning and Assessment Regulation 2000.

23. Before construction commences on the site and throughout the construction phase of
the development, erosion control measures are to be installed to prevent soil erosion,
water pollution or the discharge of loose sediment on surrounding land, as follows:

+ divert contaminated run-off away from disturbed areas,

¢ erect silt fencing along the downhill side of the property boundary,

* prevent tracking of sediment by vehicles onto roads by limiting access to the site
and, where necessary, installing a temporary driveway and

* stockpile all topsoil, excavated material and construction debris on the site,
erecting silt fencing around the pile where appropriate.

Failure to take effective action may render the developer liable to prosecution under
the NSW Protection of the Environment Operations Act.

24. No storage of building materials, soil or equipment is to occur on Council's property or
roads without the written consent of Council’s Director of Infrastructure & Regulation.
No unfenced, potentially dangerous activity or material is to be located in close
proximity to the street boundary or pedestrian walkway adjoining the site. No
unsupervised transit of plant, equipment or vehicles across public areas or other
obstruction of those areas is permitted.

25. Under-road conduits are to he provided to cater for electricity, telecommunications,
gas supply or other underground utility services. Utility crossings of public roads are to
be under-road bored and Council’s Director of Infrastructure & Regulation advised of
the intention to commence work at least 48 hours in advance. The developer and its
agents are responsible for ascertaining the location of existing underground services
before commencing work. Any damage to existing services or to the road construction
is to be made good at the expense of the developer.

CONDITIONS TO BE COMPLETED DURING CONSTRUCTION

26.  Action being taken by the developer and contractors to ensure that public safety is
maintained on roadways under construction at all times, by the provision of effective
barriers to distinguish between adjacent public roadways and the roadways under
construction.

27. Effective dust control measures are to be maintained during construction to maintain
public safety/amenity and construction activities are to be restricted solely to the
subject site.

ADVISING: Failure to take effective action may render the developer liable to
prosecution under the NSW Protection of the Environment Operations Act.
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Materials must not be burned on-site. All waste generated on site must be disposed of
at Council’s Waste Disposal Depot or Waste Transfer Station, to protect the amenity of
the area and avoid the potential of air pollution.

Any fill which is placed on the site shall be free of any contaminants and placed in
accordance with the requirements of AS 3798-1990 Guidelines on Earthworks for
Commercial and Residential Developments. The developer’s structural engineering
consultant shall:

+ identify the source of the fill and certify that it is free from contamination; and
s classify the area within any building envelope on any such filled lot in accordance
with the requirements of "Residential Slabs and Footings" AS 2870.1.

Stage One Specific Conditions

GENERAL CONDITIONS

30.

A splay is to be taken from the north eastern corner of Lot 109 and is to be dedicated
as road. This splay is to be 10 metres by 10 metres.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

A cleared pedestrian path is to be constructed along the frontage of all lots in Stage
One. This is to be constructed to a standard approved by Council’s Director of
Infrastructure & Regulation.

Access for Lot 109 is to be taken from Barleyfieds Road due to site safety distance.
This is to be noted on the title of the land by way of caveat.

Street lighting for Stage One is to incorporate one (1) street light. The location is to be
subject to the approval of the Director of Infrastructure and Regulation and Essential
Energy.

The applicant is to plant a landscape screen of medium shrubs along the northern
edge of the intersection to minimise the impact of car headlights on the dweilings in
Barleyfields Road. The species and density of plantings, along with length is to be
approved by Council prior to planting. The screen is to be maintained for a period of
two years.

Stage Two Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

35.

Fencing along the rear of Lots 203, 204, 205 and 206 is to be designed to minimise the
accumulation of debris from fiood water. Post and wire or collapsible fencing is
preferred. Alternatively, fencing shall have a maximum obstruction up to 900mm to
the flow of 15%, openings of no less than 125mm and a maximum height of 1.2m (the
use of open mesh with 100mm minimum openings is permitted for swimming pool
fences).

Page 57 of the Reports from the Environment, Development & Infrastructure Committee



REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &

INFRASTRUCTURE COMMITTEE

The fencing is to be approved by Council’s Director of infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the Subdivision Certificate.

Stage Three Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

36.

Street lighting for Stage Three is to incorporate two (2) street lights. The location is to
be subject to the approval of the Director of Infrastructure and Regulation and
Essential Energy.

Fencing along the rear of Lots 307 is to be designed to minimise the accumulation of
debris from flood water. Post and wire or collapsible fencing is preferred.
Alternatively, fencing shall have a maximum obstruction up to 900mm to the flow of
15%, openings of no less than 125mm and a maximum height of 1.2m (the use of open
mesh with 100mm minimum openings is permitted for swimming pool fences).

The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the Subdivision Certificate.

Stage Four Specific Conditions

GENERAL CONDITIONS

38.

Approval for Lots 403 and 402 is not able to be given, as the land does not belong to
the applicant. An amended application is to be submitted for inclusion of these lots
subject to a successful conclusion to the proposed road closure.

Approval is to be sought from Local Land Services for access for any lot accessing
from Warwick Street across the Travelling Stock Route.

CONDITIONS TO'BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIEICATE

The intersection of Barleyfields Road and Warwick Street is to be upgraded. Detailed
engineering drawings prepared by a suitably qualified person must be submitted for
the approval of Council’s Director of Infrastructure & Regulation or nominee before the

issue of a Construction Certificate for the development.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

All works are to be completed and to be inspected, tested and approved by the
Council’s Director of Infrastructure & Regulation or nominee or works secured for an
amount approved by Council's Director of Infrastructure & Regulation or nominee,
before the issue of a Subdivision Certificate.
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Street lighting for Stage Four is to incorporate two (2) street lights. The location Is to
be subject to the approval of the Director of Infrastructure and Regulation and
Essential Energy.

Stage Five Specific Conditions

GENERAL CONDITIONS

43.

Approval for Lots 508, 509 and 510 is not able to be given, as the land does not
belong to the applicant. An amended application is to be submitted for inclusion of
these lots subject to a successful conclusion to the proposed road closure.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

44,

Street lighting for Stage Five is to incorporate two (2) street lights. The location is to
be subject to the approval of the Director of Infrastructure and Regulation and
Essential Energy.

Stage Six Specific Conditions

45.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

Street lighting for Stage Six is to incorporate one (1) street light. The location is to be
subject to the approval of the Director of Infrastructure and Regulation and Essential
Energy.

There is to be a joint access constructed for Lot 609 and 610. It is to be constructed
down the centre of the access handie for each lot. It is to be constructed to a standard
approved by Council’s Director of Infrastructure and Regulation with a full bitumen
seal for the length of the handle.

Maintenance provisions between Lots 609 and 610 for the access and associated
handle are to be provided for within a Section 88b instrument under the Conveyancing
Act 1919. This instrument is further to restrict any other lot from gaining access by use
of this access handle.

Lots 609 and 610 are not to be subdivided further. A restriction under the
Conveyancing Act 1919 is to be placed on the land to ensure this is noted for
perpetuity.

The access handle between Lot 605 and 606 and to the residue land, which is to be
developed in Stage Seven, is to be fully bitumen sealed to a standard approved by
Council’s Director of Infrastructure & Regulation.

Fencing along the rear of Lots 601, 602, 603 and 604 is to be designed to minimise the
accumulation of debris from flood water. Post and wire or collapsible fencing is
preferred. Alternatively, fencing shall have a maximum obstruction up to 900mm to the
flow of 15%, openings of no less than 125mm and a maximum height of 1.2m (the use
of open mesh with 100mm minimum openings is permitted for swimming pool fences).
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The fencing is to be approved by Council’s Director of infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the subdivision certificate.

Stage Seven Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

51. A joint access is to be constructed to Lots 701 and 703. This is to be constructed to a
standard approved by Council’s Director of Infrastructure and Regulation. This is to
include a bitmen seal incuding splays to the property boundary, and a full bitumen
seal along the internal access handle of Lot 701 for the full length of Lot 703.

52. Fencing between Lots affected by flood waters is to be designed to minimise the
accumulation of debris from flood water. Post and wire or collapsible fencing is
preferred. Alternatively, fencing shall have a maximum obstruction up to 900mm to
the flow of 15%, openings of no less than 125mm and a maximum height of 1.2m (the
use of open mesh with 100mm minimum openings is permitted for swimming pool
fences).

The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the Subdivision Certificate.

53. Lots 703 and 703 are to be connected to reticulated water and sewer supply. Lot 701
does not have this requirement. Any existing onsite sewer waste treatment systems
are to be decommissioned to a standard approved by the Director of Infrastructure and
Regulation.

COMMITTEE'S RECOMMENDATION:

That Council approve Development Application 472015, being for a residential subdivision
consisting of 60 lots on land known as 44 Barleyfields Road, Uralla, being Lots 81, 462 & 543 DP
755846 under the ownership of R & K Burnett subject to the following conditions:

PRESCRIBED CONDITIONS {under Environmental Planning and Assessment Regulation 2000)

il

GENERAL CONDITIONS

1. This approval is for seven stages being:

@ Stage One being Lots 101-109

e Stage Two being Lots 201-208

» Stage Three being Lots 301-307

= Stage Four being Lots 401-402, 405-411
e Stage Five being Lots 501-507

e Stage Six being Lots 601-612

* Stage Seven being Lots 701-703
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2. The development must take place in accordance with the approved plans (bearing the
Council approval stamp) and documents submitted with the application, and subject to
the conditions below to ensure the development is consistent with Council's consent.

3. All Engineering works to be designed by a competent person, endorsed by a Certified
Practising Engineer, and carried out in accordance with Council’s Engineering Code,
unless otherwise indicated in this consent, to ensure that these works are of a
sustainable and safe standard.

4, A Construction Certificate shall be submitted to and approved by the relevant
Certifying Authority prior to construction commencing on each stage.

5. The method and type of fencing material used for boundary fencing is to be approved
by Council prior to instaliation. Council will not allow paling or Colorbond fencing as
boundary fencing.

6. The dedicated pedestrian walkways between Lots 303 and 304, and 411 and 501 are to
be removed from the design of the subdivision.

7. No tree removal is allowed from the road reserve unless prior consent has been given
by Council.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

8. The applicant shall have prepared, by a suitably qualified person, detailed engineering
drawings, submitted for Council’s approval, generally in accordance with Council’s DCP
2011, for the construction of all the internal roads and intersections of Warwick Street
and the new internal road in accordance with the foilowing requirements:

f) Pavement design for all new internal roads shall be based on a design traffic
load of 3 x 10° ESA’s with subgrade testing on 10 day soaked CBR’s.

g} Full kerb and gutter is to be provided along the frontage of Barleyfields Road
and Warwick Street.

h) The internal access roads to the development shall be constructed with a
minimum two (2} coat hot bitumen sealed pavement width of 6 metres with
kerb and gutter, including all necessary underground drainage.

i} All cul-de-sac bulbs shall be constructed at the end of the proposed new
internal roads with a minimum radius of 15 metres to face of kerb to
accommodate the turning movement of a semi rigid truck.

j) At the new internal road’s intersection with Warwick Street, the applicants
shall design and construct a typical T intersection at both locations.

Ali the above works are to be designed and completed generally in accordance with
Council’s DCP 2011, and professional practical standards, before the issue of a
Subdivision Certificate.

Page 61 of the Reports from the Environment, Development & Infrastructure Committee




REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

9. The applicant shall have prepared an Erosion and Sediment Contral Plan and Soil and
Water Management Plan, in accordance with the requirements of the Department of
Housing’s Managing Urban Stormwater - Soils and Construction, to be submitted with
the application for a Construction Certificate for the development for approval by the
relevant Certifying Authority. The Soil and Water Management Plan must include
sediment basin calculations and the approved plan implemented in conjunction with
the project.

10. The applicant shall have prepared a plan demonstrating the protection of the
development by provision of underground drainage pipelines {within easements or
roadways) to cater for a stormwater flood frequency of 20% Annual Exceedance
Probability (AEP) and fail-safe aboveground flood ways to cater as a minimum for a
flooding frequency of 1% AEP, to connect to the existing drainage gully adjacent to the
site. Details are to be provided to the relevant Certifying Authority for approval
before the issue of a Construction Certificate for the development. Completed works
are to be inspected and approved by the relevant Certifying Authority, or works
secured for an amount approved by Council’s Development Engineer or nominee,
before the issue of a Subdivision / Occupation Certificate.

11. The applicant shall have prepared an Inter-allotment drainage design for all lots which
do not drain naturally to a public road, to protect those lots and adjoining property.
All inter-allotment drainage is to be contained within a suitably located easement
{minimum width 2m). Details are to be provided to Council’s Director of Infrastructure
& Regulation or nominee for approval before the issue of a Construction Certificate for
the development.

Title Plan submissions are to confirm easement details before the issue of a
Subdivision Certificate for the development.

Stormwater systems must cater, as a minimum, for a stormwater flooding event of
20% Annual Exceedance Probability (AEP) for pipes, and 1% AEP for aboveground flow
paths.

12. The applicant shall have prepared a design for the extension of sewer reticulation
mains from the existing infrastructure downstream of the site to serve each of the
proposed allotments within the development. Detailed Engineering drawings
prepared by a suitably qualified person must be submitted for the approval of
Council’s Director of Infrastructure & Regulation or nominee before the issue of a
Construction Certificate for the development.

13. The applicant shall have prepared a design for the extension of water supply mains to
serve the proposed development. Detailed engineering drawings, prepared by a
suitably qualified person, must be submitted for the approval of Council’s Director of
Infrastructure & Regulation or nominee before the issue of a Construction Certificate
for the development.

The internal water mains within the estate are to form a looped system with no dead
ends. Water supply design is to be a sustainable cost effective operation by Council in
the future. Fire flows required are 11L/sec at a pressure of not less than 275 kPa
(28m). These flows are to be supplied in addition to peak instantaneous demands for a
typical residential water demand.

Page 62 of the Reports from the Environment, Development & Infrastructure Committee




REPORTS FROM THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE COMMITTEE

CONDITIONS TO BE COMPLETED'PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

14. All works are to be completed and to be inspected, tested and approved by the
Council’s Director of Infrastructure & Regulation or nominee,or works secured for an
amount approved by Council’s Director of Infrastructure & Regulation or nominee,
before the issue of a Subdivision Certificate.

15. The applicants shall provide written advice from telecommunications and electricity
providers, confirming that satisfactory arrangements have been made for the
provision of telecommunications and electricity services to each of the proposed
allotments within the development.

16. The applicants shall have made arrangements and paid for the provision of new street
lighting to be provided to all new footways and streets, and thus maintain visibility
and safety for pedestrians. The developer is to liaise with Essential Energy with regard
to street light location. Completed works are to be inspected and approved by the
Council’s Director of Infrastructure & Regulation or nominee before the issue of a
Subdivision Certificate/release of any bond for incomplete works.

17. Developer suggestions for the name of the new road, together with the reasons for the
name proposed, should be submitted at least three (3) months before issue of the
Subdivision Certificate for the development, for Council's consideration. Council
favours names with historical, zoological, botanical or geographic association with the
locality.

18. The applicants shall lodge with Council a monetary security for civil works, to cover the
cost of carrying out rectification work in public areas in connection with the proposal
should any defect arise within twelve {12} months of completion of the works. Security
shall be in the form of cash or bank guarantee for an amount determined by Council.
Application for a 90% refund of the security may be made on documented completion
of the works, with full refund of the remaining 10% upon satisfactory completion of the
twelve month defects liability period.

19. The applicants shall provide one set of print film copies of “work as executed” plans to
Council for works carried out on Council property or benefiting Council. Each plan is to
have a scale adjacent to the title hlock showing the scale used on that plan. The
location of any fill introduced, by both plan limit and depth, together with relevant
classifications shall be shown on the “work as executed” plans to be submitted to
Council.

20. At the time of the issue of a Subdivision Certificate, the applicants shall have prepared
documentation for presentation to the Land Titles Office for the dedication to Council
of all drainage easements, in order to protect the area from inadvertent filling or
destruction that could change the flow characteristics of the flow regime.

21. At the time of submission of the application for a Subdivision Certificate, the applicant
shall submit to Council three (3) copies of the Title Plan. The applicant/developer is to
ensure that a checklist, clearly showing that all conditions of consent have been met, is
provided with the application.
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CONDITIONS TO BE COMPLETED PRIOR TO IS5UE OF CONSTRUCTION COMMENCING

22. Council is to be given written notice of the intention to commence works and the
appointment of a Principal Certifying Authority (if the PCA is not Council) at least two
days before the proposed date of commencement, in accordance with cl 103 and 104
of the Environmental Planning and Assessment Regulation 2000,

23. Before construction commences an the site and throughout the construction phase of
the development, erosion control measures are to be installed to prevent soil erasion,
water pollution or the discharge of loose sediment on surrounding land, as follows:

¢ divert contaminated run-off away from disturbed areas,

¢ erect silt fencing along the downbhill side of the property boundary,

e prevent tracking of sediment hy vehicles onto roads by limiting access to the site
and, where necessary, installing a temporary driveway and

e stockpile all topsoil, excavated material and construction debris on the site,
erecting silt fencing around the pile where appropriate.

Failure to take effective action may render the developer liable to prosecution under
the NSW Protection of the Environment Operations Act.

24. No storage of building materials, soil or equipment is to occur on Council's property or
roads without the written consent of Council’s Director of Infrastructure & Regulation.
No unfenced, potentially dangerous activity or material is to be located in close
proximity to the street boundary or pedestrian walkway adjoining the site. No
unsupervised transit of plant, equipment or vehicles across public areas or other
obstruction of those areas is permitted.

25. Under-road conduits are to be provided to cater for electricity, telecommunications,
gas supply or other underground utility services. Utility crossings of public roads are to
be under-road bored and Council’s Director of Infrastructure & Regulation advised of
the intention to commence work at least 48 hours in advance. The developer and its
agents are responsible for ascertaining the location of existing underground services
before commencing work. Any damage to existing services or to the road construction
is to be made good at the expense of the developer.

CONDITIONS TO BECOMPLETED DURING CONSTRUCTION

26,  Action being taken by the developer and contractors to ensure that public safety is
maintained on roadways under construction at all times, by the provision of effective
barriers to distinguish between adjacent public roadways and the roadways under
construction.

27. Effective dust control measures are to be maintained during construction to maintain
public safety/amenity and construction activities are to be restricted solely to the
subject site,

ADVISING: Failure to take effective action may render the developer liable to
prosecution under the NSW Protection of the Environment Operations Act.
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28. Materials must not be burned on-site. All waste generated on site must be disposed of
at Council’s Waste Disposal Depot or Waste Transfer Station, to protect the amenity of
the area and avoid the potential of air pollution.

29. Any fill which is placed on the site shall be free of any contaminants and placed in
accordance with the requirements of AS 3798-1990 Guidelines on Earthworks for
Commercial and Residential Developments. The developer’s structural engineering
consultant shall:

* identify the source of the fill and certify that it is free from contamination; and
* classify the area within any building envelope on any such filled lot in accordance
with the requirements of "Residential Slabs and Footings" AS 2870.1.

Stage One Specific Conditions

GENERAL CONDITIONS

30.  Asplay is to be taken from the north eastern corner of Lot 109 and is to be dedicated
as road. This splay is to be 10 metres by 10 metres.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

31. A cleared pedestrian path is to be constructed along the frontage of all lots in Stage
One. This is to be constructed to a standard approved by Council’s Director of
Infrastructure & Regulation.

32. Access for Lot 109 is to be taken from Barleyfieds Road due to site safety distance.
This is to be noted on the title of the land by way of caveat.

33. Street lighting for Stage One is to incorporate one (1) street light. The location is to be
subject to the approval of the Director of Infrastructure and Regulation and Essential
Energy.

34. The applicant is to plant a landscape screen of medium shrubs along the northern
edge of the intersection to minimise the impact of car headlights on the dwellings in
Barleyfields Road. The species and density of plantings, along with length is to be
approved by Council prior to planting. The screen is to be maintained for a period of
two years.

Stage Two Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

35. Fencing along the rear of Lots 203, 204, 205 and 206 is to be designed to minimise the
accumulation of debris from flood water. Post and wire or collapsible fencing is
preferred. Alternatively, fencing shall have a maximum obstruction up to 900mm to
the flow of 15%, apenings of no less than 125mm and a maximum height of 1.2m (the
use of open mesh with 100mm minimum openings is permitted for swimming pool
fences).
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The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the Subdivision Certificate.

Stage Three Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TQ ISSUE OF SUBDIVISION CERTIFICATE

36. Street lighting for Stage Three is to incorporate two (2) street lights. The location is to
be subject to the approval of the Director of Infrastructure and Regulation and
Essential Energy.

37. Fencing along the rear of Lots 307 is to be designed to minimise the accumulation of
debris from flood water. Post and wire or collapsible fencing is preferred.
Alternatively, fencing shall have a maximum obstruction up to 300mm to the flow of
15%, openings of no less than 125mm and a maximum height of 1.2m {the use of open
mesh with 100mm minimum openings is permitted for swimming pool fences).

The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the Subdivision Certificate,

Stage Four Specific Conditions

GENERAL CONDITIONS

38.  Approval for Lots 403 and 402 is not able to be given, as the land does not belong to
the applicant. An amended application is to be submitted for inclusion of these lots
subject to a successful conclusion to the proposed road closure.

39. Approval is to be sought from Local Land Services for access for any lot accessing
from Warwick Street across the Travelling Stock Route.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION CERTIFICATE

40. The intersection of Barleyfields Road and Warwick Street is to be upgraded, Detailed
engineering drawings prepared by a suitably qualified person must be submitted for
the approval of Council’s Director of Infrastructure & Regulation or nominee before the
issue of a Construction Centificate for the development.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

41. All works are to be completed and to be inspected, tested and approved by the
Countil's Director of Infrastructure & Regulation or nominee or works secured for an
amount approved by Council’s Director of Infrastructure & Regulation or nominee,
before the issue of a Subdivision Certificate.
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Street lighting for Stage Four is to incorporate two (2) street lights. The location is to
be subject to the approval of the Director of Infrastructure and Regulation and
Essential Energy,

Stage Five Specific Conditions

GENERAL CONDITIONS

43,

Approval for Lots 508, 509 and 510 is not able to be given, as the land does not
belong to the applicant. An amended application is to be submitted for inclusion of
these lots subject to a successful conclusion to the proposed road closure.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

44,

Street lighting for Stage Five is to incorporate two {2) street lights. The location is to
be subject to the approval of the Director of Infrastructure and Regulation and
Essential Energy.

Stage Six Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

45,

Street lighting for Stage Six is to incorporate one (1) street light. The location is to be
subject to the approval of the Director of infrastructure and Regulation and Essential
Energy.

There is to be a joint access constructed for Lot 609 and 610. It is to be constructed
down the centre of the access handle for each lot. Itis to be constructed to a standard
approved by Council’s Director of Infrastructure and Regulation with a full bitumen
seal for the iength of the handle.

Maintenance provisions between Lots 602 and 610 for the access and associated
handie are to be provided for within a Section 88b Instrument under the Conveyancing
Act 1919. This instrument is further to restrict any other lot from gaining access by use
of this access handle.

Lots 609 and 610 are not to be subdivided further. A restriction under the
Conveyancing Act 1919 is to be placed on the land to ensure this is noted for
perpetuity.

The access handie between Lot 605 and 606 and to the residue land, which is to be
developed in Stage Seven, is to be fully bitumen sealed to a standard approved by
Council’s Director of Infrastructure & Regulation.
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Fencing along the rear of Lots 601, 602, 603 and 604 is to be designed to minimise the
accumulation of debris from flood water. Post and wire or collapsible fencing is
preferred. Alternatively, fencing shall have a maximum obstruction up to 900mm to the
flow of 15%, openings of no less than 125mm and a maximum height of 1.2m {the use
of open mesh with 100mm minimum openings is permitted for swimming pool fences).

The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the subdivision certificate.

Stage Seven Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

51.

52.

53.

A joint access is to be constructed to Lots 701 and 703. This is to be constructed to a
standard approved by Council’s Director of Infrastructure and Regulation. This is to
include a bitmen seal incuding splays to the property boundary, and a full bitumen
seal along the internal access handle of Lot 701 for the full length of Lot 703.

Fencing between Lots affected by flood waters is to be designed to minimise the
accumulation of debris from flood water. Post and wire or collapsible fencing is
preferred. Alternatively, fencing shall have a maximum obstruction up to 900mm to
the flow of 15%, openings of no less than 125mm and a maximum height of 1.2m {the
use of open mesh with 100mm minimum openings is permitted for swimming pool
fences).

The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior
to erection and is to be uniform throughout all stages of the subdivision and is to be
constructed prior to the release of the Subdivision Certificate.

Lots 703 and 703 are to be connected to reticulated water and sewer supbly. Lot 701
does not have this requirement. Any existing onsite sewer waste treatment systems
are to be decommissioned to a standard approved by the Director of Infrastructure and
Regulation.

BACKGROUND:

This land was zoned Residential under the Uralla Local Environmental Plan 1988 and was taken
across into the Uralla Local Environmental Plan 2012 with no change. The New England
Development Strategy 2010 identified this land as being a necessary residential land bank, and did
not identify it as surplus to council’s 20 year residential needs.

REPORT:

An application has been made for a 60 lot residential subdivision. The zoning of the land is R1 -
General Residential and the area of the land is 9.588 ha. This type of subdivision is permissible under
the Uralla Local Environmental Plan 2014. The minimum lot size of this land is 560 m2 with the lots
ranging in size from 820m’ to 1.03ha. Lot 702 has an existing house. It is planned to make this a
staged development. The staging details are:

e Stage One being Lots 101-109
¢ Stage Two being Lots 201-208
e Stage Three being Lots 301-307
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Stage Four being Lots 401-402, 405-411
Stage Five being Lots 501-507

Stage Six being Lots 601-612

Stage Seven being Lots 701-703

Lots 403, 404,508, 509 and 510 are excluded from this approval as they will require a road closure
application to be successfully finalised. An amendment can be made at a later date to these stages
to include these lots.

The infrastructure needs for this proposal would be:

1. A water main extension and the necessary connections. Easements may need to be created.
This would be determined upon design completion.

2. A sewer main extension and the necessary connections. Easements may need to be created.
This would be determined upon design completion.

3. Drainage is required Easements may need to be created. This would be determined upon
design completion.

4. Kerb and gutter would need to be constructed for the full frontage of the subdivision.

5. Ajoint access would need to be constructed for lots 701 and 703.

6. Full street furniture including street lighting would be required.

There was no infrastructure issue that could not be conditioned in a straight forward and appropriate
manner.

A Restriction to User by way of Section 88b under the Conveyancing Act 1919 was requested to
ensure compliance with the Uralla Development Control Plan 2011 in regards to fencing and the
further subdivision potential of lots 609 and 610,

The connecting internal pedestrian walkways have been requested to be removed, as they often
pose a safety and maintenance problem to Councils and member of the public using them. A
pedestrian path has been requested along Barleyfields Road and Warwick Streets to create better
and safer pedestrian path.

Notification was carried out as per the provisions of the Uralla Development Control Plan 2011.
There were 7 submissions received, hence the trigger for this report. The Uralla Development
Control Plan requires the Environment, Development & Infrastructure Committee to consider all
submissions submitted by way of objection in relation to development applications.

The submissions raised the following issues:

¢ Pedestrian safety

¢ Decreased speed limit in the area

» Affect on the existing dweliings in Barleyfieids Road

e Sewer supply

» Pedestrian safety and path provision in King Street

e The density of the development is inappropriate to Uralla

The developer is being asked to provide a safe cleared pedestrian area along the frontage of the
development.

There will be a speed limit of 50 km/hour in the area.
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Barleyfields Road and Warwick Street wiil have a definite increased traffic load.

There will be an affect on the existing dwellings in Barleyfield Road, as this development is similar in
nature to that. It cannot be said this will be detrimental in nature.

All land will have reticulated water and sewer except for lot 701, with all onsite sewer treatment
systems being decommissioned by stage 7.

It is subjective to assume the increased density is out of character for Uralla and that there is no
demand for this type of development. Council is not able to determine this, as this is the
responsibility of the developer, who take the financial risk of this nature. The developer determines
the market and takes responsibility for the uptake of any such opportunity. Council responsibility is
to provide the policy instruments (Uralla LEP & DCP) to enable this to occur.

The submissions were given to the developer for a response. In response the road intersecting with
Barleyfields Road was relocated west, and the applicant also intends to plant a landscape screen of
medium shrubs along the northern edge of the intersection to minimise the impact of car headlights
on the dwellings.

The full development assessment is in attached along with the statement of environmental effects,
the submissions and the developer’s response tot eh submissions.

KEY ISSUES:
This proposed development:

¢ Is permitted under the Uralla Local Environmental Plan 2012.

* meets the minimum lots size requirements under the Uralla Local Environmental Plan 2012,

* The development has appropriate conditions applied in regards to the infrastructure of
water, sewer, drainage provisions, kerb and gutter, and access upgrade and provision.

e Had seven submissions.

CONCLUSION:

This proposed development is a fair development. This subdivision will result in an increase in
density for this area, but one that is not unreasonable in camparison to the surrounding
development pattern. There is no reason this development can be refused, as all issues are able to
be appropriately conditioned as part of the development approval.

COUNCIL IMPLICATIONS:
1. Community Engagement/ Communication (per engagement strategy)
Nil

2. Policy and Regulation
Uralla Local Environmental Plan 2012
Uralla Development Control Plan 2011
Environmental Planning & Assessment Act 1979
Roads Act 1993

3. Financial (LTFP)
Nil
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4. Asset Management {AMS)
Nil

5. Workforce (WMS)
Nil

6. Legal and Risk Management
Nil

7. Performance Measures
Nil

8. Project Management
Nil

Elizabeth Cumming
Manager Town Planning & Regulation

Prepared by staff member: Manager Town Planning & Regulation

TRIM Reference: DA-4-2015

Approved/Reviewed by Manager:  Director of Infrastructure& Regulation

Department: Infrastructure& Regulation

Attachments: Development Assessment Report
Statement of Environmental Effects
Submissions — K & D Clayton
Submission — C & R Hargrave
Submission — D Philp
Submission - S Willey & D Vine
Submission — G & J Maisey
Submission — A Hacker
Submission — E Wilkinson

. Developer response to submissions

s<cHvmpmoz
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CONFIDENTIAL BUSINESS

% @ REPORT TO COMMITTEE

[ e === = e e e R e e e T L e

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To have a community satisfied with land use control.
Strategy: Consult with the public on proposed amendments to planning instruments.
Action: Monitor and review Council’s Local Environmental Plan and other strategic and

supporting planning documents.

= — == ——— TSI -

SUMMARY:
The purpose of this report is to provide options and the costing of these options to Council, to allow

for a decision to be made on price for the land known as Lot 22 DP 746984 & Lot 613 DP 755846
Karava Place.

As a result of an audit of Council owned land in 2011, a problem with Council owned lots (Lot 22 DP
746984 & Lot 613 DP 755846} was identified. The land comprises the route of a former water race,
which dissected 7 lots not owned by Council. Three of these lots had residential buildings on them,
and the building site location had not been picked up as being on Council owned land at the time of
Council approval for construction.

Legal advice was obtained, which suggested that it was not clear who is at fault for the
encroachments having occurred, and as such land transfer at a notional cost would probably be the
best appreach for Council to pursue.

Page 2
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CONFIDENTIAL BUSINESS

The land was classified as being ‘community’ land; therefore it was required to be classified as being
‘operational’ under an amendment to the Uralla Local Environmental Plan 2012, to allow Council to
subdivide and transfer to the affected landowners. This amendment was finalised on 6 February
2015.

OFFICER’S RECOMMENDATION:
That Council:

1. Notify all affected landowners of the completion to Amendment 2 of the Uralla Local
Environmental Plan 2012,

2. Offer Option 5 to all affected landowners being purchaser payment consisting of a

peppercorn payment of $1.00, conveyancing costs and a percentage of the surveying

relating to the area of land being purchased,

Give the General Manager delegation to negotiate payment options, and

4. Endorse the fixing of the Council Seal on any necessary documentation relating to the
subdivision and sale

w

COMMITTEE’S RECOMMENDATION:
That Council:

1. Notify all affected landowners of the completion to Amendment 2 of the Uralla Local
Environmental Plan 2012,

2. Offer Option 5 to all affected landowners being purchaser payment consisting of a
peppercorn payment of $1.00, conveyancing costs and a percentage of the surveying
relating to the area of land being purchased,

3. Give the General Manager delegation to negotiate payment options, and

4. Endorse the fixing of the Council Seal on any necessary documentation relating to the
subdivision and sale

BACKGROUND:
s Council Resolution - October 2011 - Initial report to Council & Resolution to prepare of
Planning Proposal.

e Council Resolution — March 2013 - Gateway Determination Received

e Council Resolution - December 2013 — Public Hearing Report presented & Planning Proposal
supported.

e Council resolution —=March 2015 — Notification of LEP Amendment Gazetta!

REPORT:

As a result of an audit of Council owned land in 2011, a problem with Council owned lots (Lot 22 DP
746984 & Lot 613 DP 755846) was identified. The land comprises the route of a former water race as
indicated in the following diagram.

The Lands Department advised that it sold the water-race land to John Guy Allbut in 1974, and that
he subsequently sold the land to Council on 6 January 1992. The reason that Council purchased the
land has not been able to be determined.
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CONFIDENTIAL BUSINESS

The issue is that the land is enclosed by other privately-owned lots, and in three cases the owners of
these other lots appear to have constructed buildings (2 dwellings and 1 shed) over the Council-
owned land.

The affected owners are:

e |lot3DP258433. / R f‘L‘\T . \"\\ \\ |
Il] 0:CP72652 . zmpzsa:im\
Owner: HM Herbert. A DA was lodged o )| Y, .
in 1994 to construct a garage. This A _ . ,“,\ ‘“""’“"““’“‘E_”M""g‘ N
encroaches on Lot 22 DP 746984, {= -, SN, iy
\\ \\ \ 1MDP58 1\
! TP 28T %"Q& A . \\\“f% N
* Lot 4 DP 258433, ol @7 e S

Owner: N & C Carter. A DA was R (. o
lodged in 1989 to construct a ’/sﬂop.’la??u j;ﬁ isoh, N4 RN

dwelling. This encroaches on Lot 22 A\ D S v
DP 746984, iy ,?////) .\przsaaa:\i\\?':r‘_/"__;:ﬁr/‘ Ceond
6284 %

IHDP 453433

r
\ |WDPOITG”  SIDF 2564
i~ % :

p

e Lot 5 DP 258433, \ e
MPzﬁaéfh( _AP25e42: v’t

Owner: R & L O’Halloran. A DA was
lodged in 1995 to construct a
dwelling. This encroaches on Lot 613
DP 755846.

Consultation with these owners, and all of the owners that are affected by the encroachments, and
also those awners who have their land fragmented by the Council owned land, was undertaken to
advise of the situation.

legal Advice

Council sought legal advice from APJ Law on this matter and in particular how it might be resolved.
The most straightforward approach seemed to be to sell the land to the surrounding landowners in
order to resolve the encroachment issue. APJ Law agreed with this position, as well as the need to
reclassify the land as ‘operational’ land prior to that sale being able to proceed. They also advised
that it is not clear who is at fault for the encroachments having occurred, and as such land transfer at
a notional cost would probably be the best approach to pursue. A copy of that advice from APJ Law
is attached to this report.

Land Classification.

The land was obtained by Council on 6 January 1992. As such, the savings provisions of the Loca/
Government Act 1993 apply to land classification and reclassification {Cl 6 of Schedule 7). Sub-clause
(7) would appear to mean that the said land was to be treated as community land on the assumption
that no action was taken to classify it as operational land.

{7) Any public land that may be classified by resolution under subclause (3) and that is not
classified within 1 year after the relevant commencement is taken to have been classified as
community land,

Community land can not be sold by Council, and as such the land was needed to be classified as
‘operational’ land before it could be sold to surrounding property owners. This was completed by
way of amendment 2 to the Uralla Local Environmental Plan, which was gazetted on 6 February
2015.

Page 4 of the Confidential Reports to the Ordinary Council Meeting on 23 March



CONFIDENTIAL BUSINESS

Required Actions

In order to resolve this matter in the manner indicated (i.e. by sale for a notional amount to the
surrounding land owners), the following steps are required. Note that consultation with the affected
land owners is already underway, and has been continued throughout the process. They are yet 1o
be advised of the finalisation of the LEP amendment, but will be along with Council’s proposed way
forward.

1. Determine Costs and Notional Amount for Sale

a) Obtain a valuation for the land.

b) Obtain quotes from surveyors for the cost to do the necessary surveying work.

c) Obtain quote for Conveyancing.

d) Council to determine what the ‘notional amount’ should be for sale of the land to the

surrounding land-owners.

2. Effect Sale of Land

a) Engage surveyor to undertake necessary work.
b) Negotiate with the land -owners about the transfer of ownership.
c) Engage conveyancer to undertaken conveyancing.

Costings

There will be 8 lots created, with 7 land-owners being affected. The 8™ lot will belong to Council, as
it will form part of the road reserve. It has not yet been determined but will probably be dedicated
as road. An approximation of land area for each iot has been undertaken through Council’s Mapping
system. The exact area can only be calculated at the time of survey. A percentage of the affected
race lands has also been placed against the land be used for calculating costs belonging to each lot.
A valuation of the land, which was undertaken by Liquid Pacific in December 2013, has been attached
to this report. The value of the land was determined to be $8,000. Using the percentage, a value has
been placed against each lot to be created.

Area off

Proposed Intramaps Valuation
Owner Lot m? % Owned | $ 8,000.00
Herbert 1 772.6 15.66472699 | $ 1,253.18
Clack 2 109.7 2.2242047 S 177.94
Chapman 3 1233 2.499949312 | $ 200.00
Carter 4 1409.5 28.57809047 | § 2,286.25
Hudson 5 340.3 6.899697897 | S 551.98
Ackling 6 1108.3 22.47115833 | § 1,797.69
O'Halloran 7 788.3 1598304982 | S 1,278.64
Council 8 280.1 5.679122483 | $ 454.33
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CONFIDENTIAL BUSINESS

Quotes have been obtained. They are:

Surveying New England Surveying | Consolidation Survey & Lodgement & | $16,100
& Engineering Arrange all owners’ signatures and
any mortgage authorisation

Consolidation Compiled Plan & | $9,600
Lodgement & Arrange all owners’
signatures and any mortgage
authorisation

Separate Lot Survey & Lodgement $11,700
Separate Compiled Plan & Lodgement | $6,400
Michae! Croft Separate Lot Survey & Lodgement $7,880
Surveying Separate Compiled Plan & Lodgement $5,720
Conveyancing APJ Law Conveyancing & Disbursements $700
Narthern Tableiands Conveyancing & Disbursements $1,000
Conveyancing
Legals APJ Law Preparation of Template Term of Nil

Agreement for Payment

Please note the above are all GST exclusive.

It is obvious that it will be more cost effective to not create plans of consolidation, but rather
separate lots, the reason being that the only signatures required on the subdivision plan will be
Council delegates, not each affected party and their bank if a mortgage is held against the land.

Michael Croft Surveying has provided the better price, and therefore is the recommended
contractor for the subdivision plan preparation. He also took the step of confirming with the Land
Titles Office that they would allow a plan of compilation rather than by survey. This is the cheaper
option and has been provided in the costings below.

In the matter of the vendor conveyancing, an amount of $100 has been allowed for disbursements
on top of the quoted Conveyancing fee. APJ Law has provided the better price, and therefore is the
recommended contractor for the vendor conveyancing. Property owners are required to pay for
their own Conveyancing costs as the purchaser. Please note the Conveyancing quoted is to act upon
Council’s behalf only, and while all purchasers are welcome to also use APJ Law, they will be advised
that they need to contract their own solicitor.

If Council choses to allow the prospective owners to pay off the amount required for each lot, a
payment template will need to be prepared for staff to complete.

The proposed total cost of the survey, including lodgement with the Land Titles Office($5,720) and
vendor conveyancing ($4,900) will be $10,620.00. Please note there is no vendor conveyancing for
the land in the road reserve, which will become dedicated road.

Options and Associated Costings

The following costings are based on the percentages above taken from Council's mapping system,
and they will change slightly after the plan of subdivision has been prepared, but they will give an
indicative costing for the purposes of this report. It is also important to note that there is a small
part of Lot 613 DP 755846 which will be dedicated as road, as it sits within the road reserve.
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CONFIDENTIAL BUSINESS

1. Peppercorn Only Payment by Purchaser

Total
Proposed Area off Peppercorn Purchaser
Owner Lot GIS M? % Owned Payment Payment
Herbert 1 772.6 15.66472699 $1.00 $1.00
Clack 2 109.7 2.2242047 $1.00 $1.00
Chapman 3 123.3 2.499949312 $1.00 $1.00
Carter 4 1409.5 28.57809047 $1.00 $ 1.00
Hudson 5 340.3 6.899697897 $1.00 $1.00
Ackling 6 1108.3 | 22.47115833 $1.00 $1.00
O'Halloran 7 788.3 15.98304982 $1.00 $1.00
Council 8 280.1 5.679122483 - -
Therefore the cost to Councit would be:
Surveying & Lodgement & Conveyancing -  Peppercorn Payment
($ 10,620.00) ($7.00) = $10,613.00
2. Land Value Only Payment by Purchaser
Total
Proposed Area off Purchaser
Owner Lot GIS M? % Owned Land Value Payment
Herbert 1 772.6 15.66472699 $1,253.18 $1,253.18
Clack 2 109.7 2.2242047 $177.94 $177.94
Chapman 3 123.3 2.499949312 $ 200.00 $200.00
Carter 4 1409.5 | 28.57809047 $2,286.25 $2,286.25
Hudson 5 3403 6.899697897 $551.98 $551.98
Ackling 6 1108.3 22.47115833 $1,797.65 $1,797.69
QO'Halloran 7 788.3 15.98304982 $1,278.64 $1,278.64
Council 8 280.1 5.679122483 - -
Therefore the cost to Council would be:
Surveying & Lodgement & Conveyancing - Land Value

($ 10,620.00)

($7,545.67)

= $3,074.33
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CONFIDENTIAL BUSINESS

3. Land Value + Proportion of Surveying + Vendor Conveyancing Payment by Purchaser

Total
Proposed Area off Vendor Survey & Purchaser
Owner lot | GIS M’ % Owned Land Value | Convey. | Lodgement | Payment
Herbert 1 772.6 15.66472699 $1, 253.18 $ 700.00 $896.02 | $2,849.20
Clack 2 109.7 2.2242047 S 17794 S 700.00 $127.22 | $1,005.16
Chapman 3 123.3 2.499949312 $ 200.00 $ 700.00 $143.00 | $1,042.99
Carter 4 1409.5 | 28.57809047 $2,286.25 $700.00 | $1,634.67 | $4,62091
Hudson 5 340.3 £.899697897 $ 551.98 $700.00 S$394.66 | $1,646.64
Ackling 6 1108.3 | 22.47115833 $1,797.69 $700.00 | $1,285.35| $3,783.04
C'Halloran 7 788.3 | 1598304982 | $1,278.64 | $700.00 $914.23 | $2,892.87
Council 4 230.1 5.679122483 - B $324.85 -
Therefore the cost to Council would be:
Surveying & Lodgement & Conveyancing - Total Purchaser Payment = $ 7,220.82 profit
{$ 10,620.00) ($ 17,840.82)) (Land Value)
4. Peppercorn Payment + Vendor Conveyancing Payment by Purchaser
Area off Total
Proposed Intramaps Peppercern Vendor Purchaser
Owner Lot m? % Owned Payment | Conveyancing | Payment
Herbert 1 772.6 15.66472699 S 1.00 $700.00 $ 701.00
Clack 2 109.7 2.2242047 $1.00 $ 700.00 $701.00
Chapman 3 1233 2.499949312 $1.00 $ 700.00 $ 701.00
Carter 4 1409.5 28.57809047 $1.00 $ 700.00 $ 701.00
Hudson 5 3403 6.899697897 $1.00 $700.00 $701.00
Ackling 6 1108.3 | 22.47115833 $1.00 $ 700.00 $ 701.00
O'Halloran 7 788.3 15.98304982 $1.00 $ 700.00 $701.00
Council 8 280.1 | 5.6791224383 - - -

Therefore the cost to Council would be:

Surveying & Lodgement & Conveyancing -

($ 10,620.00)

Total Purchaser Payment =
(S 4,907.00)

$5,713.00
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CONFIDENTIAL BUSINESS

5. Peppercorn Payment + Proportion of Surveying + Vendor Conveyancing Payment by Purchaser

Total
Proposed Area off Peppercorn | Vendor Survey & Purchaser
Owner Lot | GIS M? % Owned Payment Convey. | Lodgement | Payment
Herbert 1 772.6 | 15.66472699 $1.00 $ 700.00 $ 896.02 $1,597.02
Clack 2 109.7 2.2242047 $1.00 $ 700.00 $127.22 $828.22
Chapman 3 123.3 | 2.499949312 $1.00 $ 700.00 $143.00 $844.00
Carter 4 1409.5 | 28.57809047 $1.00 $700.00 | $1,634.67 $2,335.67
Hudson 5 340.3 | 6.899697897 $1.00 $700.00 $394.66 $1,095.66
Ackling 6 1108.3 | 22.47115833 $1.00 $700.00 | $1,285.35 $1,986.35
O'Halloran 7 788.3 15.98304982 $1.00 $700.00 $914.23 $1,615.23
Council 8 280.1 | 5.679122483 - - $324.85 -

Therefore the cost to Council would be:

Surveying & Lodgement & Conveyancing - Total Purchaser Payment = $ 324.85
(5 10,620.00) {(510,302.15)

Please note: No staff time costing has been taken into account in the above Options.

KEY ISSUES:

s There are three dwellings constructed either wholly or partially on Council owned land.

s Legal advice sought advised that the suggestion of carelessness or negligence on behalf of
either the property owners or legal advisers may be considered.

» Legal advice sought advised that some carelessness occurred on Council's behalf in the
development approval process.

* Legal advice sought advised that notional consideration is appropriate.

e The water race land has little commercial value.

CONCLUSION:

Council needs to determine a way forward in regards to the ownership of the land, the cost of the
land and which party bears which portion of the cost. The land has no community value and no value
to Council. The only party it would have value for is the adjoining owner or nominated prospective
purchaser.

COUNCIL IMPLICATIONS:
1. Community Engagement/ Communication (per engagement strategy)
The affected owners have been consulted throughout, and are expecting an offer of terms
for the sale of the land which dissects their property.

2. Policy and Regulation
Conveyancing Act 1919
Uralla Local Environmentol Plan 2012
Local Government Act 1993
Environmental Planning & Assessment Act 1979
Environmental Planning & Assessment Regulotions 2000

Page 9 of the Confidential Reports to the Ordinary Council Meeting on 23 March



CONFIDENTIAL BUSINESS

3. Financial (LTFP)
Proportion of Cost of Surveying for Lot 8 being in the road reserve and will be retained by
Council.

4, Asset Management (AMS)
Nil

5. Workforce (WMS)
Ni

6. Legal and Risk Management
Legal advice has been sought from APJ Law

7. Performance Measures
il

8. Project Management
Nil

Elizabeth Cumming
Manager Town Planning & Regulation

Prepared by staff member: Manager Town Planning & Regulation

TRIM Reference: U15/7189

Approved/Reviewed by Manager:  Director of Infrastructure & Regulation

Department: Infrastructure & Regulation

Attachments: A. Advice from APJ Law — dated 4 February 2011

B. Land Valuation — Liquid Pacific — 31 December 2013
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AUTHORITY TO AFFIX THE COMMON SEAL

{% REPORT TO COUNCIL

Lt

UHALLA SH

Department: Infrastructure & Regulation

Submitted by: Manager of Town Planning & Regulation

Reference: ltem 1

Subject: Affixing of Council Seal to Section 88b instrument -
DA-21-2013 — A & K Wilkinson

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To ensure that Development Applications and iand use enquiries are dealt with as
expediously as possible.
Strategy: By delegations of authority to planning staff, where appropriate.
Action: Use of Delegation of Authority reported to management and Council monthly.
T WA 0 L O T ST G 4 R M IR T A T T A T g S R N (I T O T AT S W AL T N DR T
SUMMARY:

The purpose of this report is to gain approval to affix the Council Seal on the Section 88b Instrument
relating to Development Application 21/2013 on land known as 41 Budumba Road, Invergowrie
being Lot 13 DP 246614.

A section 88b Instrument needs to be prepared as per the requirements of the Conveyancing Act
1919 to finalise the subdivision certificate, and it will require the Council Seal.

OFFICER'S RECOMMENDATION:

That Council endorse the affixing of the Council Seal on the Section 88b Instrument relating to
Development Application 21/2013 on land known as 41 Budumba Road, Invergowrie being Lot 13
DP 246614.

BACKGROUND:

Council has placed a development approval condition on the abovementioned subdivision requiring a
condition to enforce the conditions issued under the General Terms of Approval by the NSW Rural
Fire Service in relation to the asset protection zones.

REPORT:

As part of a subdivision for A & K Wilkinson on land known as 41 Budumba Road, Invergowrie being
Lot 13 DP 246614, a Section 88b land use restriction is required to ensure compliance with a
development approval. The development approval enforces the conditions issued under the General
Terms of Approval by the NSW Rural Fire Service in relation to the asset protection zones.

These conditions are in accordance with Section 91 of the Environmental Planning & Assessment
Act 1979 by the NSW Rural Fire Service:
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6. Asset Protection Zones

The intention of measures is to provide sufficient space and maintain reduced fuel loads
so as to ensure radiant heat levels of buildings are below critical limits and to prevent
direct flame contact with a building. To achieve this, the following conditions shall apply:

At the issue of subdivision certificate and in perpetuity, the land surrounding the existing
dwelling located on the western lot, to a distance of 15 metres, shall be maintained as an
inner protection area (IPA) as outlined within section 4.1.3 and Appendix 5 of ‘Planning
for Bush Fire Protection 20068’ and the NSW Rural Fire Service's document 'Standards
for asset protection zones'.

Council’s Seal needs to be affixed to the Section 88b instrument to allow registration with the Land
Titles Office. The Local Government Act 1993 requires a resolution of Council to allow the seal to be
affixed.

KEY ISSUES:

¢ Application of the Council Seal to the Section 88b Instrument is required to finalise the
subdivision.

CONCLUSION:

The Council Seal is to be affixed to the Section 88b instrument, which has been prepared as per the
provisions of the Conveyancing Act 1919. The seal is required as Council has placed a development
approval condition on the subdivision, enforcing the conditions issued under the General Terms of
Approval by the NSW Rural Fire Service in relation to the asset protection zones.

COUNCIL IMPLICATIONS:

1. Community Engagement/ Communication {per engagement strategy)
Nil

2. Policy and Regulation
Conveyancing Act 1919
Uralla Local Environmental Plan 2012
Uralla Development Controf Plan 2011
Local Government Act 1993
Environmental Planning & Assessment Act 1979
Rural Fires Act 1997
Planning for Bushfire Protection 2006

3. Financial (LTFP)
Nil

4, Asset Management (AMS)
Nil

5. Workforce (WMS)
Nl

6. Legal and Risk Management
Nil
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7. Performance Measures
Nil
8. Project Management

Nil

Elizabeth Cumming
Manager of Town Planning & Regulation

Prepared by staff member: Manager of Town Planning & Regulation
TRIM Reference Number: DA-21-2013

Approved/Reviewed by Manager:  Manager of Town Planning & Regulation
Department: Regulation & Infrastructure

Attachments: Nil
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REPORT TO COUNCIL

URALLA ﬂ%ﬁnm

Department: infrastructure & Regulation

Submitted by: Manager Town Planning & Regulation

Reference: ltem 2

Subject: Application of Council Seal to Section 88b instrument -
DA-76-2013 — R Howlett - Division Decision

LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK

Objective: To ensure that Development Applications and land use enquiries are dealt with as

expediously as possible.

Strategy: By delegations of authority to planning staff, where appropriate.

Action: Use of Delegation of Authority reported to management and Council monthly.

SUMMARY:

The purpose of this report is to gain approval for the affixing of the Council Seal on the Section 88b
Instrument relating to Development Application 76/2013 on land known as 64 Hill Street, Uralla
being Lot 3 Section 3 DP 759022.

A section 88b Instrument needs to be prepared as per the requirements of the Conveyancing Act
1919 to finalise the subdivision certificate for the abovementioned development, and it will require
the Council Seal.

OFFICER’S RECOMMENDATION:

That Council endorse the fixing of the Council Seal on the Section 88b instrument relating to
Development Application 76/2013 on land known as 64 Hill Street, Uralla being Lot 3 Section 3 DP
759022.

BACKGROUND:

Council has placed a development approval condition on a subdivision, requiring a condition to
enforce the conditions issued under the General Terms of Approval by the NSW Rural Fire Service in
relation to the asset protection zones.

REPORT:

As part of a subdivision for R Howlett on fand known as 64 Hill Street, Uralla being Lot 3 Section 3
DP 759022, a Section 88b land use restriction is required to ensure compliance with a development
approval. The development approval enforces the conditions issued under the General Terms of
Approval by the NSW Rural Fire Service in relation to the asset protection zones.

These conditions are in accordance with Section 91 of the Environmental Planning & Assessment
Act 1979 by the NSW Rural Fire Service:
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7 Assef Protection Zones

The intention of measures is to minimize the risk of bush fire aftack and provide protection
for emergency services personnel, residents and others assisting fire fighting activities.
To achieve this, the following conditions shall apply

At the issue of subdivision certificate and in perpetuity the entire property shall be
managed as an inner protection area (IPA) as outlined within section 4.1.3 and Appendix
5 of 'Planning for Bush Fire Protection 2006' and the NSW Rural Fire Service's document
‘Standards for asset protection zones’.

Council’s Seal needs to be affixed to the Section 88b instrument to atlow registration with the Land
Titles Office. The Local Government Act 1993 requires a resolution of Council to allow the seal to be
affixed.

KEY ISSUES:

» Application of the Council Seal to the Section 88b Instrument is required to finalise the
subdivision.

CONCLUSION:

The Councit Seal is to be applied to the Section 88b Instrument, which has been prepared as per the
provisions of the Conveyancing Act 1919. The seal is required as Council has placed a development
approval condition on the subdivision, enforcing the conditions issued under the General Terms of
Approval by the NSW Rural Fire Service in relation to the asset protection zones.

COUNCIL IMPLICATICNS:

1. Community Engagement/ Communication (per engagement strategy)
Nil

2. Policy and Regulation
Conveyancing Act 1919
Uralla Local Environmental Plan 2012
Uralla Development Control Plan 2011
Local Government Act 1993
Environmental Planning & Assessment Act 1979
Rural Fires Act 1997
Planning for Bushfire Protection 2006

3. Financial (LTFP})
Nil

4. Asset Management (AMS)
Nil

5. Workforce {WMS)
Nil

6. Legal and Risk Management
Nil

7. Performance Measures
Nil
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8. Project Management
Nil

Elizabeth Cumming
Manager Town Planning & Regulation

Prepared by staff member: Manager Town Planning & Regulation
TRIM Reference Number: DA-76-2013

Approved/Reviewed by Manager:  Manager Town Planning & Regulation
Pepartment: Regulation & Infrastructure

Attachments: Nil
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ATTRCHME NT

URALLA VISITOR
INFORMATION
CENTRE

Review & Development Options 2013-15

Purpose

“This review identifies and assesses development options for the Uralla Visitor Information
Centre, to enuble its promotion of Uralla as a preferred tourism destination in NSW, and to
achieve long term economic returns for Shire residents.”

December 2013

WILL WINTER CONSULTING

will@wil wvinter.com.au
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EXECUTIVE SUMMARY

The Uralla Visitor Information Centre (UVIC) was purpose built in 1991 to create value for Shire
residents and the Uralla Council, through promotion of economic, social, and environmental
attributes of the Shire to visitors and prospective residents.

The Centre has undergone a series of changes since this time, including its decommissioning as a
coach stop in 2009. The building, while somewhat dated, is in good repair.

The UVIC is currently staffed by 1.0 FTE employees of the Uralla Shire. It has modest sales of
local craft and produce (approximately $17,000 pa) and assists just over 11,000 visitors per year.

Since 1998 approximately half of the area of the building has been leased to Mr and Mrs Bruce
Stubberfield. Prior to uptake of the lease, Mr Bruce Stubberfield was employed as manager of the
Centre by Uralla Shire Council. Mr and Mrs Stubberfield utilize the area to run a small coffee shop
in the building, next to the UVIC. While synergies exist between the two businesses, they are run
separately and have their own power and utility metering arrangements. An internal joining door
between The Espresso Cafe and the UVIC can be opened when required, but is usually locked and
customers gain access to both businesses via external doors.

The coffee shop is leased to Mr and Mrs Stubberfield, through their company Desali Pty Ltd.
Current term of the lease is for 12 months, which will end on June 30™ 2014.

With the impending timeline for renewal or otherwise of the lease, the purpose of this review is to
identify and assesses options for
development of the UVIC, and improve its
capacity to promote Uralla as a preferred
tourism destination in NSW. The overall
objective is to increase long term economic
prosperity in the Shire through measured
increases in visitor numbers, and average $
spend per visitor over time, through
marketing and other services provided by
the UVIC,

This review will inform and make L [
recommendations to the Uralla Shire K& < I PR
Council about these options, to help maximize long term returns for Uralla residents from
deployment of UVIC assets and human resources.

A number of options are identified and discussed throughout the review. These, along with
recommendations (see p.19) may form the basis of a more comprehensive business plan for the

UVIC, as part of a strategy to build long term economic value derived from tourism and hospitality
in the Shire.

Page 3 of 28



1. BACKGROUND - THE URALLA VISITOR INFORMATION CENTRE

The Uralla Visitor Centre (UVIC) is owned, operated and maintained by the Uralla Shire
Council on behalf of ratepayers and approximately 6,000 residents of the Uralla shire. Its
purpose is to create economic dividends for the Uralla Shire Council on behalf of its constituents,
through promotion of business, social, and environmental amenities in the Shire to visitors and
prospective residents.

Uralla Shire covers an area of approximately 3,230 km?, and includes the towns and localities
of Abington, Arding, Bakers Creek, Balala, Boorolong, Briarbrook, Bundarra, Camerons Creek,
Dangarsleigh, Dumaresq, Gostwyck, Invergowrie, Kentucky, Kentucky South, Kingstown,
Mihi, Rocky River, Salisbury Plains, Saumarez, Saumarez Ponds, Torrybum, Uralla, Wollun
and Yarrowyck. Uralla is strategically Jocated on the junction of two tourist routes - the New
England Highway (linking Sydney with Brisbane) and Thunderbolts Way (with Jinks to the east
coast via Walcha and Gloucester)

The main purpose of the UVIC is to create economic dividends for the
Uralla Shire Council on behalf of its constituents, through promotion of
business, social, and environmental amenities in the Shire to visitors and
prospective residents.

The UVIC is located at 104 Bridge Street Uralla, NSW. The 158 m?” brick veneer building' was
purpose built as a Visitor Information and Coach Centre in 1991. Apart from decommissioning
of the Coach Centre in 2009 the structure and purpose of the UVIC building has not changed
since this time. The north-west facing, premise includes a coffee shop (approx. 75m?) with a
small kitchen. This shop has been leased to Mr and Mrs Bruce Stubberfield since 1998.
Currently, the coffee shop (trading as The Espresso Café) is leased for $8,580 pa Ex GST
($165/week). Annual turnover for The Espresso Café is estimated at between $70-130k>.
Following maturation of the previous three year lease in June 2013, it was renewed for a further
year, and will expire on June 30® 2014. At time of writing no undertakings have been given by
the Shire for renewal of this lease beyond this date, and current and potential uses for this part
of the Visitor Cenire form part of the scope of this review.

ez

i

! Estimated from 1991 floor plan.
2 Actual trading figures not available, Estimates are premised on 15,000 customer transactions pa (50/trading day), and
$5.00 - $8.66 average spending per customer.
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The Uralla Visitor Information Centre is situated in the eastern side of the building, and
comprises a total of approximately 83m?. The Uralla Shire Council utilize this space for displays
of local produce, souvenir sales, and dissemination of tourism information. A local gem
collection is also located in a partitioned section of this space (approx. 24 m?) in the south-
eastern corner of the building. There are three public toilets (22 m?), externally accessible from
the southern side of the building. The precinct also provides limited office accommodation (8
m?), which is currently used by the Uralla Shire Community Development Officer. The building
is in good repair and well maintained.

The Uralla Visitor Information Centre has approximately 11,000 tourists each year, with revenue
of approximately $17,000 pa ($1.50 per visitor) through sales of produce and souvenirs®. The
UVIC does not at this stage take commisstons for local accommodation bookings or other
brokerage services. The Visitor Centre holds a liquor license for the sale of locally produced
alcoholic products; stocks a small range of souvenirs; and sells a range of locally produced items
sourced from within a 100 km radius from Uralla. The UVIC is located on the corner of
Thunderbolt’s Way and the New England Highway, and is a focal point for visitors and locals
who wish 1o obtain information on events, tourism, hospitality and accommodation in the New
England Tourism Region and wider NSW,

The Uralla Visitor Information Centre is a member of the Destination NSW network which
supports tourism and events throughout NSW, and is linked to the “Visit NSW” website. It is
currently staffed by two pait time employees of the Shire (total FTE 1.0), assisted odcasionally
by community volunteers.

A number of options are currently under consideration to improve the delivery of services
through the Uralla Visitor Information Centre over the next three years. These include measures
to improve the layout, as well as product and service offering through the UVIC, in ways which
help maximize economic and social returns to the Uralla community, and increase local ‘value
offerings’ to visitors. Ideally these developments will be made in keeping with existing strategic
priorities for the Shire, and align with preexisting tourism brands such as “Find Yourself in
Uralla™.

3 Estimates based on May 2013 Monthly Report Figures,
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2. PURPOSE

This review identifies and assesses development options for the Uralla Visitor Information
Centre, to enable its promotion of Uralla as a preferred tourism destination in NSW, and to
achieve long term economic returns for Shire residents.

In considering options for the future of the Uralla Visitor Information Centre, this report will:

1.

2.

Identify options and methods to help increase social and economic returns to Uralla
residents, through effective deployment of Uralla Visitor Information Centre resources.
Determine a reasonable commercial lease value for the Uralla Visitor Information Centre
Coffee Shop as one of the options (above)

Outline two business models for improved operation of the UVIC, “with” and “without” a
coffee shop

Outline further development options for the UVIC and its role in developing the Uralla
Tourism and Hospitality industry, and

Make recommendations based on (3) and (4) above

3. METHODOLOGY

3.1. Operational Objectives and Strategic Outcomes
In considering future uses for the UVIC building in the future, a clear focus on the operational
and strategic objectives of the Uralla Visitor Centre will remain paramount.

Operational Objectives for the UVIC include:

o]

O
o}

A focus on increased sales and revenue for the Centre over time,

Increasing visitor numbers to the shire,

Development of operational planning, monitoring and reporting systems which focus on
KFIs for achieving strategic outcomes, and

Operational efficiencies to be gained, particularly through Jabour and utility overheads

Strategic Outcomes for the UVIC include:

O

Improvements in economic returns to the Shire brought by the tourism and the hospitality
industries.

Longer term positioning of Uralla and the Shire as a preferred place to live and work.
Design of systems and their implementation, to measure strategic outcomes from
ongoing investments in the tourism and hospitality industries, and

Communication of strategic outcomes with Shire and other stakeholders.
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3.2. Measuring Ratepayer Returns for Investments into Tourism Infrastructure within the
Uralla Shire

Shire Council decisions about future levels of investment, and ongoing operational expenditure

for promotion of tourism in Uralla Shire require a detailed understanding of the economic value

which tourism and hospitality bring to the region over time. After initial enquiries, it appears

that there is limited information in this regard®.

A key question before planning and assessing options is:

[What returns are being achieved now through tourism in the Uralla Shire?”]

Answering this question will require quantification and qualification of the $$ and other values
which visitors bring to the Uralla Shire each year.

A “bottom line’ measure of economic return from tourism, from a Shire perspective, is the annual
§ gross revenue brought into the Shire attributable to tourism activities.

Measurement of economic returns on strategic investments such as the UVIC requires a mix of
qualitative and quantitative methods. A brief review of these measures is worth considering as
backdrop for analyzing options in relation to the UVIC.

3.3. Economic Measures of Return from Tourism
Economic returns from tourism such as $$/year and $$/visitor are driven by a number of
variabies.

These variables can be segmented according to accommodation and visitor types. For example:
® Motels and caravan parks
*  visits from friends and relatives (VFR);
¢ visits by trades and business people,
*  wvisiting agriculturalists;
¢ visitors for local events,
¢ long distance stopover travelers; and
® oray nomads.

Each consumer segment will have particular characteristics, with different reasons and
preferences wanting to stay in Uralla. Future monitoring visitor numbers in this regard will
enable more targeted marketing, as well as selection of key messages and channels for each
visitor segment.

Economic value derived from these segments is a function of combined supply and demand
variables such as:

* Pers. Com. Uralla Community Development Officer Patrick Dogan, and Director of Administrative Services Jane
Michie
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Seasonal supply of rooms and visitor beds in the Shire

Type of supply, eg Motels, Caravan Parks, B&Bs

Seasonal customer numbers (% occupancy rates) for rooms and beds in the Shire
Type of customer, eg Trade and Business Visitors; Gray Nomads

New and returning visitor numbers to the Shire (day only vs overnight)

The average ‘spend’ ($) per visitor event (eg, $ tariff/room) and

0O 0O 0O ¢ O o 0O

Economic multipliers associated with generation of tourism and hospitality income in
the Shire.

Investment returns on tourism brand development for the
Uralla Shire can also be measured by qualitative methods
(gathered for example, via surveys). These methods

could be used to estimate (for example) how many new
residents come to the Shire, as a direct or indirect .
consequence of exposure through tourism; and/or through #

jobs generated as a consequence of these services and | A

a

marketing activities.

The above measures and methods will be important considerations in planning, monitoring, and
reporting on returns associated with investments in Uralla Shire tourism infrastructure. In
particular, and for the purposes of this review, to the extent that these variables are influenced
by the UVIC will also have a bearing on decisions of how to operate and develop the Centre
further.

Further market research, and development of systems to monitor drivers of tourism within the
UVIC will help provide a platform for future investment decisions and increased economic
returns from tourism in the Uralla Shire.

Development of information gathering systems to monitor (for example} bed-stays and capacity
will also:

¢ Help inform the Shire Executive and Councilors about the changing performance of each

sector within the industry.

o Assist to provide notional returns on tourism and marketing investments (measured by
incremental improvements), by sector and customer type if required.
Help guide the strategic deployment of staff, and development of staff amenities,
Provide operational feedback to staff, about their strategic effectiveness
Positively contribute toward improved staff engagement and retention rates, and
Help to develop frameworks for strategically focused staff skills audits; professional

c 0o O O

development; and performance appraisals.
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3.4. Gathering Baseline Data: Levels of Accommodation Supply and Demand in Uralla
As part of this report, a survey was administered with accommodation providers in the Shire.
This survey was structured around parameters outlined in section 3.3 above, and involved a brief
(10-20 minute) telephone interview with proprietors of accommodation businesses to ascertain
capacity and occupancy rates. The survey also aimed to determine the gross $$ value of
accommodation types in the shire; customer types; seasonality; and occupancy rtates as
‘baseline’ information for future development of tourism in the Shire. A furiher objective was
to estimate the economic vaiue of tourism
and accommodation in the Shire, in order
to better inform Uralla Council and other
stakcholders about returns on future
investments (including possible CapEx
for UVIC, and future Brand Campaigns).
Aggregated data and key findings from
this survey are attached (see 9.4 and 9.5
respectively).

3.5. Key findings: Uralla Bed-Stay Survey

Key findings from the Uralla Shire accommodation survey are summarized below:

= Average occupancy for all accommodation = 35%

¢ Highest occupancy average = Motels, 44 %

s Estimated value of gross revenue = $1.46m pa.

* Potential value of gross revenue (100% occupancy) = $4.17m pa

¢ Number of rooms hired pa = 20,940

* Estimated number of accommeodation customers = 33,500pa
(assuming 1.6 occupants per room average)

» Estimated highest value market segment = Business
clientele, staying in motel accommodation

¢ Second highest value market segment = Grey nomads,

staying in motels and caravan parks

3.6. Estimates of Economic Potential for Accommodation in the Uralla Shire

Estimates of potential economic value for the accommodation sector in Uralla shire have been
calculated, based on current $$ revenue estimates, and using assumptions about potential
increases in the average dollars spent by each customer, and growth in occupancy rates.
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The analysis below indicates a range of possible growth scenarios for Uralla Shire
accommodation, based on assumptions about additional $$ spending per customer, and higher
occupancy rates (%).

Occupancy (%)

Multiplier:

Additional § 44%

spent / customer (current) 45% 55% 65% 75% 88%
1.0 | $m 146 § 147 % 162 & 177§ 194 & 2.12
1.5 [ ¢m 219 4 221§ 243 % 265 § 291§ 3.12
2.0 | sm 292 % 295§ 324 % 153 ¢ 388 % 4.24
25 | sm 365 % 368 5 405 % 442 8 48 S 5.30
3.0 | sm 437 & 442 % 486 & 530 $ 583 3 636

Key:

= Current Estimated Annual Accommeodation Revenue for
USC {$m)

= Possible Accommodation Revenue, assuming 85% occupancy and 3x increased
spend/customer {Sm)

Note: The above estimates do not include direct and indirect economic multipliers, such as extra
commercial laundry services and employment associated with growth scenarios.

The analysis above indicates significant ‘upside’ for the accommodation sector in Uralla Shire,
and potential benefits resulting from a more strategic approach to growing the sector, utilizing
UVIC and other resources.

3.7. Estimating the economic value of coffee sales, food and beverages in Uralla township

A simple face to face survey with six of the eight coffee shop proprietors in Uralla (January
2014) indicated sales of approximately 800 coffees or drinks per day in the town. Assuming 6
days a week trading, and 50 weeks trading per year, annual sales of approximately 291,000
drinks in the town (excluding hotels) are likely. Assuming an average sale price of $4.00 per
drink, the estimated gross value of these sales may be around $1.164m pa. Additional sales
associated with drinks was estimated by proprietors in the interview, and ranged from $5-8.
These sales usually comprise take away food or eat-in meals, as well as sales of delicatessen and
other products.

Based on these findings, gross revenue for (non-hotel) sales of food and drink in the town is
likely to range between $2.6 and $3.5m pa.

As part of the coffee shop vending survey, proprictors were also asked their opinions about:
e  Whether or not coffee and refreshments should continue to be a part of the UVIC
¢ Whether they had any strong objections to the USC operating a coffee shop as part of
the UVIC operations.
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Responses to these questions were generally in favour of the UVIC providing coffee, drinks and
food as part of its suite of services for visitors and locals. Additional comments included:

“I don’t mind, either way”

“It depends on what the alternative uses for the existing shop will be”

“T don’t mind, but it needs to be run properly, and not put tourists off”

“We need to up it, increase the services through the visitor information centre, This
includes a revamp of park amenities opposite the centre, as well as providing additional
parking so people will be tempted to walk up the street”

“We need space for buses to park in the main street”

“We would like to see an increase in historical signage in the street, so people can see
what was here in the past” “We would like to see more of an historical precinet”

“We all seem to work together pretty well on the surface, but underneath there is a fair
bit of competition, and people don’t work together very well to help build our town”

4. OPTIONS FOR DEVELOPMENT OF THE URALLA VISITOR CENTRE
There are a number of considerations for improving service capacity and delivery through the

UVIC, to enable promotion of Uralla as a preferred tourism destination in NSW, and build long
term economic prosperity in the Shire.

Themes for development of the Centre include:

The future role of coffee, food and other drinks sales as part of the UVIC ‘profit mix’,
and if continued, in what form.

Development of additional amenity and functionality for the building, such as a
community ‘drop in’ centre; meeting rooms; business hot desks; internet kiosks; and
family research facilities.

Internal (re)design and refurbishment of rooms and layout of the building for improved
displays; energy efficiency; staff amenity; customer service areas; public access and
meeting facilities.

Internal refurbishment and redesign of shop fixtures, fittings, lighting and displays for
improved sales and turnover.

Additional revenue streams, such as brokered accommodation and event bookings, and
event management services.

UVIC business development, marketing, monitoring and communications.

5. UVIC BUSINESS MODELS: ‘WITH’ A COFFEE SHOP
Options to continue the coffee shop as a part of the UVIC complex include:

Renewal of the lease with Desali Pty Ltd after the current agreement expires on June
30 2014,

Re-lease of the coffee shop to another entity from July 2014.

Non-renewal of the coffee shop lease, and/or
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e Resumption of the coffee shop business, incorporating within the UVIC by Uralla Shire
Council.

5.1. Guidelines for Assessment of Options to Continue the UVIC Coffee Shop
Guidelines for assessment of options to continue (or not) the UVIC Coffee shop can be based
on strategic and operational criteria outlined in name section 3.1,

Revenue and operational efficiencies for alternative use of the current space deployed for a
coffee shop will be discussed in some of the options outlined in this part of the review. In
particular these may apply to the option of the Uralla Shire taking up operation of the cotfee
shop function, as part of a revised business model for UVIC service delivery.

The UVIC has an obligation to maximize both financial and social returns on assets for its
constituents and stakeholders, and with this in mind, alternative uses (which may include
incorporating the current lease space for purposes other than a coffee shop) will be discussed in
section 6.0 of this report.

5.2. Determining “Reasonable” Rent for the UVIC Coffee Shop

Current rental arrangements have evolved over a number of years, and include ‘in Kind’
arrangements between the current lessees and the Uralla Shire Council. As in kind arrangements
are difficult to quantify and track, and it is recommended that future property lease contracts
between the Uralla Shire and tenants be negotiated on an ‘arms-length’ commercial basis,
without in kind considerations.

Formal (and more expensive) determinations of reasonable commercial rent can be made on the
basis of sworn valuations and comparisons of like properties by registered property valuer(s).
They can also be calculated through discounted cash flow (DCF) and net present value (NPV)
analyses, based on future income streams from the asset.

For the purposes of this report estimates of the commercial lease value for The Espresso Café
were obtained as rent appraisals from local real estate agents. Details of these valuations are

attached with the report, and a summary of these is provided in the table below:

5.3. Lease Rental Estimates (ex GST) - 104 Bridge St Uralla Coffee Shop

AGENCY RATE (LOW) RATE (HIGH) COMMENT

Northern Tablelands $230 $250 Based experience and smular

Property (NTP) rentals in the area

Iain Mackintosh $280 $300 An annual adjustment equaling the
CPI would also apply

Based on the above, annual GST exclusive rental estimates of between $11,960 and $15,600 pa
would seem reasonable for the 75m? (estimated) self-contained area currently being operated as
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The Espresso Café. Annual inflationary indexing and pro rata utility costs would also apply to
new lease agreement(s), should the Uralla Council decide this to be a “best use’ for the precinct.

Estimates above indicate that current rental arrangements may be approximately $7.000 pa
below market rates in cash terms, notwithstanding other ‘in kind’ considerations with the current
lease agreement.

5.4. Issues with Non-cash Payments for Property Leases

Current lease contracts with Mr and Mrs Stubberfield have been negotiated with implied
understandings of in kind contributions around cleaning of the UVIC public toilets, and other
non-written, complementary arrangements concerning operation of the Visitor Centre. These
in-kind considerations may have been used to justify sub-commercial lease rates for the current
tenants (section 5.3 above).

Issues:
There are a number of potential issues with informal payment of property leases, such as those

agreed between Desali Pty Ltd and the Uralla Shire Council.

The first is that, if such payments are made with ‘employment type’ arrangements (such as
regular cleaning of toilets) it may infer an employment relationship between the Uralla Shire
and current lessees. If this was challenged it has the potential to open “Pandora’s Box” around
issues of pay, insurance, WHS, and other legal obligations for the Shire.

A second issue in relation to the current lease agreement is Uralla Shire Council has in the past
agreed to pay legal fees on behalf of current lessees Mr & Mrs Stubberfield, to assist them in
obtaining Jegal advice in relation to the current lease agreement with the Shire. Tt is understood
that Council made this decision on the basis that the Shire had ‘obligation’ to pay for these
expenses. However, there is no mention of these obligations in the lease contract. Further, it
could also be argued that this expense is a ‘usual’ part of doing business, and that as such, it is
the proprietors’ liability to pay for such advice. The Shire’s decision to pay for these legal
expenses (it could be argued) further blurs the lines of an ‘arms-length’ agreement, and raises
issues of pecuniary interest and legal liability for Shire Councillors. Shire payment for this
advice may also raise issues of ‘ownership’ of the advice, and its impartiality.

It is strongly recommended that the Uralla Shire Council seek legal advice on these matters
before proceeding to negotiate further lease agreements with Desali Pty Ltd. It is also
recommended that future lease agreements not include ‘in kind’ considerations between either
party, and that such conditions be neither explicit or inferred in lease contracts. Lack of clarity
around lease arrangements with current lessees of The Espresso Café may present a legal risk
for the Shire. Misunderstandings around both the nature and value of these payments, and their
delivery, may have contributed to tensions between the parties in the past, and compromised (to
some extent) delivery of UVIC customer services.
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5.5. Strategic Alignment and Competition Issues Around the UVIC Coffee Shop

Leasing part or all of the UVIC floor space to an external business entity, for purposes other
than promotion of tourism and visitor numbers is arguably not aligned with the strategic intent
of the UVIC. Leasing part of the UVIC building renders this part of the premises unusable for
these purposes, and takes it out of the direct control of the Shire. While there may be some
synergies and shared interests between the contracting parties, it could be argued that the
overriding (public good) objectives for operation of a VIC by a Shire will be significantly
different to the (private profit) interests of lessees. The extent to which ithese interests can be
reconciled will determine in part, the price of the coffee shop lease. For example, to the extent
that a coffee shop promotes traffic to the VIC, or vice versa, there will be complementarity and
mutual interest between the two entities, and this is a factor of value for both entities.

However, if can be established that an commercial advantage is being gained by Desali as a
private company through its lease the Shire and, to the extent that this is not factored in as an
extra $3$ consideration in the lease, it could be argued (especially by competitors) that the lessees
are gaining an ‘unfair’ trading advantage. This behooves extra care and diligence on behalf of
the Shire to ensure an arms-length appraisal of the rental agreement.

Such an appraisal should take into account:
® The opportunity cost(s) of alternative uses of the space by the Shire
® The relative advantages which the lessees gain, compared with their competitors, from
their proximity to a Shire business.
® The reciprocal value which the Shire and ratepayers gain, through the co-location and
nature of the commercial business.

In the case of UVIC, the current lease agreement with Desali Pty Ltd has been agreed at below
commercial rates paid by comparable businesses in the town. This would indicate that the Shire
has a net benefit from co-location and leasing the area to The Espresso Café, compared with
other options.

It further suggests that either:
e the value of the current lease has been underestimated compared with others (on a $/m?
basis), and/or
* That the economic value of the Visitor Information Centre is less than returns offered by
other commercial ventures in the town.

Given the scale and estimated value of tourism? to the Uralla Shire the last point is unlikely. In
addition, the role which the UVIC has in promoting tourism and hospitality is likely to be
significant. It is also likely that small changes in the use and management focus of the UVIC
will have large economic returns for the Shire and its constituents. For instance, if the value of
the visitor market is (say) $5m, and the UVIC can, through revised use of its facilities and other
activities, increase revenue by 10% over the next two years, the Shire and its constituents will

5 To be determined — estimates of $5m to $10m.
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benefit by at least $5000,000 pa from achievement of these objectives. The opportunity cost of
not implementing these measures could be of this, or even larger magnitude to ratepayers.

5.6. Continuation of the Lease with Desali Pty Ltd after June 2014

The option to renew current lease arrangements with Desali Pty Ltd (trading as The Espresso
Café) beyond June 2014 will require a review of current financial and in-kind considerations,
and a possible increase in rental payments based on cumrent or aiternative ‘arms-length’
professional appraisals (sections 5.2, 5.3 and 5.4 above.).

Value:

If the lease is renewed, there is a strong case for increasing the rental price to at least commercial
rates indicated in section 5.3. Rental of up to $16,000 pa, CPI indexed may be achieved ‘as is’,
without substantive changes to existing business models for either party. There is an additional
case for a rental price over and above commercial rates, based on alternative uses and possible
higher returns to the Shire, through reincorporation of the ‘coffee shop’ space into the operations
of the UVIC. Some of these ‘without coffee shop’ options are discussed in section 6.0 below.

Renewal of the lease by the Shire should also take into consideration the ‘premium’ nature of
the lease, by virtue of its co-location with a local government owned amenity with high public
exposure. The value of this advantage could (for example) be estimated at around $14,000 pa
of ‘extra’ (marginal) profit per annum, based on assumptions of 4,000 additional customer sales
per yearS.

Strategic Alignment:

An overarching consideration for the Uralla Shire in deciding whether or not to renew the lease
with Desali Pty Ltd (or continuing it with other entities) is whether or not re-lease will serve to
advance the strategic objectives of the visitor information centre. Leasing part of the UVIC
premises to a third party arguably does not align with the strategic (and/or operational) purpose
of the Centre (see section 3.1 above), and on this ground alone, its renewal is difficnlt to justify.

Recommendation:

Based on the considerations above, it is recommended that Uralla Shire not re-lease the UVIC
coffee shop space, either to Desali Pty Ltd or to other parties, after the current lease expires on
June 30th 2014.

& (Based on 4,000 customers x $8.66 per sale x 40% marginal net profit on additional sales),
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5.7. Uralla Shire Resumption of the Coffee Shop Business
If the Desali Lease is not renewed in 2014, it will open options for alternative uses of the space,
more strategically aligned with UVIC objectives.

One such option will be for Uralla Shire to take up the coffee shop as an integral part of other
services and products offered through the UVIC. A recent survey of Food Provision in NSW
Regional VICs conducted by Upper Hunter Shire’ indicated a preference for food service either
within, or immediately nearby, Visitor Information Centres. A survey of food and drink
vending, along with current UVIC customers would help to further research local preferences
for sales of food and drink through the Centre. If implemented, it might be assumed that this
option would bring in at least as much income as the business does now — estimated in the
vicinity of $70-$130k pa gross revenue. Assuming a revised commercial lease value for the
coffee shop of $16,000 pa, and a notional net profit on the coffee shop of 15% of turnover, the
coffee shop would need to turnover around $106,000 pa to breakeven with the lease option.
Adjustments to UVIC FTE and salary considerations would also be required under this option,
depending on revised opening hours for the Centre and/or coffee shop.

Consideration would also need to be given under this ‘resumption’ scenario (and a price
negotiated if possible), to purchase The Espresso Cafés trading stock, equipment and other assets
necessary for continued operation.

Advantages:

It is conceivable that this option could lead to economies of scale and increases in turnover over
time, based on growth in visitor numbers to the UVIC (perhaps with more locals) and linked
with joint advertising of coffee shop and other UVIC services. Sales of coffee beans if/when
available, and locally grown/prepared food where possible could be built into sales revenue over
time. Extra sales of produce associated with increased visitor numbers might also be achieved.

It is possible that synergies may also be gained through joint staffing and other operational
efficiencies through these arrangements.

Nonrenewal of the coffee lease would also open the way for increased revenue streams from
complementary and/or alternative uses of the 75m? space currently leased to Desali Pty Ltd.

Potential Issues:

Based on initial findings of a survey of take-away shop proprietors (outlined in 3.7 above), there
appear (o be few local concerns about the Shire opening a retail outlet in competition with other
coffee shop businesses.

Further work to establish current and future demands for coffee shop services in the town, along
with indicative benchmarks for breakeven sales of coffee (with ancillary food and drink sales)

7 Liam Garment, 2013 “Visiror Information Centres Providing Food” Provided by Patrick Dogan — Economic
Development Officer, Uralla Shire. See attached.
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would help inform this decision, and assist future investments in this section of retail trade in
the town,

A thorough business plan would be required before implementing this option. Terms of
reference for the plan would include:

* Purchase of equipment and trading stock

¢ (Capital cosis of shop refit (if required)

e Other capital outlays,

e A marketing plan

¢ Finance and operating capital

¢ Revised operating costs, including appropriate staffing (possibly an additional 1.0
FTE?), marketing costs, profit centres, estimates of gross profit, overhead expenses,
cash flows and sensitivity analyses.

Recommendation:

For the above reasons, and tzking into account the absence of more detailed supply/demand
infortnation for coffee shops in Uralla, it is recommended that, should the Shire Council decide
not to renew the current lease in June 2014, a business plan be drawn up for ongoing operation
of the cotfee shop by the UVIC, incorporating prudent risk analyses, to determine the viability
and feasibility of this option.

Regardless of the Shire’s decision whether or not to proceed with this option, the Centre would
not otherwise be preciuded from serving coffee and other refreshments to visitors on a ‘free’ or
‘cost recovery’ basis.

. OTHER UVIC BUSINESS MODELS: ‘WITHOUT’ A COFFEE SHOP

6.1, Gem Collection

Resumption of the area currently leased and used solely as a café would enable relocation of
local and other gems/stones and minerals currently displayed in a separate section of the UVIC.
Gems could be moved to a more darkened side of the building, possibly on the north-west
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verandah currently used for the coffee shop, to minimize long term UV damage to exhibits
currently exposed eastern light. Further work could be done to enhance and advertise this
display with controlled lighting, and linking its history with mining and other heritage themes
in the Shire. A longer term marketing campaign advertising the display through websites,
journals and groups of mineral enthusiasts might also to encourage tourism and visitation around
these themes.

6.2. Utilization of Space Vacated by Coffee Shop

Freeing up of space this space would enable refurbishment this and other areas of the UVIC
layout, fixtures and fittings to provide for a greater range of produce and souvenirs for sale,
more ambient use of light, increased storage and office space for UVIC Staff, and possibly
construction of dedicated rest rooms (internally accessible) for staff. Improved office
accommodation for the current Economic Development Officer and UVIC Manager would
enable him to work from the Centre five days a week, and free up his main office
accommodation he is currently using in the library. Currently Patrick works full time,
between the two premises, and is rostered 2 days/week at the UVIC, and notes that work
efficiency during his two days could be improved by having his main office (all files etc)
located within the UVIC building.

Additional augmentation of the UVIC space could incorporate refurbished floor coverings;
redesign of the customer service area and counter; and full length wall displays featuring
historical scenes, and the Shire’s scenic beauty.

6.3. Family History Research Centre
The Shire Library building is situated next to the UVIC, and has in recent times been
successful in obtaining a grant for refit and equip a section within the library for family
history research. A strong genealogy group exists in Armidale and there is anecdotal
evidence that many visitors come to Uralla not only to explore the district’s history, but also
their family’s historical connections with the region. Themes for these visitations include
family involvement with the Shire’s gold and pastoral pioneering history.

Freed up space in the UVIC could be used with displays and technology which augments,
builds and markets visitation to Uralla around these themes, and repositions the UVIC as a
‘gateway’ for these activities. These themes would resonate with the “Find yourself in
Uralla” and “Experience the Highs” brands, and could be woven into existing brand
narratives.
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Redevelopment of the UVIC with around historic themes could also include installation of
some large interactive computer displays in Centre for visitors use, enabled by a high speed,
high bandwidth wireless internet connection between
the buildings. Further possibilities exist to bridge
these facilities with nearby Shire Chambers, and to
link with ‘free’ public WiFi zones around the town to
enable exploration of historical and other themes for
visitors. Enabling technology of this nature would
also complement other initiatives around the town,
such as the Uralla Sound Walk under development.

6.4. Traveler’s Internet Kiosk
Current CDO and Manager of the UVIC Mr Patrick Dogan has suggested that facilities
{above) could also include internet kiosks to enable the planning of travel itineraries,
accommodation bookings and access to other information for an increasingly ‘tech savvy’
gray nomad visitor market. These amenities could also be used as a community meeting
space by arrangement with the VIC when required, and would ‘extend’ opening hours and
access to family genealogy technology currently being installed in the library.

6.5. Improved Display Areas and Extra Sales of Produce/Souvenirs

In recent years the UVIC has achieved sales of produce and souvenirs of around $17,000 pa
(approximately $1.50fvisitor). It is recommended that future business plans for the UVIC
adopt a more targeted approach to building sales of merchandise (including food and drink).
Sales are a function of the perceived purpose of the UVIC by customers, and (given the
current low level of sales) modest investments in marketing (including internet and online),
visval displays, lighting, layout and furnishings for the Centre are likely to produce good
returns {revenue and profits) from improved retail sales resulting from these initiatives.

Negotiating and targeting monthly sales figures, and monitoring consumer response rates to
marketing efforts will help to inform and engage staff around this area of operations for the
UVIC. They are also likely to have a ‘rub off” effect on improving visitor numbers to the
Centre, as it becomes increasingly known as an outlet for quality local produce, crafts,
artwork, clothing, etc.
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Perceptions of the UVIC moving into ‘competition” with other businesses in the town may
be an issue with this renewed focus, and from this point of view commission sales of high
quality representative goods from other retailers in the town, through the UVIC, may be
worth considering. This would help to complement and extend the trading footprint of local
businesses through the UVIC, especially if combined with a more focused and purposeful
internet marketing strategy for the Shire. It would also help to reduce trading stock held by
the Centre, and to
promote a constructive
relationship between the
Shire and retailers. It
would also enable
improved exposure to the
visitor market from
businesses and residents
operating beyond Uralla,
such as Bundarra,

Invergowerie and
Wollun.

Constructive dialogue and ‘marketing’ with Shire residents around the purpose of the UVIC
(ie “to increase visitor numbers and the economic value of tourism in the Shire”) will also
help to assuage local concerns about ‘competition, particularly if future improvements in
visitor numbers to the Shire can be linked with Shire strategies to develop tourism in the
area.

6.6. Brokerage of Accomnmodation and Events
The option of improving UVIC revenue from management of bookings for accommodation
and local events in the area should also be considered. This would require invesiment in
online booking systerns; marketing and event management skills for UVIC staff.

Quantification of the possible income to be derived from these activities could form part of
a more detailed business plan for the Centre®, Brokerage of accommodation services could
extend beyond the Shire, especially for ‘half-way’ visitors to Uralla who require
accommodation also, at their next destination(s) such as Brisbane or Sydney.

If local accommodation booking brokerage proves successful, eventually it may be possible
that UVIC could also provide brokerage services for neighbouring Shires and other entities.
This would help to further boost ‘returns’ on investments for booking systems (etc) outlined
above.

% A business plan would draw on ‘baseline’ information about the size of the accommodation sector in the Shire to
determine likely returns from brokered accommodation through the UVIC, Survey information forming part of this
report could be used as a basis for these caleulations. If (for example) the total accommodation revenue for the Shire is
in the order of $3,000,000 pa, and the UVIC manages to build and/or broker 10% of these sales, at 10% commission, it
would result in additional revenue of $30,000 pa for the Centre.
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6.7. Estimates of CapEx Required
While initial estimates for some of the options outlined above have been obtained, more
detailed costing of CapEx requirements, staffing ratios, utility and other overhead costs for

development of the UVIC would form part of the scope of a detailed business plan based on
recommendations outlined in section 7.0 below.
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7. RECOMMENDATIONS

7.1. That the Shire seek legal clarification of its rights and responsibilities with regard to
payment of legal and other professional services on behalf of third parties, with whom it
also has property lease contracts.

7.2. That Uralla Shire Council seek legal advice concerning ‘non-cash’ considerations implied
in current lease arrangements with Desali Pty Ltd (Mr & Mrs Stubberfield), in order to
clarify taxation, employment and other potential legal liabilities which may arise from these
arrangements.

7.3. That the Shire seek this advice (7.1 & 7.2) before proceeding with further negotiations to
renew or rescind the current lease with Desali Pty Ltd early in 2014.

7.4. That (as a matter of precaution) future lease agreements made by the Shire should not
include ‘in kind’ considerations {either explicit or inferred) between either contractual party.

7.5. That Uralla Shire not re-lease the UVIC coffee shop space, either to Desali Pty Lid or to
other parties, after the current lease expires on June 30th 2014

7.6. That a detailed business plan be drawn up to explore the feasibility of UVIC continuing to
operate a coffee shop as an integral part of the Centre’s operations after June 2014. That
such a plan be scoped to include risk analyses, as well as capital cost estimates associated
with fit out, refurbishment and possible renovation of the UVIC for this option. That such
a plan also incorporate new technology associated with family research and other themes
outlined in section 6.0 of this report.

7.7. Tt is recommended that future business plans for the UVIC also focus on more targeted
approaches to building sales of local produce, craft and merchandise (including food and
drink).

7.8. That the Uralla Council further develops strategic and operational plans for advancement
of tourism and hospitality industries in the Shire, based on business and economic ‘return’
guidelines outlined in section 3.0 of this report.

7.9. That, as a part of 7.7 & 7.8 above, the Uralla Council further researches and implements
regular reporting systems to determine the size and value of the tourism and hospitality
industries, for targeted and appropriate levels of future investment in the sector, and as
background for further development of a comprehensive Shire Tourism Strategy.

8. CONCLUSION

Options and recommendations outlined above provide a method for assessment of economic and
other merits around developing the tourism and hospitality industry in Uralla Shire. Based on
initial survey work of the size of the accommodation sector (alone) in the Shire, there is
significant ‘upside’ to be achieved through a more focused and strategic approach to further
investment in this area. Given current low occupancy rates and relatively small numbers of
visitors to the Shire, good returns are likely from strategically targeted investments, aimed at
growing visitor numbers, average spend, and annual hospitality sales in the Shire.

It is recommended that the Shire Council and Executive give further consideration to a more

detailed business plan for development of the UVIC to achieve these objectives, based around
adoption (or otherwise} of recommendations provided in this review.
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9. ATTACHMENTS
9.1. NTP Property Valuation

Phone (02) 67785000

"D

L.

90 Bridge Street Uralla NSW 2358

Northern Tabielands
.?I’Dpﬁ‘f ry  Postal PO BOX 120 URALLA NSW

Tuesday 22™ January 2013

Atun:Jane Michie
Liratia Shire Council
Sulisbory Street Uralla

RE: RENT APPRAIS AL THE FSPRESSO (ALY 104 BRIDGY 8§ REET
URATEA

Thank you lor the opportunity w provide yoo surh ear spiniin on (b curren
comnmergisl el markel.

This mssessnient s hesed oa icee main foctnrs,
s Recon per ol in the anca
o Ohher propertics curmenthy genied
o Ouranarket Capertise ard ol sty expertence.
The masket rerta! for 103 Bridpe Siecd soudd b booveen S230 and 3250 per week.

We are nat fic;f’n el yaluers, and as such this is an exdmaie of the valye of the
propery. S

Peler Haun
1icensee
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9.2. Tain Mackintosh Property Valuation

BAIR MACRIRNTUSEE Bt 31 BTV 0

W rwed W tmneer Stoeth A Stadin s Sfent Heal dakale Agr el Mo [ I
EHAURE PROPERTY & LIVESTOLCH O TR RT I
48a Sridge St PO, Bax 147} 1-alia 23%8 Tmpil i b et e an
ATIN: 40 243 771 B85 LR IR PR [V Wb T

25% January, 2013

The General Manager.
UraHa Shire Council,
32 Salisbury Stre<t,
URALLA NSW 2358

Dheur Sir,

Re: Lease Appraisal — 164 Bridpe Street, Uralla NSW 2358
Lralla Visiter Information Centre {offee Shop & Café,

Todiowing 4 request fromm Jane Michiv, | lae oday carmad out & lease gpprasal oo the above
property,

[ huve briow deluiet the appraisai of the progssty ach o view of ctablishing what Loondder to
b 3 reasonable lease for the ghows hokling biss] wpon gy experzsoe as o rel estile apent ahd
the cirrent mark o trefuds

Thee holding is part of e butkding 'coed e i Upalle Visitor Bfurmaion Coitfe, Loniprisieg ol
approximslely T0m7, I contdne o sommiccal Ralu o plos @ couttel s oy wnned ouddor
cating vreas. s of mudern constriation snd 16 g ordur, Lang informed an thy el i Htled
out hy the Counel. meluding caphoards, g ook rop, fridge, trecser and mbles wd chairs,

Electrivity and watcr shurgey 20e repor.ad o be ooty onsadel i the tease s Coaadil
crpenses, s is reflected i the sappraisal fipore.

- APPR {ISAL
Lease: ST ta SIHEMweek + GS 1

An annual sdfostment approximately cquaiting the CPTshould also apply.

Yours faithlully,

s

Tain Muckatiosh

Disclaimery The vopert 19 3 persemi SPpGz e, 0N 10 I Capant; eud coe dient vianbined with

indernsehent o pded By bne Coaned Tt prres se ot Toevie bess weralaned as o guide Loy loise ooty
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ATTACHMENTS TO REPORTS FROM
THE ENVIRONMENT, DEVELOPMENT &
INFRASTRUCTURE STANDING
COMMITTEE



AITACHMENT A

From the Local Development Performance Monitoring Review Reports

Development Application Numbers

Council No Da's Determined No s96
2005-06 2006-D7 2007-08 2008-09 2009-10 2010-11 201112 2012-13] 2013-14] 2006-07 2007-08 2008-08  2009-10  2010-11 2011-12 2012-13 | 2013-14
Blaney 228 164 139 126 25 93 152 130 110 nia 12 2 4 11 19 18 15
Cobar 143 85 108 52 37 33 e 42 42 0 0 4 G 2 5 2 2
Forbes 211 169 175 120 152 144 7 146 136 0 1] 0 0 0 0 0 3
Glen Innes Severn 124 135 150 161 130 112 119 82 a5 6 14 9 13 11 7 19 15
Gwydir 65 63 70 B2 57 47 a7 59 35 0 14 3 B 5 5 13 5
Lachlan 102 85 a8 76 40 44 63 85 33 3 0 o 0 0 [} o 0
Liverpool Plains 179 121 120 77 76 89 62 59 79 1 0 9 1 4 1] 8 11
Narromine 133 104 58 59 58 86 86 61 80 0 0 ¢ 0 0 0 o 0
Oberon 147 128 120 B1 103 91 69 6} 101 14 14 12 31 21 25 16 12
Uralla 164 153 136 66 77 87 57 63 73 4 13 8 3 4 /] 5 7
Waigett 49 42 49 29 41 34 38 38 47 4 ] o] 4 3 1 1 2
Wellington 118 92 139 115 74 87 74 77 72 0 0 2 4 14 1 6 15
State Group Average nfa 170 127 107 103 91 89 20 75 10 13 1 15 10 ] 10 7
NSW nfa B6287 B2404 71638 71550 69617 5B97E 67032 | 60791
Development Application Value
Council Total Estimated Approved
J200506 2006.07 2007-08 2008-08 20089-10 2010-17 201112 2012-13 J2013-14
Blaney $15m  $24.2m  §$11m $20m  $9.3m  $12.8m $24.3m $156m | $18 9m
Caobar $10m $9.4m $22m $4.8m  $61m  $38.1m $9.4m  $4.2m | $49m
Forbes nfa $31m $23m  $26.3m  $10.1m  $159m $0.05m $26.4m [ $17 1m
Glen Innes Severn $12.7m  $14.5m $8m $14.4m  §72m  $9.2m  $6.9m $141m | $81m
Gwydir $3.7m  $3.9m $2m $3.3m  $6.8m  $3.3m  $36m  $9.3m | $27m
Lachlan $124m  $6.8m $6m  $154m $3.5m 533m $159m $70m | $29m
Liverpool Plains nfa $16.2m  $10m $8.6m $7.7m  $16.5m $58.0m 3$5.0m | $58 8m
Narromine $9.5m $4m $4m $6.3m  $4.2m $4m $64m  345m | $94m
Oberon $2.4m  $13.8m  $11m $17m  $106m $202m  $9m $6.8m | $11 5m
Uralla $5.1m  $6.4m $Tm $4.7m  $6.6m $3.8m $36m  $4.0m | $4.5m
Walgett $3.1m  $3.Bm $3m  $181m  $4m $4.7m  $157m  3$8.2m ] $74m
Wellington nia 516.9m $10m $71m  $4.5m $65m  $55m  $4.5m | $4.7m
State Group Average nfa $22.6m  $14m  $11.3m  $10.4m $11.4m  $12.4m 510.8m || $12 6m

Page 1 of 6




Development Application Type
Council % Alterations & Additions _ % Single New Dwellings
2006-07 2007-08 2008-09 2009-10 2010-11 201112 2012-13 [2013-14 J2006-07 2007-08 2008-05 2009-10 2010-11 201112 2012-13 201314
Blaney n/a 27 33 37 45 25 11 nfa nia 30 25 31 25 43 28 nia
Cobar nfa 25 23 30 3e 36 45 n/a n/a 33 15 19 15 21 24 n/a
Forbes n‘a 45 48 41 42 Q 13 nfa nfa 16 11 14 13 0 17 n/a
Glen Innes Severn nfa a0 17 15 14 8 27 nfa nfa 10 37 25 19 29 27 n/a
Gwydir na 23 32 25 18 38 12 E] n/a 7 18 23 17 ™ 17 n/a
Lachlan na 37 0 o 0 0 0 na nia 12 1 0 11 5 9 n‘a
Liverpool Plains nia 35 16 30 36 48 32 n/a nia 28 34 20 25 26 29 nia
Narromine nia 10 15 12 15 15 23 nia nfa 21 12 10 8 14 18 nfa
Oberon na 23 26 5 4 3 7 nia nfa 18 22 34 38 26 20 nia
Uralla nfa 57 1 10 24 14 13 nfa nia 22 23 17 12 16 [ nia
Walgett nfa o o] 0 18 o] 0 nia n'a 10 10 15 12 26 18 WE]
Wellington nfa 21 24 46 38 34 53 nia nia 33 30 11 17 14 16 nia
State Group Average nfa 32 24 27 26 21 20 nla nfa 19 22 26 23 25 24 nia
Development Application Type S 96 Gross Determination Times
Council % Commerciall Retail/Office Council 596 Mean Gross
2006-07 2007-08 2008-09 2009-10 2010-11 201112 2012413 | 2013-14 [2006-07 2007-08 2008-08 2009-10 2010-11 2011-12 2012-13 201314
Blaney na g [ & 11 7 5 na Blaney n/a 65 4 36 188 44 71 39
Cobar nia 5 17 14 3 10 12 nia Cobar nia 0 1 nia 4 26 ES 3
Forbes nia 5 11 7 ) 29 5 nia Forbes nfa o] nfa nia - - - 59
Glen Innes Severn nia 15 14 15 13 8 13 nia Glen Innes Severn nfa 147 34 21 23 428 70 77
Gwydir nia 10 6 5 15 5 5 nia Gwydir nfa k! 11 38 42 45 49 27
Lachlan na 13 0 0 5 6 23 nia Lachlan nfa 0 nfa n/a - - -
Liverpool Plams n/a 16 3 16 9 8 3 n/a Liverpool Plains nfa 0 59 1 37 - 203 47
Narromine nfa 16 24 17 17 19 20 nfa Narromine nfa 0 nia nia - - -
Oberon na 8 1 2 o] 1 Q nfa Oberon n/a 65 22 51 129 51 22 53
Uralla nfa 1] 5 5 6 16 Q nfa Uralia nja 19 26 55 30 - 19 30
Walgett nia 10 3 2 15 16 10 nia Walgett nia 9 nfa 14 6 2 14 48
Wellington nia B 7 5 9 20 6 nia Wellington nfa 0 16 56 38 44 B 19
State Group Average nia 8 7 8 8 9 7 nia State Group Average nfa 77 44 i6 51 B3 62 33
NSW nia 58 53 52 52 54 51 42
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Development Application Gross Determination Times

Council Mean Gross Median Gross
2006-07 2007-08 2008-09 2009-10 2010-11 2011-12 2012-13 |2013-14 |2005-06 2006-07 200708 Z008.00 2008-10 201011 201112 201213 | 3015.14
Blaney 40 22 49 58 64 54 56 43 29 33 29 38 47 49 13 36 35
Cobar 25 50 32 27 a1 41 28 15 13 15 32 18 8 18 13 24 9
Forbes 34 32 35 35 2 34 37 49 15 24 21 25 27 20 27 27 29
Glen Innes Severn 29 43 35 40 27 31 42 42 17 26 32 25 20 19 15 20 19
Gwydir 36 45 43 42 87 43 126 27 nia 26 26 22 26 35 21 4z 27
Lachlan 30 21 28 25 28 60 55 58 14 14 14 20 8 27 31 31 39
Liverpeol Plams 43 36 33 a2 69 51 99 a7 az 33 24 17 24 39 35 30 34
Narromme 40 40 57 52 39 37 3 27 11 19 28 37 35 26 25 27 13
Cberon 121 83 54 54 71 71 82 58 31 53 4 25 34 36 48 42 32
Uralia 33 22 51 3 50 50 48 43 18 21 17 33 23 21 32 27 29
Walgett 43 45 46 47 42 41 39 38 21 34 36 35 37 a4 28 26 19
Wellington 94 139 203 110 45 465 28 2R na 61 101 95 31 37 37 24 21
State Group Average 52 59 62 56 52 66 61 39 nia 30 28 o9 28 3t 34 29 26
NSW 76 74 74 67 68 71 68 70 nfa 43 43 a2 4 44 45 42 44
Development Application Net Determination Times
Coungil _ Mean Net Median Net
2006-07 200708 2008-039 2009-10 2010-11 2011-12 2012-13 |2013-14 [2005-06 2006-07 200708 2008-09 2000-10 2010-11 2011-12 201213 1201314
Blaney 32 42 45 43 57 43 48 28 29 28 29 36 a7 45 35 32 22
Cobar 24 49 22 15 21 33 27 15 12 14 30 [ 8 1 13 23 9
Forbes 30 28 32 35 29 33 37 45 14 22 21 24 27 20 2 27 28
Glen Innes Severn 7 35 30 23 21 23 29 27 17 24 30 23 16 15 14 17 15
Gwydir 31 30 22 22 47 24 102 23 nia 23 17 iz 14 28 19 22 25
Lachlan 15 12 19 24 24 48 31 56 11 1 6 q 8 21 29 28 37
Liverpool Plains 25 17 15 29 63 30 76 30 25 21 9 41 21 35 30 26 27
Narromine 21 a6 36 29 23 23 24 18 1 16 25 29 23 19 22 25 9
Oberon 48 41 35 29 39 44 23 19 15 24 24 17 22 19 25 16 15
Uralla 9 22 23 24 21 M 8 31 17 1 17 20 19 15 21 1 28
Walgett 26 27 35 3 32 25 25 18 18 b1 24 a1 31 28 23 15 13
Wellington 60 05 131 59 32 29 26 24 nia 47 B84 76 28 29 29 22 20
State Group Average 37 42 35 32 35 42 38 28 nia 24 24 20 19 22 23 21 21
NSW 50 46 45 43 15 46 45 45 nla &1 30 29 29 ] 31 30
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Staff Allocated to Development Assessment

Council DA Staff _ Average DAs / Staff Member
200607 2007-08 2008-09 2009-10 201011 2011-12 201213 [2013-14 J2006-07 2007-08 2008-08 2009-10 2010-11 201112 201213 J2013-14
Blaney 4 5 4 4 4 5 4 4 41 27.8 31.5 238 238 30.4 325 275
Cobar 1 0.5 1 1 1 1 1 1 B85 216 52 37 33 39 84 42
Forbes 0 1 1 2 2 2 2 3 nfa 175 120 78 72 4 73 453
Glen Innes Severn 1 2 2 2.5 2.5 15 25 25 135 75 107 52 45 79 33 38
Gwydir 2 1.6 1.9 1.89 1.89 1.9 1.89 185 32 43.8 326 30.2 249 19.8 31.2 189
Lachlan 3 2 2 2 2 2 2 1 28 4 38 20 22 32 33 33
Liverpocl Plains 1 1.5 1 25 2.0 1.5 4.0 40 121 B0 77 30 45 41 15 198
Narromine 3 4 4 Bl 5 5 4 3 35 14.5 148 11,6 17.2 17.2 153 266
Oberon 3 3 3 3 2 3 3 3 43 40 27 34 46 23 20 36
Uralla 2 2 2 1.5 1 1 1 1 77 67.5 33 51 67 57 63 73
Walgett 3 1.2 15 2 1 2 2 2 14 40.8 19.3 20.5 34.0 19.0 19.5 235
Wellington 3 4 8 3 3 2 3 3 31 348 14.4 24.7 28.0 37.0 257 24
State Group Average 3 2 2 3 2 3 3 2 52 708 47.2 34.3 38.1 331 37 323
NSW 22773 1195 1231 1137 1104 1059 1022 1021 4 69 58 63 nla 56 56 60
Staff Allocated to Development Assessment
Council % Change from Previous Year
(700607 2007-06 Z008.09 2005-10 2010-11 201112201213 | 2013-14
Blaney 28 -32.2 13.3 -24.4 -21 31 7 1]
Cobar -8 232 -75.9 -28.8 -10.8 18 115 0
Forbes nia 0 -31.4 -367 -5.3 -85 1986 50
Glen Innes Severn 9.0 -44.4 431 -51.5 -13.8 77 -59 0
Gwydir nia 369 -25.6 -7.4 -17.5 -21 60 -2
Lachlan -44 20 11.8 -47.4 10 43 3 -50
Liverpool Plains -32 -33.9 -3.8 -60.5 30.4 -7 -64 )
Narromine 4 -58.2 2.1 -218 48.3 0 -1 -25
Obheron -42 5.3 -32.5 27 325 -50 -13 0
Uralla =53 -11.8 -51.1 55.5 30.5 -15 1" 0
Walgett =71 192 -52.7 6.2 55.9 -44 3 Q
Wellimgton 30 13.3 -58.6 71.5 17.8 28 -31 0
State Group Average nla nia nfa nfa nla nia nla nfa
nfa nia nia nfa nja nla nia nfa

Page 4 of 6




Complying Development Certificate Numbers

Council No CDCs Issued Issued by Council (08-09 changed to % determined)
2005-06 2006-07 2007-08 2008-09 2009-10 2010-11 2011-12 2012-13 | 2013-14 |2006.07 2007-08 2008-09 2009-10 20M10-11 201112 2012-13 [2013-14
Blaney 1 1 1 2 4 21 7] 1 1 1 100 100 - 52 0 100
Cobar 101 126 60 37 22 36 14 4 1 125 B0 100 91 100 100 100 100
Forbes 0 2 g 4 1 2 4 5 7 0 0 75 27 100 0 20 71
Glen Innes Severn a5 93 55 65 58 &5 49 34 42 93 55 100 100 100 94 100 100
Gwydir 3 21 22 15 23 13 16 10 21 21 22 120 96 100 88 80 85
Lachlan 17 18 24 8 44 32 24 23 21 18 24 120 23 94 100 100 100
Liverpool Plains 55 &4 113 64 59 34 o 34 25 53 12 a8 100 65 o) 97 60
Narromine 0 1 47 43 38 19 10 15 18 1 a7 <8 100 100 100 100 94
Oberon 5 3 1 2 1 2 5 2 -} 3 1} 2} 100 100 100 100 100
Uralla 0 0 0 61 81 48 47 E5 39 0 0 100 100 100 98 40 Lyl
Walgett 50 38 a4 35 37 17 1 10 B 39 44 100 78 94 100 80 83
Wellington 20 27 39 18 24 i1 17 18 25 20 39 44 88 55 41 67 80
State Group Average nla 34 30 27 31 29 22 23 18 n/a 28 92 95 94 68 86 85
Complying Development Certificate Value
Council Issued by Pnvate Certifier (08-09 changed to % determined Total Estimated Value
200607 2007-08 2008-09 2009-10 201011 2091-12 2012-13 |2013-14 §2006-07 2007.08 2008.09 2009-10 201011 2011-12 2012-13[ 2013-14
Bianey [1) o] 0 0 - 48 [1] 0 $0m $0m $0m $1.1m - $1.8m $0m { $0.01m
Cohar 0 o o 9 o] 0 o] o} $2.7m $2m $im $2.8m $0.67m  $0.91m $0.06m | $0.02m
Forbes 2 9 25 73 0 100 80 28 $0.02m  $0.38m  $0.5m $3.5m $0.45m $0.97m  $1.4m $0 3m
Glen Innes Severn 0 o] a 0 0 8 0 Q $3.7m $3m $3m $2.4m 3$2.9m $3.5m  $1.7m | $2.6m
Gwydir 0 4] "] 4 0 13 10 15 $0m $0.21m  $0.8m $0.95m  $0.64m $1m $0.55m | $15m
Lachlan 0 C 0 7 8 0 0 0 30.1m  $0.18m  $0.2m $5.9m $2m $1.7m  $1.3m | $0.5m
Liverpool Plains 1 1 2 0 35 0 3 40 $1m $8m $1.7m $4.5m  $0.87m 30 30.74m | $1.5m
Narromine 1] o] 2 Q 0 o 1} 6 50.00lm  $1m $2.1m $2.1m $0.35m  $0.33m  305m | $0.4m
Oberon 0 1 100 4] 0 0 0 0 $0m $0m $0m $0.1m $0.02m  $0.05m $0.09m | $0.5m
Uralla 0 0 0 0 0 2 60 58 $0m $0m $2.9m  $5.4m $4m $23m  $6.8m | $3.1m
Walgett 0 0 0 22 6 ¢ 20 17 $3.1m $4m $1.3m  $7.8m $7.1m  $13m  $1.9m | $1.1m
Wellington 7 0 5¢ 8 45 59 33 20 30.3m  $0.75m  $1.3m $3.6m $0.58m $1.7m $1.2m | $1.9m
State Group Average nia 2 8 5 6 32 14 16 $0.9m $1m $2m $2.7m $1.7m  §2.9m $1.6m [ $1.1m
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| Complying Devetopment Application Gross Determination Times by Council
Council Mean —. Median
5008.00 2009-10 2010-11 2011-12 2012-13 | 2013-14 §2008-09 200910 2010-11 20%1-12 201213 | 201314
Blaney 32 32 - 17 - 42 32 24 - 13 - 6
Cobar 14 8 23 32 16 16 7 B 3 4 15 6
Forbes B - - - 5 52 8 - - 5 10
Glen Innes Severn 9 14 13 12 13 3z 6 ] <] 7 8 9
Gwydir 8 14 9 10 20 22 8 9 8 8 14 13
Lachlan 8 24 5 3 4 38 2 1 4 1 4 4
Liverpocl Plains 8 5 10 4 41 2 5 11 3 8
Narromine 3 22 25 21 19 24 3 14 14 15 18 ki
Oberon 27 g 16 7 7 &5 19 9 16 7 7 20
Uralla - 9 13 9 6 51 - 8 8 7 -] 22
Walgett 1 13 7 9 13 35 9 5 7 8 1 21
Wellington 20 3] 56 21 9 23 5 6 22 14 g 7
State Group Average 12 1 11 10 8 35 5 [ 6 5 5 11
NSW 12 14 14 18 17 18 6 7 8 8 8 10
Construction & Cccupation Certificate Issued
Council Construction Certificates Qccupation Certificates
200506 2006-07 2007-08 2003-03 2008-10 2010-11 201112 201213 | 2013-14 {2005-06 2006-07 2007-08 2008-09 2009-10 2010-11 2011-12 201213 201314
Blaney 178 159 132 114 a2 92 165 254 67 33 122 BO 74 95 95 138 192 80
Cobhar 31 55 70 40 25 22 24 a4 38 30 43 39 34 33 26 29 17 30
Forbes 162 104 107 59 79 62 89 102 78 91 81 37 22 22 20 72 75 36
Glen Innes Severn 72 82 84 72 80 48 53 57 &8 78 71 22 61 77 72 25 30 24
Gwydir 65 56 37 44 38 25 26 32 25 13 26 34 45 39 34 25 22 27
Lachlan 64 71 ac 51 74 38 19 27 17 28 51 62 34 49 16 16 14 24
Liverpool Flains 70 88 64 44 39 44 57 27 49 43 42 59 63 12 17 42 36 38
Narromine 59 40 34 32 28 48 48 29 46 nia 48 13 15 24 138 19 21 20
Oberon 100 119 0 85 85 41 71 48 45 12 18 Q 112 12 17 52 38 23
Uralla 100 117 102 37 40 45 27 30 42 40 22 20 37 -] 41 57 63 20
Walgett 22 2 20 19 7 28 20 24 34 14 17 17 19 11 8 15 14 10
Wellington 81 29 48 54 37 42 43 51 47 24 21 18 31 29 22 41 37 42
State Group Average | 97 96 90 73 71 50 61 61 46 39 50 7 53 a8 29 57 57 36
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ATTACHMENT B

hunterh,o

22 December 2014

Mr Stephen Bartlett
Executive Officer
Namai Councils

PO Box 555,
Tamworth NSW 2340

Novation of Water and Sewerage Consulting Services Agreement
from Hunter Water Australia to Hunter H,0
Dear Stephen

It is with much pleasure that | can announce that Hunter H,0 Holdings Pty Ltd {Hunter H,0), a company
lead by 25 managers and senior staff of Hunter Water Australia, is purchasing the Consulting Enterprise
of Hunter Water Australia Pty Limited {HWA) as a going concern. The sale is scheduled to be completed
by the 31 December 2014,

Hunter H,0 (ACN 602 201 552) will have the same skilled staff working to the same triple certified
management systems and from the same office Jocations. In effect it is “business as usual”.

We request your approval of novation to the agreement that we have covering the Provision Of Water
and Sewerage Consulting Services from HWA to Hunter H,0.

Hunter H,0 has secured replacement insurance policies that cover all of the previous policies held by
HWA and if you need details of these policies or have any other gueries then please contact me on

iim.keary@hwa.com.ay or 0418 494191

It would be appreciated if you could provide your reguirements for approval to novation of the
agreement or if it suits, by filling in and returning the attached pro forma.

Regards
Jim Keary
anaging Direct unter H,0
Hunter H;0 Holdings Piy Lrd PO Box 5007 HRMC
ABN: 16 602 201 552 19 Split Island Close, Steel River

P (02) 8941 5000 F(02) 4941 5011 Mayfield West



hunterh,o

Novation approval
Water and Sewerage Consulting Services Agreement

On behalf of the Namoi Councils, | approve the novation of the above agreement from Hunter
Water Australia Pty Limited to Hunter H20 Holdings Pty Limited

Please return to Jim Keary by email at jim.keary@hwa.com.au
or fax to Jim Keary on (02) 4941 5011

Hunter H,0 Holdings Pty Ltd PG Box 5007 HRMC
ABN: 16 602 201 552 19 Split Island Close, Steel River
P {02} 4547 5000 F(02) 49415011 Mayfield West



RTTACHMENT C

Minutes of a Meeting of the Namoi Water Alliance Technical Advisory Committee held on 25
February 2015 at Tamworth

Namoi
A Water Alliance

Members: Gunnedah Shire Council
Liverpool Plains Shire Council
Tamworth Regional Council
Uralla Shire Council
Walcha Council
Narrabri Shire Council

Present: Alliance Members

Woalcha Council Tess Dawson
Tamworth Regional Council Bruce Logan
Uralla Shire Council Robert Bell
Gunnedah Shire Council Kevin Sheridan
Liverpool Plains Shire Council  Rod Batterham
Narrabri Shire Council Andre Kompler
Moree Plains Shire Council David Wolfenden
Gwydir Shire Council Andrew Cooper
Hunter H20 Holdings Pty Ltd
Geoffrey Long

Apologies: Nil.

1. Adoption of Minutes of Previous Meeting

The Minutes of the meeting of the Technical Advisory Committee Meeting
held on 26 November 2014, as circulated to members, were confirmed as a
correct record of the proceedings of the Meeting.

2. Business Arising from Minutes of Previous Meeting
Nil

3. Sale of Hunter Water Australia to Hunter H20 Holdings Pty Ltd
Hunter H20O representative, Geoff Long, briefed the Committee on the
completion of the sale of Hunter Water Australia to Hunter H20 Holdings Pty
Ltd, a company now owned by 25 former managers and former senior staff of
HWA, as a going concern.

The Namoi Councils Executive Officer advised that the Board of Namoi
Councils had approved the novation to the Deed of Agreement for the Namoi
Water Alliance covering the provision of water and wastewater services to
Alliance member Councils from HWA to HunterH20O and had recommended
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that Alliance member Councils sign and execute under seal the Deed of
Novation.

DECISION: That it be noted the sale of Hunter Water Australia to Hunter
H20 Holdings Pty Ltd has been completed and the Executive Officer be
requested to forward a standard report to for use by Alliance member
Councils to formally report completion of the sale and obtain approval
for execution of the Deed of Novation.

4, Review of Current Projects:

41 Drinking Water Quality Management Plans (DWQMPs)

Geoff Long advised that ali member DWQMPs had been received by
HunterH20 will the exception of Narrabri. Moree and Gwydir indicated their
interest in the project.

DECISION: That Narrabri be requested to supply a copy of its DWQMP
and the proposal be forwarded to Moree and Gwydir Councils.

4.2 Minor Works Review of Environmental Factors Template

Geoff Long advised as an outcome of the purchase by HunterH20, the new
company structure did not include an Environmental Management section. In
order to complete REF Template and provide training, HunterH20 intended to
sub-contract the project.

Alliance members indicated their agreement to proceed with the Project on
this basis.

DECISION: That it be noted HunterH20 will liaise with Councils to
complete the the Minor Works Review of Environmental Factors
Template and the provision of staff training as soon as possible.

4.3 Drought Managements Plans

Geoff Long made a presentation to the Committee in respect of the Standard
Template to be used by all Alliance members for completion of their Council
Drought Management Plans.

With some minor inclusions and comments, including a paragraph referencing
the regional media campaign, the standard template was approved.
HunterH20 will finalise the template and submit the completed template to all
Alliance members. HunterH20 will provide assistance and Liverpool Plains
and Gunnedah to finalise their plans. HunterH2O is currently preparing a
DMP for Tamworth using the standard template.

DECISION: That it be noted HWA will circulate a Standard Template
Drought Management Plan to all Alliance members for their completion
and inclusion of specific information relating to each Council.
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4.4  Standard Water Treatment Chemical Technical Specifications

This Project involves the creation of a specification in a generic
format/template for common water treatment chemicals. The specifications
will be created to be generic in nature but will have provided blank spaces (for
each council to fill in) on the estimated delivery volumes which can be filled in
by each council depending on the situation. The individuat council can select
the chemical specifications relevant for their water treatment facilities and add
their own commercial and general conditions.

Bruce Logan offered to assist with the invitation of a joint tender for the supply
of water treatment chemicals to Alliance member Councils.

DECISION: That the Namoi Water Alliance invite tenders for the supply
of water treatment chemicals to Alliance members for a two year period.

5 Water Telemetry Systems
The Committee was advised that the representative proposed to be in
attendance to make a presentation on water telemetry systems was
unavailable but would be available to attend a future meeting.

Foliowing general discussion of the different Telemetry Systems operating at
each Council, HWA agreed to make a presentation to the next Alliance
Meeting on Water Telemetry Systems and the capacity of different systems.

DECISION: That it be noted HunterH20 will make a presentation to the
next Alliance Technical Advisory Committee on the capacity of different
Water Telemetry Systems.

6 Water Sustainability Awareness Regional Media Campaign
The Committee discussed the merit of inviting GoCross Media to a future
Alliance TAC Meeting to discuss a further media campaign for the up-coming
summer period.

DECISION: That CoCross Media be invited to the July Alliance
Technicai Advisory Committee Meeting to discuss a media campaign for
summer period 2015/20186.

7 Specialist Water & Wastewater Plant
The Meeting discussed any opportunities for the joint purchase of any
specialist water and wastewater plant and equipment.

DECISION: That the Executive Officer be requested to circulate the list
specialist water and wastewater plant and equipment owned and
operated by Alliance members for the information of all Alliance
members.

8 New Alliance Members
New Alliance members, Moree Plains Shire Council, represented by David
Wolfenden, and Gwydir Shire Council, represented by Andrew Cooper, were



Minutes of a Meeting of the Namoi Water Alliance Technical Advisory Committee held on 25
February 2015 at Tamworth

welcomed to the meeting as potential new members of the Namoi Water
Alliance.

9 General Business

9.1 2015/2016 Water and Wastewater Projects
Alliance members were requested to advise the Executive Officer of
Water and Wastewater Projects proposed for the 2015/2016 financial
year for examination of any opportunities for joint tenders.

8.2 Hand Held Water Meter Readers
Alliance members were requested to advise the Executive Officer of
their requirements for hand held water meter readers for consideration
of whether there is merit in running a joint tender for the purchase of
each member Council’'s requirements.

There being no further business, the meeting was concluded at 12.05pm.



ATTACHMENT D

The Hon. Duncan Gay MLC
Minister for Roads and Freight
Minister for the North Coast
Leader of the Government
Legislative Council

Wik
NSW

GOVERNMENT

FG15/01369
Tuesday, 24 February 2015

CIr Michael Pearce
Mayor

Uralla Shire Council
PO Box 106
URALLA NSW 2358

Dear Clr Pearce

I'm pleased to advise you the following project submitted by Uralla Shire Council under
Fixing Country Roads will receive funding from the state’s dedicated infrastructure fund,

Restart NSW.
Fixing
Project Country Council
Project C Roads | Contribution | Infrastructure NSW qualification
ost y
Funding ($)
(%)
Abington
Creek Bridge
(Replacement
of single-lane
timber bridge 1,453,000 | 705,000 43,000 None
to two-lane
concrete
bridge (HML).

Fixing Counfry Roads was introduced by the NSW Liberals & Nationals Government to
ensure our locat and regional road network supports regional producers, growers and
businesses. | congratulate Uralla Shire Council for working closely with the local
community, industry and the NSW Government.

Under the inaugural round of the NSW Government's $42.85 million Fixing Country
Roads program, 77 projects on councii-owned roads will be largely funded from Restart

NSW, with co-funding also from regional councils and in many other instances from the
Commonwealth.

The NSW Government recognises a strong regional economy is important for a strong

NSW and we're committed to supporting regional infrastructure projects which help get
goods from ‘paddock to port' more efficiently.

Transport for NSW'’s Freight and Regional Development Division invites two delegates

Level 17, 52 Martin Place, Sydney NSW 2000
Phone: (61 2} 8574 5500 Fax: (61 2) 9339 5534 Email: www.nsw.gov.aw/contact-minister-reads-freight



from Uralla Shire Council to attend a Fixing Country Roads Grants Information Briefing,
during which councils with successful projects will receive important information about
the payment of the grants and project management.

Further details about meeting times and locations, and the registration process for these
briefings can be found in the enclosed schedule.

Yours sincerely

]

N S g [}
S AAINER (B~ VX

The Hon. Duncan Gay MLC

Minister for Roads and Freight

Minister for the North Coast

Leader of the Government Legislative Council

Enclosed. Grants Information Briefing Schedule for Successful Fixing Country Roads
Projects 2014/15



Adam Marshall MP

Member for Northern Tablelands

MEDIA RELEASE

Menday, 16 February 2015

$2.8M FOR NORTHERN TABLELANDS
COUNCILS’ ROAD & BRIDGE UPGRADES

NORTHERN Tablelands MP Adam Marshall has today announced more than $2.8 million
in State government funding to assist four of the region’s councils undertake major road
and bridge improvements projects, valued at over $4.8 million.

Mr Marshall congratulated Armidale Dumaresq Council, Inverell Shire Council, Moree
Plains Shire Council and Uralla Shire Council on their successful applications to the
government's new Fixing Country Roads program.

“These councils have been working hard to address their infrastructure backlogs and to
make their road networks more efficient for freight,” Mr Marshall said.

“The $42.85 million Fixing Country Roads funding initiative was developed by the NSW
Government to help regional councils upgrade their old roads and bridges which cause
freight pinch point or ‘last mile’ problems.

“There’s nothing worse for a local economy than roads and bridges not being up to the
task of carrying freight in an efficient and cost effective manner.”

Mr Marshall said Armidale Dumaresq Council would be receiving $600,000 to seal a 1.6
kilometre section of the Rockvale Road, which joins the busy Guyra to Ebor Road.

“Council has been looking at this project for some time and this injection of funding now
means upgrade can go ahead,” he said.

Inverell Shire Council will be able to replace the ageing Tin Tot Bridge between Graman
and Ashford with 2 modern concrete structure thanks to $800,000 from the program.

“Tin Tot is council’s last remaining timber bridge in the Shire, so its replacement with a
new and higher bridge is a huge achievement for council,” Mr Marshall said.

Moree Plains Shire Council will benefit from $700,000 to assist with widening the road
seal on the important freight route between Moree and Croppa Creek.

“This road carries many millions of doliars’ worth of produce each year out of this region
and the widening of the road will not only make it much safer for all motorists but also
allow higher mass vehicles to be permitted to use the road,” Mr Marshall said.

Uralla Shire Council is celebrating the news of $705,000 which means it will be able to

undertake another major bridge replacement on Thunderbolts Way, this time the Abington
Creek Bridge.

“The bridge is an old and narrow one-lane timber deck bridge on a dangerous bend so its

replacement will have huge benefits for the efficient transport of freight and goods through
our region,” Mr Marshall said.



2

Mr Marshall said he was incredibly proud of the hard work carried out by all four councils
to secure funding for these major projects.

He said the councils had also made important funding contributions to the projects:
Armidale Dumaresq Council ($200,000), Inverell Shire Council ($200,000), Moree Plains
Shire Council ($408,000) and Uralla Shire Council ($43,000).

‘I congratulate these councils for their vital funding commitments, representing a genuine
working partnership with the NSW Government,” Mr Marshall said.

Uralla Shire Council was successful in receiving $705,000 from the Australian
Government under its Bridges Renewal Programme for its project.

“The remaining funding for the project will be delivered from the existing historic roads
budget for regional NSW.”

Projects funded under Fixing Country Roads were selected purely on merit by an
independent Assessment Panel made up of representatives from the NSW Farmers
Association, Livestock and Bulk Carriers Association of NSW, Local Government NSW,
Infrastructure NSW and senior officials from Transport for NSW Freight and Regional
Development and the Office of Local Government.

Mr Marshall said this was a prime example of taking politics out of infrastructure funding;
not to mention utilising the knowledge and expertise of recognised industiry leaders from
country NSW.

“The NSW Government is working closely with both local government and industry to
reverse a $4 billion backlog in critical council-owned road infrastructure,” he said.

Mr Marshall said that if the NSW Government was re-elected then a further $500 million
would flow to future funding rounds of Fixing Country Roads.

“This means those projects not selected by the independent Assessment Panel will get
further opportunities for funding in the future,” he said.

MEDIA: Adam Marshall 0429 440 054 or 02 6772 5552

Northern Tablelands project details

Council Project NSW Council Federal ($) Total
description Government | contribution cost

funding ($) % ($)

Armidale Rockvale Road 600,000 200,000 - 800,000
Dumaresq Upgrade, 1.6km
Council north of
Boundary Creek.

By addressing the
most problematic
section on
Rockvale Road,
the project creates
significant travel
time reductions for
heavy vehicles in
bad weather and a
safer route for all
road users.

Inverell Shire | Tin Tot Bridge 800,000 200,000 - 1,000,000
Coungil Replacement




Improves access,

provides shorter

freight route

(savings of 100km

round trips

between Gunnee

| Feedlot and

; Warwick, and

{ 180km per round
trip between
Gunnee Feedlot

| and Toowoomba)
and improves
access during

| flooding of

| Macintyre River.

Moree Plains
Shire Council

' Widen seal on

i Moree to Croopa
i Creek Road.

|

|

| Widen the seal on

' remaining 7km of

| this road about

| 45km north east of
; Moree to allow the
| use of Higher Mass

| Vehicles (HMV),

700,000

408,000

500,000
{Roads to
Recovery
program)

1,608,000

Uralla Shire
Council

I’ Abington Creek

| Bridge

| (Replacement of

| single-lane timber
| bridge to two-lane
| concrete bridge
{HML).

Abington Creek
bridge is a vital link
on an important
connection
between the North
West and New
England Highway,
and would resuit in
a more reliable
route for the
livestock industry.

705,000

43,000

705,000
{Bridges
Renewal
Program)

1,453,000
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ATACHME NT F

Tize Hon Warren Trues MP

Deputy Prime Minister

Minister for Infrastructure and Regional Development o

Leader of The Nationals i3 FEB 013
Member for Wide Bay

PDR ID: MS514-001517

Counciller Michael Pearce
Mayor

Uraila Shire Council

PO Box 106

URALLA NSW 2358

Dear Councillor Pearce

Thank you for your council’s interest in the Australien Government's Bridges Renewal
Programme. The Australian Government has committed $300 million over five years
from 2014-15 to this programme which is focussed on contributing to the productivity
of bridges serving local communities. Over 250 proposals were received from state,
tetritory and local governments across Australia for Roand One,

Following assessment of proposals against the Programme Criteria I am pleased to
advise that your proposal below was successfiul.

© Abington Creek Bridge, NW of Uralla on Thunderbolts Way
As projects are to be managed under the Australian Goveinment’s Wational Partnership
Agreement on Land Transport with state governments, I have written to relevant state
ministers to advise them of successfis] projects in their state. Stete road agencies will be
in contact with successfil couneils in relation to administrative arrangements,

I look forwaxd to heering about the progress on your bridge project in the near fiture,

Yours sincerely

4
W e
VY

F % ) P _

WABREN TRIES

Suite MG 41, Parliament House Phone: 02 6277 7680
CANBERRA ACT 2600 Fax: 02 6273 4163



RTTACHMENT G

BRIDGES RENEWAL PROGRAMME — ROUND ONE

PROJECT CONFIRMATION FOR
SUCCESSFUL PROPONENTS

1. Introduction

Congratulations on the success of your proposal for funding under the Australian
Government’s Bridges Renewal Programme.. This package outlines the funding approved for
your proposal, the necessary administrative arrangements and the milestones/reporting
requirements. The Department of infrastructure and Regional Development (the
Department) has populated this document with your project details based on the
information you provided in your proposal.

Once we are satisfied that you have provided all required information and confirmations
{see below) and agreed on the proposed milestones and related payments, the Department
will settle the arrangements, execute the funding instrument and add your project to our
Infrastructure Management Systems {IMS).

As outlined in the Programme Criteria and Proposal Form, successful projects and payments
to proponents will be managed through state and territory governments under the National
Partnership Agreement on Land Transport Infrastructure Projects and the related Notes on
Administration.

Please note you need to read and respond to this package. You must receive confirmation
from the Department that funding has been confirmed before undertaking any activity on
your bridge project. Please also note that appropriate funding arrangements (e.g. a
separate deed) between local and state governments may also be required.

2. Project Details — please identify any issues with the below details.

Project name { Abington Creek Bridge
Project number (DIRD ref) | BNL-07
Project Proponent | Uralla Shire Council

Project description i Replace a timber bridge with two lane concrete bridge
: ! and Rd alignment
Australian Government Funding Amount | $705,000 or a maximum of 50% of the agreed project
__cost, whichever is the lesser.

i Matching Funding amount | $705,000

{_Matching Funding source | Fixing Country Roads

| Relevant Project Contact | Robert Bell

] : Director of Engineering
' 1 (02) 6778 6309

! | rbell@uralla.nsw.gov.au
| i PO Box 106, Uralla NSW 2358

GPO Box 594 Canberra ACT 2601 Australia e Telephone: 02 6274 7111 « Facsimile: 02 6257 2505
Websile: www.infrastructure.gov.au * ABN 86 267 354 017



3. Confirmations from Proponents — please note that all questions must be
answered prior to settling funding arrangements.

Has the project commenced? Yes@ Provide details on current status of project.
Note Section C of the Programme
Criteria and Proposal Form states that
funding will not be provided for
projects that have already

commenced. P

Has the project budget been @No If the budget has been updated, please provide

confirmed? documentation.

Has the matching funding been YesfNo | Please provide evidence.

confirmed?

Has further planning or preparation vesfNo )} | If so, please provide details — e.g. further

been undertaken? planning approvals. Additionally, outline any
new risks identified and how these are being
managed.

4, Milestones and Payments

The Department has worked to identify appropriate milestones and payments based on the
size and complexity of projects and information provided at the time the proposal was
lodged. Given the large number of projects, and as project reporting and payments will be
managed through state governments, the Department has worked to streamline the
number of payment milestones. For smaller projects that can be completed within one
financial year, the default position is one payment on the provision of a project completion

report (consistent with the National Partnership Agreement}. Larger projects and projects
with cashflows over two years may have further milestones, including mandatory evaluation
reporting within the post-completion report.

Given the time elapsed since schedules were originally provided, proponents should identify
and provide current dates in the table below.

Number and Event Amount | Completion
Date

1. Post completion Report (see template and requirements in the $705,000
attachment below)
a. Scope, schedule, cost, innovation etc.

Maximum Australian Government Funding $705,000 I

Do you agree with the proposed Yes/No | If not, please provide reasons and alternatives.
milestones/payments?




Proponents should note they will need to complete and return a signed milestone
completion certification (see Attachment A) on the completion of a milestone — this should
be sent to the Department with a copy also going to your state government contact. The
state government, once satisfied, wili claim the milestone payment from the Australian
Government. The state government will then forward this payment to local government
proponents — proponents should note that it may take around 6 weeks for state
governments to receive funds from the Australian Government once a milestane is claimed.
A further period should then be allowed for state government to forward the funds to the
proponent under their arrangements in place with councils. The relevant state government
contact in your jurisdiction is:

Peter AMCMAHON

Principa! Manager, Road Management Policy, Roads and Maritime Services
Phone: 02 8588 5480

Fax: 02 8588 4162

Mobile: 0411 485 466

e-mail: Peter. McMAHON@rms.nsw.gov.au

5. Monthly Reports

A requirement under IMS and as part of the funding arrangement, every proponent is
required to provide a monthly report on progress — this will be completed by the state
government on your behalf. As such, we suggest you provide your state government
contact with the below information at the beginning of each month.

IMS Number (to be advised to you)

Project name |

Amount expended (actual total amount | $

paid)
Project status {brief description ~ maximum 30 words)
Any significant factors/risks that wouid Only comment if there is anything identified

affect meeting the next milestone in full.

6. Post- Completion Report

All proponents will be required to complete a post-completion Report {a template report
from the Notes on Administration for Land Transport Infrastructure Projects 2014-15 to
2018-19 is attached). DIRD will provide details on what is required at a later stage noting
that large and more complex projects will be required to provide more information for
evaluation purposes.

7. Signage

Itis a condition of Australian Government funding that signage needs to be displayed on
either side of the bridge works. Photographic evidence will need to be supplied as part of
your milestone reporting requirements.

Please refer to the Print and Signage Guidelines on the Department’s website at
http://investment.infrastructure.gov.au/publications/administration//index.aspx. Note
these requirements are similar to what is required for Black Spots programme projects.

8. Required Actions




Please consider this document and if you agree with requirements, complete all required
information, sign and return before commencing any work and by 16 March 2015.

If you do not agree with any requirements, or you need assistance, or you need to seek an
adjustment to the milestones or content in this information pack, then please contact the
Department of Infrastructure and Regional Development’s Bridges Renewal information line
on:

Telephone 02 6274 6758, or
Email: BridgesRenewal @infrastructure.gov.au

| agree with the terms and conditions outlined in this package and note it constitutes an
agreement to the administrative requirements and funding conditions required by the
Australian Government.

SIgNEd e
NAIME  iiiiiiirreieeeieeresre e e sasasaessesnersnesavases
Position

Date v Y S /2015
Return original document to:

Mr Craig Downshorough

Director, Small National Infrastructure Programs Team
Department of Infrastructure and Regional Development
111 Alinga Street

CANBERRA CITY ACT 2601

Please also send a scanned signed copy to your State Road Agency contact and the
Department’s email inbox at bridges.renewal@infrastructure.gov.au.

9. Next Steps

Agreement to this package will allow the Australian Government to execute the required
funding instrument and add your project to IMS. We will then confirm when all
arrangements are in place and when the councils can commence the project.



Cost

Provide a popu'ated Project Cost Breakdown template detailing the actual Project costs. The
tempiate i avalabie from the Depariment
Pgrioomance

Frovide +ormaton on the progress of the Project in meetng agrees Transport Performance
indicaters. include 3 table of figures i approprate.

I LN

Provide anovative Project defivery fechniques that have resultes in positive economic, safety,
$0¢.a’, environmental, megration of transparency outcomes (for example, use of recycles material
techn gues to reduce water and energy consumption, Proiect deivery methods that deliver Project
savings. or private funding or financg models )

ST AR TUETEly
¥as an Indigencus workforce strategy ncorporated into the celivery of the Project? YESINQ
IF Yes - What were the Indigenous employmen? ovicomes unoer that strategy?

[Name] Dae

Position and organisation

HITED O ADMMN OTRATION 58
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Appendix D3 — Post-Completion Report

The Post-Completion Report must be submitted with the Claim for Payment of the Final Milestone.
The Final Milestone will not be paid until the Department accepts the Post-Completion Report. If
required, the Department may ask the Funding Recipient to revise the submitted report before
accepting it.

PROJECT:
PROJECT NUMBER:
FUNDING RECIPIENT:

Scope

Provide details of all changes to the scope following Project approval.® For comparison purposes,
including descriptions of the:

1. ornginal Project scope approved

2. scope change

3. rational for the change.

Ratichalelfarchangs

Schedule

Frajectibenod asiagreedioniaparoval ofithe Actual Project Period
DelverylBhase
Construction Phys_;icai Construction start date Phy;icai
start date completion date completion date

Provide details of the rationale for changes to the construction start or physical completion dates
and how the impact of these changes was managed.

¢ Unapproved changes to scope and guality will requre further investigation by the Depanment and the Final Milestone w¥ pot be paid until this has been
achieved.

NOTES ON ADMINISTRATION 67



E o Australian Government

Dopurimentol Infrasieuciuce
and KREgonal Development

(I BIVIESION

Attachment A — Milestone Certification
NAME

Positicn
Branch

Infrastructure Investment Division
Department of Infrastructure and Regional Development

NAME OF PROJECT - REQUEST FOR MILESTONE PAYMENT
Dear N XXX,

In accordance with the agreed Project Milestone schedule for the NAME of project, I
certify that Milestone # has been achieved — ACTIVITY.

I request payment of $XXXXXX.00 as agreed in the Project milestone schedule.

[NOTE: IF THE MILESTONE f§'A CONSTRUCTION MILESTONE, PLEASE
NCLUDE PHOTO EVIDENCE THAT MILESTONE HAS BEEN ACHIEVED

Yours Sincerely,

[Name Authorised Person]
fPosition Title]
[Proponent name]

Date:

Department of Infrustructure and Regional Development Use ONLY
To Busmess Manager, Infrastructure Investment

Or iie Basts of mjormation provided hy NAME QF PROFPONENT gid our v alidation «f thar
wmicrmatiom Lom sofisfied that the Milestone has been comoved und puviment can now be made

Nume

Posthen

Bronch

I astructure Invesiment

Deparment o Infs ustructir e and Regione] Devel-pment

D




AITACAMENT H

Restart NSW Funding Deed
Formal Instrument

Parties The Treasurer as the Minister administering section 8(a) of the
Restart NSW Fund Act 2011 (NSW) acting for and on behalf of the
Crown in right of the State of New South Wales

Treasurer of NSW
The party named as the Recipient in the Agreement Particulars
-Retiptent— \J AL A Sy 1 s Coro ni==ii
Background
A. The Recipient's application for Restart NSW funding has been successful and the Treasurer, as
the Minister administering section 8(a) of the Restart NSW Fund Act 2011 (the Act), has given
his approval under that section for the funding to be paid out of the Restart NSW Fund
established under section 5 of the Act (the Restart NSW Fund).
B. This Agreement sets out the terms on which the funding will be provided.

Operative Provision

The parties promise to carry out their respective obligations under this Deed, which comprises:

1. this Formal Instrument;

2 the Agreement Particulars;
3. the General Conditions; and
4. the Attachments.

Signed as a deed.

Signed scaled and delivered by the Treasurer as
the Minister administering s.8(a) of the Restart
NSW Fund Act 2011 (NSW) for and on behalf of
the Crown in right of New South Wales

in the presence of*

(Signature of witness) (Signature of Minister)

The Hon. Andrew Constance, MP, Treasurer of
{Name of witness in full) NSW

{Date)
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(Alternate: Use if the Recipieni is a local council
and execution is under seal — delete ithe other
execuiion blocks for Recipients)
¢ ! : fz) Arid Sn A
THE COMMON SEAL of [inserf name oyncil|
was affixed on %‘7 ‘)O%Elu

Pursuant to a resolution passed by the Council on

b

>

(Note: Must be signed in accordance with Council
resolution by Mayor/Councillor and GM or Mayor
and Cowncillor or two Councillors)

(Signature)

(Name of signatory)

{Signature)

(Name of signatory)

(Alternate: Use if the Recipient is a local council
and the council has by resolution delegated

| execution of this Deed 16 the General Manager)

SIGNED SEALED AND DELIVERED for and on
behalf of [insert name of Council] by its delegate n
the presence of

(Signature of Witness)

{Signature of delegate)

{Name of Witness)

(Name of delegate)

General Manager
(Position of delegate)
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Agreement Particulars

Name of Recipient Reeipfent U R AtarA Sui1ds  CovedTin

ABN of Recipient Ss L% 172 e 8.

Address of Recipient | ¢ . oy (o & &AL A 3<%

Grant number RNSW xxx BNL - o 7 &

Project title Project Title AB (e CAser bR 0c &

Project description

Rploer  Tinbnr Sl o Fio Tova

Funding Amount | ........................... . S
, 3 L, ow

(Clause 2.1(a)) %70( ................................................................

Progress Payments or | Monthly Progress Payments

Milestone Payments

(Clause 2.1(b))

Recipient's | .

Representative & e+ f?) L

(Clause 3.1)

Reporting

(Clause 3.5 and clause
5.3)

Frequency of Progress Reports:  Monthly

Timing of Final Report: Within 20 Business Days after completion of
construction of the Project.

Applicable NSW
Government Policies

(Clause 3.7)

. NSW Government Code of Practice for Procurement and Implementation
Guidelines to the New South Wales Code of Practice for Procurement:
Building and Construction:

. Workplace Health and Safety Management Systems Guidelines;

. Environmental Management Systems Guidelines

Other Recipient
obligations

(Clause 3.12)

(Specify whether any of these obligations are performance obligations for the
purpases of clause 2.2(h) i.e. a condition precedent for payment.)

Insurances

{Clause 4.1)

¢ Public Liability Insurance and Insurance of Works
*  Workers’ Compensation: and

*  where appropriate, Professional Indemnity Insurance.
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Notices to the Address:

Treasurer(Clause 7.2) cmail:

For the attention of:

A i " 1{;{/”1_” .y 23%
Notices to Recipient | Address: [Insert address] ~ p-a+ ¥ 19 "; v w
7 18627

Fax: Insert o~ b ,
(Clause 7.2) [nsert fax] . Y VAR S 9 v

Email: [ Insert email| o b M

For the attention of: [Insert addressee] ('10‘2, EAN éél’"
Attachments Project Scope/ Outline; {
(incinding Froject Project Schedule/ Timeline; ¢
Plans)

Asset Procurement Plan;

Risk Management Plan;

AR e

Signage Guidelines

Cost Control Plan & Project Cash Flow; and

¢

t
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General Conditions

1. Defined terms
Unless the context indicates otherwise, capitalised terms are as defined in the Agreement
Particulars or the Background.

2. Funding

21 Provision of funding

(a) The Treasurer will provide the Funding Amount to the Recipient n accordance with
and subject to the terms of this Deed; and

(b) the Funding Amount will be paid by way of Progress Payments or Milestone
Payments (as specified in the Agreement Particulars).

2.2 Conditions precedent to payment

The payment of the Funding Amount or any part of the Funding Amount under this Deed is

conditional on, as at the time for payment set out in clause 2.6(b):

(2) there being sufficient funds available in the Restart NSW Fund;

(b) the Recipient complying with the requirements of clauses 2.3, 2.4, 2.6, 3.2, 3.5,
3.6,3.7,3.8,3.9,3.11, 4.1 and any other obligations for the Recipient for the
purposes of clause 3.12 set out in the Agreement Particulars which are specified to
be performance obligations for the purposes of this clause 2.2(b); and

{c) the Recipient having not abandoned the Project.

For the purposes of this Deed including without limitation this clause 2.2 and clause 3.10, the

Recipient will have abandoned the Project if there has been a cessation of works for any

reason for a continuous period of 6 months (or such longer period as the Treasurer may agree

to in writing).

2.3 Funding to be used for Project only
The Recipient must use the Funding Amount for the purposes of the Project, and must not use
the Funding Amount for any other purpose.

24 Use it or lose it

(a) The Treasurer is not obliged to pay any further Progress Payments or Milestone
Payments if:

(i) at any time, the Progress Payments earned by the Recipient are less than
50% of the Progress Payments which the Recipient was expected to have
earned at that time; or

(i) a Milestone is not achieved by the relevant Milestone Sunset Date.

() The Treasurer may, at his discretion, agree to continue paying Progress Payments or
Milestone Payments (as applicable) even if clause 2.4(a) applies.
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2.5 Progress Payments

(a)

(b)

Subject to clause 2.5(b), if the Funding Amount is payable by way of Progress
Payments, the amount of each Progress Payment will be:

(i) the value of the works completed; less
(ii) the Progress Payments already paid to the Recipient.

The Progress Payments can never exceed the Funding Amount.

2.6 Payment claims

(a)

(b)

2.7 GST
(a)

(b)

(©)

The Recipient must give the Treasurer and the Treasurer’s Representative a claim
for payment:

(i) if the Funding Amount is payable by way of Progress Payments
A, within 7 days after the end of each month; and

B. which includes the evidence reasonably required by the
Treasurer of the Project costs incurred by the Recipient;

(ii) if the Funding Amount is payable by way of Milestone Payments, upon
completion of each Milestone; and

(iii) in the format the Treasurer reasonably requires.

Within 30 days of receiving a payment claim under clause 2.6(a), the Treasurer
must pay the amount claimed (or such lesser amount as the Treasurer determines is
then payable).

In this clause 2.7

{i) except where the context suggests otherwise, words and phrases used in
this clause 2.7 that are defined in the GST Act have the same meaning
as in that Act;

(ii) unless otherwise expressly stated, all consideration to be provided under
any other provision of this Deed is exclusive of GST; and

111 any part of a supply that 1s treated as a separate su or purposes

iii) f a supply that i d P pply for GST purp
(including attributing GST payable to tax periods) will be treated as a
separate supply for the purposes of this clause 2.7.

Any payment or reimbursement required to be made under this Deed that is
calculated by reference to an amount paid or incurred will be limited to the total
amount less any input tax credit to which an entity is entitled for an acquisition to
which the amount relates.

If GST is payable in relation to a supply made under or in connection with this
Agreement, then the party {Recipient) that is required to provide consideration to
another party (Supplier) for that supply must pay an additional amount to the
Supplier equal to the amount of that GST (GST Amount) at the same time as any
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other consideration is to be first provided for that supply, or if later, within 7 days
of the Supplier providing a valid tax invoice to the Recipient.

(d) If the GST Amount recovered by the Supplier from the Recipient under paragraph
(¢) for a supply differs for any reason from the amount of GST paid or payable by
the Supplier on that supply, then the Recipient must pay to the Supplier on demand
(or the Supplier credit the Recipient with) the amount of that difference. If any
adjustment event occurs in relation to a supply, the Supplier must give the Recipient
an adjustment note within 7 days after the date of the adjustment event,

(e) In this clause 2.7:
() GST includes amounts defined as "GST" under the GST law and:
A, amounts payable on account of a notional liability under
Division 177 of the GST Act; and
B. "GST equivalents" payments under the Intergovernmental
Agreement Implementation (GST) Act 2000 (NSW) (or
similar payments under corresponding legislation of any other
State or Territory),
{ii) GST Act means the A New Tax System (Goods and Services Tax) Act
1999 (Cth).
(iii) GST law has the same meaning as in the GST Act.
2.8 No rights to assets
The Treasurer has no rights with respect to the assets purchased with the Funding Amount,
other than those set out in this Deed.
2.9 No other funding or support
The Treasurer has no obligation to provide the Recipient with:
{(a) subject to clause 2.2, any funding in addition to the Funding Amount; or
(b) any other support or services of any kind.
3. Recipient's Obligations
341 Recipient's Representative

{a) The Recipient's Representative is responsible for managing the Recipient's
obligations under this Deed and must:

(i) be available at all reasonable times for communications with the
Treasurer or the Treasurer’s Representative referred to in clause 3.2; and

(ii) be capable to act with the Recipient's full authority in matters relating to
this Deed.
(b) The Recipient must notify the Treasurer and the Treasurer’s Representative

immediately of any change to the Recipient's Representative.
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3.2

3.3

3.4

Treasurer’s representative

(a)

(b)
(c)

The Treasurer may, from time to time, nominate in writing a representative
(Treasurer’s Representative) to act on the Treasurer’s behalf to validate the
Recipient’s reporting in accordance with the Recipient’s Project Plans, and
payment claims.

The Recipient must co-operate with the Treasurer’s Representative.

The Treasurer’s Representative has no authority to amend or waive the
requirements of this Agreement.

Acknowledgement and publicity

(2)

(b)

(c)

The Recipient will use the Restart NSW logo in accordance with the Signage
Guidelines (contained in Attachment 6) and any other government signage in
accordance with any signage guidelines relating to that signage provided to the
Recipient or, in the event that there are no relevant signage guidelines, in
accordance with the reasonable directions of the Treasurer or the Treasurer’s
Representative.

The Recipient may acknowledge the receipt of Restart NSW funding in all
publications and media releases in relation to the Project.

The Recipient must use its best endeavours to:

Q) give the Treasurer and the Treasurer's Representative reasonable prior
notice of any public announcements, launches and events relating to the
Project; and

(i) allow a representative of the Treasurer, the Treasurer’s Representative or

the State of New South Wales to participate in such public
announcements, launches and events.

Use of materials and documents

(a)

(b)

(©)

The Recipient grants to the Crown in right of the State of NSW including without
limitation all Ministers, NSW Government agencies, statutory bodies representing
the Crown and/or any other body that has the status, privileges and immunities of
the Crown (the Crown) a licence to use any intellectual property rights subsisting in
any material or documents provided to the Treasurer or the Treasurer’s
Representative by the Recipient, including the right for the Crown to publish such
material or documents, with the exception of material that is Confidential.

The Treasurer may publish the terms of this Deed and any material or documents
provided to the Treasurer or the Treasurer’s Representative by the Recipient, with
the exception of material that is Confidential.

For the purposes of this clause 3.4, "Confidential" means any information that
discloses:

(i) the Recipient’s financing arrangements;
(ii) the Recipient’s cost structure or profit margins;
(iii) the Recipient’s full base case financial model; or
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3.5

3.6

3.7

3.8

(iv) any matter the disclosure of which would place the Recipient at a
substantial commercial disadvantage in relation to its competitors and/or
suppliers, whether at present or in the future.

Reporting

The Recipient must provide the following reports to Treasurer or, if directed, the Treasurer’s
Representative, at the frequency or time stated in the Agreement Particulars:

(a) Progress Reports, which must include:
(i) the status of delivery against schedule;
(ii) any delay in the delivery of the Project;
(iii) details of the Project costs incurred to date;
(iv) Project risks/ issues;
(v) key achievements in the reporting period;
(vi) copies of published reports and materials in relation to the Project;
{vii) photographs documenting the progress of the Project; and
{viii) such other information reasonably requested by the Treasurer; and
(b) a Final Report, outlining the achievements of the Project, including Project
acquittal.

Access and audit rights
(a) The Treasurer reserves the right to audit the Recipient's compliance with this Deed.

(b) Provided that reasonable prior notice is given to the Recipient, the Recipient must
provide the Treasurer or the Treasurer’s Representative with access to:

(D all sites on which the Project is being conducted; and

(ii) all Project material or information reasonably requested by the Treasurer
or the Treasurer’s Representative.

Compliance with law and policies

(a) The Recipient must, in carrying out the Project, comply with, and ensure that any
contractors engaged on the Project comply with, all applicable laws and obtain all
necessary statutory approvals.

(b) The Recipient must comply with, and ensure that any contractors engaged on the
Project comply with, all applicable NSW Government Policies set out in the
Agreement Particulars.

Changes to the Project
(a) The Recipient must immediately notify the Treasurer and the Treasurer’s

Representative if the Recipient proposes to make a significant change to the
Project.
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(b) The Recipient acknowledges and agrees that the Treasurer is not obliged to pay any
further Progress Payments or Milestone Payments if there has been a significant
change to the Project which has not been approved by the Treasurer.

3.9 Project Plans
(a) The Recipient must use its best endeavours to deliver the Project in accordance with
the project plans referred to in the Agreement Details as Attachments (Project
Plans).
(b) The Recipient must update the Project Plans:
() whenever necessary to address a significant change to the Project; and
(i) in any event, annually,
unless the parties agree otherwise.
{c) The Recipient's obligations under this clause 3.9 are material obligations for the
purposes of clause 5.2,
3.10 No abandonment
The Recipient must not abandon the Project without first providing the Treasurer and the
Treasurer’s representative with one months' notice of its intention to do so.
3.1 Project not to be brought into disrepute
The Recipient must not act in a way that may bring the Project into disrepute.
312 Other Recipient obligations
The Recipient must comply with any other obligations for the Recipient set out in the
Agreement Particulars.
4. Risk
4.1 Insurance
The Recipient must effect and maintain any insurances that are set out in the Agreement
Particulars and if requested, the Recipient must produce satisfactory evidence to the Treasurer
and the Treasure1’s Representative that these insurance policies have been effected and
maintained.
4.2 Third party claims

a The Recipient indemnifies the Treasurer against liability to or claims by any third
p g Yy any
party arising out of or in connection with the Project or this Deed.

(b) The Recipient's responsibility to indemnify the Treasurer under clause 4.2(a) is
reduced to the extent that an act or omission of the Treasurer has caused or
contributed to the liability.
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5.2

Termination

Rectification of a breach by the Recipient

If the Recipient is in breach of any of its obligations under this Deed, or is otherwise not
undertaking or is unable to carry out the Project, then the Treasurer may:

(a) request a rectification plan from the Recipient;
(b) reject or approve the rectification plan; and
(c) suspend any further Progress Payments and Milestone Payments until the breach

has been rectified.

Termination for breach

{(a) The Treasurer may immediately terminate this Deed 1f:

(i) the Recipient fails to remedy any material breach of this Deed within a
reasonable period after receiving notice from the Treasurer directing it to
do so;

(ii) the Recipient fails to prevent the recurrence of a breach of any obligation

which it has breached on 2 or more previous occasions, after receiving
notice from the Treasurer directing it to do so;

(iii) the Treasurer is the victim of any fraud or dishonest conduct by the
Recipient in connection with this Deed or the Project; or

(iv) an Insolvency Event occurs in 1espect of the Recipient.

(b) Subject to clause 5.2(¢c), if this Deed is terminated in accordance with clause 5.2(a),
the Recipient is not obliged to repay any Progress Payments or Milestone Payments
which were paid to the Recipient prior to termination.

(e If the Deed 1s terminated due to clause 5.2(a)(iii), then the Recipient must repay to
the Treasurer all Progress Payments or Milestone Payments paid to the Recipient
prior to termination.

(d) For the purposes of this clause 5.2, Insolvency Event means:

(1) a controller (as defined in section 9 of the Corporations Act),
administrator or similar officer is appointed in respect of the Recipient or
any asset of the Recipient;

(ii) a liquidator or provisional liquidator is appointed in respect of the
Recipient;
(iii) any application (not withdrawn or dismissed within 7 days) is made to a

court for an order, an order is made, a meeting is convened or a
resolution is passed, for the purpose of:

A. appointing a person referred to in paragraph (i) or (ii) of this
clause 5.2(d);

B. winding up or deregistering the Recipient; or
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5.3

54

(iv)

)

(vi)

(vii)

{viin)

Expiry

C. proposing or implementing a scheme of arrangement, other
than with the prior approval of the Facility Agent under a
solvent scheme of arrangement pursuant to Part 5.1 of the
Corporations Act;

any application (not withdrawn or dismissed within 7 days) is made to a
court for an order, a meeting is convened, a resolution is passed or any
negotiations are commenced, for the purpose of implementing or
agreeing;

A. a moratorium of any debts of the Recipient;

B. any other assignment, composition or arrangement (formal or
informal) with the Recipient's creditors, or

C. any similar proceeding or arrangement by which the assets of
the Recipient are subjected conditionally or unconditionally to
the control of that person's creditors or a trustee,

or any agreement ot other arrangement of the type referred to in this
paragraph (iv) is ordered, declared or agreed to;

as a result of the operation of section 459F(1) of the Corporations Act,
the Recipient is taken to have failed to comply with a statutory demand
(as defined in the Corporations Act),

any writ of execution, garnishee order, mareva injunction or similar
order, attachment or other process is made, levied or issued against or in
relation to any asset of the Recipient;

anything analogous to anything referred to in paragraphs (i) to (vi)
inclusive of this clause 5.2(d), or which has a substantially similar effect,
occurs with respect to the Recipient under any law; or

the Recipient is, or admits in writing that it is, or is declared to be, or is
taken under any applicable law to be (for any purpose), insolvent or
unable to pay its debts.

Unless terminated earlier, this Deed will expire 20 Business Days after the date on which the
Recipient submits the Final Report in accordance with clause 3.5(b).

Survival

Clauses 3.3, 3.6, 5.2(c), 6 and 7 of this Deed, and any other clause which by its nature should
survive termination or expiry of this Deed, survive the termination or expiry of this Deed on

any basis.

Dispute resolution

(a) If a dispute or difference (called collectively a "dispute"” in this clause 6) arises
between the Treasurer and the Recipient, both parties agree to deal with the dispute
in the following way:

(1)

the party who claims that a dispute exists will give the other party a
notice setting out the nature of the dispute; and
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(b}

(€)

(ii) the parties will then try to resolve the dispute by negotiation, within 10
Business Days from when the notice is given, and for that purpose may
authorise persons to act for them.

If the dispute is not resolved within 10 Business Days from when the notice is
given, a party may commence legal proceedings in relation to the dispute.

A party does not need to follow the dispute resolution procedures set out in clause
6(a) or (b} if they are seeking urgent interlocutory relief from a court.

7. Other legal matters

71 Interpretation

In this Deed, unless the context indicates a contrary intention:

(a)

(b)

(c)

(d)

(e)
63)
(g)

(h)

7.2 Notices
(a)

(b)

a reference to a party includes that parties executors, administrators, successors and
permitted assigns, including persons taking by way of novation;

where there occurs a reference to the doing of anything by the Treasurer including
giving any notice, consent, direction or waiver, this may be done by any duly
authorised officer of the Treasurer;

a reference to a statute includes its delegated legislation and a reference to a statute
or delegated legislation or a provision of either includes consolidations,
amendments, re-enactments and replacements,

a reference to a document (including this Deed) 1s to that document as varied,
novated, ratified or replaced from time to time;

"includes" in any form is not a word of limitation;
a reference to "$" is to Australian currency;

a reference to "Business Day" is, in relation to the doing of any action in a place,
any day other than a Saturday, Sunday or a public holiday in that place; and

no rule of construction operates to the detriment of a party only because that party
was responsible for the preparation of this Deed or any part of it.

All notices in relation to this Deed must be in writing and must be signed by the
party's representative.

A notice will be taken to be received:

(D) it'it is delivered in person - when it is delivered to the relevant party's
address specified in the Agreement Particulars or such other address as is
notified by that party from time to time;

(i) if it is sent by mail - 3 Business Days after the day it was posted to the
relevant party's address specified in the Agreement Particulars or such
other address as is notified by that party from time to time; and

(iii) if it is sent by fax - at the time shown on the transmission report
confirming that the entire fax was sent to the relevant party's fax number
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7.3

7.4

specified in the Agreement Particulars or such other fax number as is
notified by that party from time to time.

However, if a notice is received after 5pm or on a day that is not a Business Day, it
will be taken to be received at 9am on the next Business Day.

Entire agreement

To the extent permitted by law, this Deed sets out the entire understanding between the parties,
includes all of the terms agreed between the parties, and supersedes any prior agreement
between the parties.

Governing law

This Deed is governed by the law of New South Wales.

7.5 Jurisdiction
Each party irrevocably:

(a) submits to the exclusive jurisdiction of the courts of New South Wales and the
courts competent to determine appeals from those courts, with respect to any
proceedings that may be brought at any time relating to this Deed; and

(b) waives any objection it may now or in the future have to proceedings being brought
in those courts for any reason.

7.6 No assignment

The Recipient must not assign or otherwise transfer its rights or obligations under this Deed

without the Treasurer’s prior written consent which may be given or withheld in the

Treasurer’s absolute discretion and if given may be given subject to conditions.

7.7 No agency or partnership

(a) This Deed does not constitute a relationship of partners, employer and employee or
principal and agent

(b) The Recipient must not, and must procure that its contractor does not, represent
itself as being a partner, employee or agent of the Treasurer, the State of New
South Wales including without limitation any other NSW Government agencies,
statutory body representing the Crown and/or any other body that has the status,
privileges and immunities of the Crown.

7.8 No waiver

(a) If the Treasurer delays, partially exercises, or chooses not to exercise any right
under this Deed or law, the Treasurer is not prevented from exercising that or any
other right in the future.

(b) No waiver of a breach of this Deed operates as a waiver of another breach of this
Deed.

{c) A waiver or consent given by the Treasurer under the Agreement is only effective

and binding if it is given or confirmed in writing.
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7.9 Variation of this Deed
This DBeed may only be varied in writing, signed by both parties.

7.10 Severability
If any part of this Deed is prohibited, void, voidable, illegal or unenforceable, then that part is
severed from this Deed but without affecting the continued operation of the remainder of the
Deed.

7.11 Counterparts

This Deed may be executed by counterparts by the respective parties, which together will
constitute one agreement,
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Attachment 1 - Project Scope/ Outline

The Project is to be managed in accordance with the project scope to achieve the project
objectives.

RNSW XXX — Project Title
Project Description:

Insert brief description of project
Project Scope:

s Insert dot points for project scope items

e XXX
e XXX
Attachment:

o (if applicable} Document title, date, Pages
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Attachment 2 - Project Schedule/ Timeline

The Project is to be managed in accordance with the project program to achieve the project
objectives.

Project Start: Month, Year
Project Completion: Month, Year
Attachment:

o Attach Gantt Chart - Document title, date, Pages
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Attachment 3 - Asset Procurement Plan

The Project is to be managed in accordance with a procurement plan to achieve the project
objectives.

Reference document only (not attached):

o Document titie, date, Pages
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Attachment 4 - Risk Management Plan

Project risk is to be managed in accordance with a risk management plan to achieve the project
objectives.

Reference document only (not attached):

o Document title, date, Pages
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Attachment 5 - Cost Control Plan and Project Cash Flow

The Project is to be managed & delivered in accordance with the project cost plan to achieve
the project objectives.

Funding Source details: (list all applicable funding sources for this project, if none
enter zero)

= Restart NSW Fund Contribution Soxx 795 770

»  Federal Govt Funding: $xxx 7e S’r -NO

= Council funding contribution $ox W3 e

= Other contribution Pxxx el

» Total project: $xxx I\ #5 3 , =g

Cost Estimate Breakdown:
Project Cost Plan:

= Insert Project Cost Plan for all project elements and identify contingency sum

Cash Flow (exclusive of contingency):
Note:

o A monthly project cash flow exclusive of contingency is to be provided for Restart
Funding and for Co-contributor Funding.

Attachment;

"\’ o Attach Cash flow plan - Document title, date, Pages
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Attachment 6 — Signage Guidelines

The attached graphics are to be used for the project.
Reference document & attachment:

Aftached zip folders for:

» FIXING COUNTRY ROADS PROGRAM

Each folder has a guide (.pdf file} and a template (InDesign .IDML file), for portrait, landscape
and square signs.

NSW/
.l RESTART NSW FUND

thenew FIKING COUNTRY ROADS

state of
business

Landscape sign version:

ey
RESTART NSW FUND
thenew FIXING COUNTRY ROADS

state of
business

Project name
Line two |

Council name/project owner name
Other secondary text I
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Portrait sign version:

=y
y RESTART NSW FUND

menew FIXING COUNTRY ROADS

state of
business

‘ Project name
Line two

Council name
Iproject owner name

|  Other secondary text
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DROUGHT MANAGEMENT PLAN

In order to ensure that a structured and transparent approach is taken for ongoing management
of drought impacts on the Uralla and Bundarra town water supplies operated by Uralla Shire
Council (USC), this draft Drought Management Plan has been prepared for adoption by
Council.

The Drought Management Plan outlines the various demand and supply side drought response
actions that should be employed at various stages during an extended drought period. The Plan
outlines Council’s restriction policy and documents various backup supply sources and
emergency supply options.

The fundamental objective of preparing and adopting a Drought Management Plan is to
minimise the risk of the community running out of water, and ensure there is always sufficient
water available to satisfy the basic needs of the community. The objectives of this Drought
Management Plan will be enhanced by the USC adoption of an effective Demand
Management Program. Further details of this program will be provided in the Demand
Management Plan, which is proposed to be developed in association with this plan. The
demand and drought management plans are applicable to Uralla and Bundarra customers
connected to the reticulated town water supply systems operated by Uralla Shire Council.

Drought management planning is an essential component of the NSW Govemment’s Best
Practice Management Guidelines (DEUS, 2004) for local water utilities. The guidelines were
prepared in response to urban water reform commitments made by the NSW Government as
part of the National Water Initiative (NWI). Another essential component of the Best Practice
Management Guidelines is the preparation of an Integrated Water Cycle Management (IWCM)
Strategy. Council has prepared an IWCM Strategy, which outlines a plan for the integrated
management of the water supply, sewerage and stormwater services within a whole of
catchment strategic framework. Drought management will be a key component of the IWCM
Strategy and therefore, this Draft Drought Management Plan is consistent with the principles of
the IWCM Strategy.

Drought Management Plan - Draft QOctober 2014
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OPERATING ENVIRONMENT

This plan is applicable to the town water supply systems under operation in the USC area,
namely Uralla and Bundarra. Details of these water supply systems are included in Table
1 on the following page.

While there is a need to have some level of uniformity across the region for some drought
response actions (eg the rules associated with water restrictions), there is also a need to have
tailored drought management strategies that are related to the individual water supply system

and the greater environment that it operates within (eg the triggers for activating water
restrictions).

The New England Region experiences a dry sub-humid temperate climate. Summers are
relatively short and mild and winters are long and cold. Mean monthly maximum temperatures
vary from 25.7 degrees Celsius in February to 11.8 degrees Celsius in July. Mean monthly
minimum temperatures vary from 12.7 degrees Celsius in February to minus 0.4 degrees in July.

Median rainfall is approximately 800mm per annum in Uralla and 763mm per annum in
Bundarra with approximately 60% falling in summer and 40% in winter. Average annual
evaporation is 1400mm/a. Figure 1 below graphs average monthly rainfall and temperatures.

Bureau of Meteorology charts showing historical annual rainfall for Uralla and Bundarra are
included below in Figure 2 and Figure 3.

Figure 1 Average monthly rainfall and temperature
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Operating Environment

Figure 2
Uralla (Dumaresq St) (056034) Annual rainfall
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Figure 3
Bundarra Post Office {056006) Annual rainfall
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It is widely accepted that future climate changes could impact on water supply systems through
changes to the frequency and duration of rainfall, as well as an increase in evaporation.

Drought Management Plan - Draft October 2014
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PRE-DROUGHT PLANNING

While the Drought Management Plan focuses primarily on the response actions to be
undertaken during a drought, the extent of the various impacts of drought (including economic,
social and environmental impacts) will be largely driven by the effectiveness of a range of pre-
drought planning and management activities, as discussed below.

Demand Management Plan

Whilst historically Council has not had a formal Demand Management Plan, it is proposed that
a Plan and associated Demand Management Program (DMP) will be prepared in association
with this Drought Management Plan. A typical Plan would include the following eight key
measures:

Community Awareness Program and Best Practice Pricing.

2. Residential Rebates for water efficient products, including showerheads,
washing machines, dual flush toilets, pool covers, rainwater tanks and greywater reuse
systems.

Residential Audits and Retrofits, for both indoors and outdoors
Non-Residential Water Audits for the top 10 water users, including Council
Permanent Water Conservation Measures (sce Table 10).

S W

Reguiation and Planning Controls, including supporting current government initiatives
like BASIX, WELS and Smart Approved WaterMark.

Water Loss Management, including the metering of all properties

-

Water Recycling, with initial focus on lot based recycling (including rainwater tanks
and greywater reuse systems).

Operating Rules & System Monitoring

Efficient operation of water supply systems, particularly systems with either surface or
groundwater storages, is an important pre-emptive strategy for managing droughts. Due to the
difficulty in predicting future drought conditions, it is important that system storages are not
drawn down excessively during non-drought periods as a result of inefficient operation of the
system, as this would reduce the security of a supply system in the event of a drought and
consequently worsen the impacts of drought. Council should also liaise with the NSW Office of
Water (NOW) during the water year to ensure that allocation of General Security water is
managed in a way that sufficient storages are provided to meet future High Security town water
supply requirements.

Drought Management Plan - Draft October 2014
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Pre-Drought Planning

Regular and accurate system monitoring of river flows, groundwater levels, dam levels,
extractions and consumptions will be important inputs into future reviews of the Drought
Management Plan.

Funding Strategy

The costs associated with managing drought can have a significant impact on Council’s
finances, due to a variety of factors, including:

+ Reduced revenue due to water consumption reductions associated with enforcing
restrictions, particularly in the mid to late stages of the drought. This would be
parily offset by revenue from higher than average water consumption levels in
the lead-up to the drought and in the carly stages of the drought.

+ Additional costs associated with Council activities, including running an
ongoing community awareness campaign, increased frequency of supply and
demand monitoring, liaison with government agencies and other stakeholders
and policing of restrictions.

¢ Increased capital and operating expenditure associated with investigation,
implementation and running of backup and emergency supply options.

When preparing budgets for the year ahead, Council will need to ensure that if drought
conditions are expected and/or existent, sufficient funds are set aside for drought management
activities. In addition, all costs associated with managing the drought should be tracked and be
available to report to Council, government regulators NOW and the community (if required).
These costs can then be used as a justification for further investment in long term supply
strategies and other drought management planning initiatives.

Drought emergency funding may be available through NOW to manage depleted supplies,
investigate and implement emergency capital works or to cart water.

Drought Management Plan - Draft October 2014
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Pre-Drought Planning

Long Term Supply Strategies

All water supply systems should be designed to cope with at least a repeat of the worst drought
on record. Larger systems (>1,000 people) should be designed to cope with more severe
drought conditions than the worst on record, on the basis that it is reasonably expected that our
communities could face in the future a more severe drought than the worst on record.

While the Uralla water supply system currently has fairly high supply security, Bundarra has a
relatively low ievels of supply security. Previous studies for both of these systems have
identified a range of altemative long term supply strategies. However, to date long term
supply strategies for these systems have not been adopted or implemented, mainly due to a
lack of funding.

In accordance with TWCM principles, Council should prepare and adopt long term supply
strategies for each system. Where required and/or available, part funding for the
construction of works associated with the long term supply strategies should be sought
from higher levels of government.

An important consideration in the preparation of these long term supply strategies is the
consideration of the likely impacts of climate change on catchment yields and water usage
(urban and rural).

Drought Management Plan - Draft October 2014
Uralla Shire Council Page 9



DROUGHT MANAGEMENT ACTION PLAN

Drought Management Action Plans (DMAP) set out the actions to be taken during each phase
(ic drought response level) of the drought. There are five drought response levels; from Level 1
(Low) to Level 5 (Emergency), with each level having a set of suggested actions to be
undertaken during that phase of the drought, including an associated set of water conservation
measures / restrictions (see Table 10).

The “all systems” DMAP (see Table 2) outlines the common actions that should be undertaken
by Council at various drought response levels, including:

+ The application of water conservation measures / restrictions and associated
enforcement and issuing of fines

+ Community awareness campaign and liaison with non-residential large water users

+ Monitoring of water supply sources and town water demands

+» Liaison with authorities and local irrigators

+ Development or review of backup / emergency supply options

Specific DMAPs (see Tables 3 and 4) have also been prepared for each of the individual
water supply systems, outlining additional specific actions to be undertaken in that system,
generally related to the investigation and implementation of backup and emergency supply
options. The DMAPs also nominate primary and secondary (or supplementary) supply sources
for each of the drought response levels.

Triggers & Water Consumption Targets

The DMAPs for each water supply system include primary triggers for initiating cach drought
response level, as well as total system water consumption targets for those levels. In general,
triggers for small town water supply systems had previously been based on the operator’s
experience and were generally not directly related to a fixed flow or water level. Trigger
Levels have been adopted and it is anticipated that over time more refined triggers will be
developed and that they will be based more on the risk (based on historical flow records) of
having a shortfall in supply.

Secondary triggers such as water quality incidents and failure to achieve water consumption
targets are also suggested. Water consumption targets are average annual consumptions and
should be adjusted for seasonal patterns (where appropriate). Note that once outdoor usage is
banned (Levels 4 & 5), consumption targets become fixed daily targets due to the lack of
influence from seasonal factors.

In considering the easing of water restrictions Council will take into consideration water supply
demand, projected demand, level and security of bulk water sources, catchment parameters,
seasonal conditions, and seasonal outlook.

Drought Management Plan - Draft Ociober 2014
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Drought Management Action Plan

The easing of water restrictions will generally not be implemented where it is likely that the
revised restrictions will not be sustained for more than three weeks before tighter restrictions
have to be re-imposed. Suggested timings for easing restrictions are included in the DMAP’s.

Communication

A key aspect in ensuring the successful implementation of the Drought Management Plan is the
communication strategy. A community awareness campaign is vital for ensuring the
community is made aware of actions that directly impact them, such as water conservation
measures / restrictions and any associated fines and exemptions, and the activation of backup or
emergency supply sources and any associated changes in water quality.

The community also needs to be given advice on how to minimise the impact of various water
conservation measures (including options for household recycling of water) and advice on
saving water around the home in general. It is important that the community is kept up-to-date
with the status of water supply sources (including river flows and dam storage volumes) and is
given some idea of the consequences of not achieving target reductions in water consumption.

Uralla Shire Council is a member of the Namoi Water Alliance. In Qctober 2014, the Alliance
launched the Water Sustainability Community Awareness Regional Media Campaign, a
television campaign designed to inform the public on water issues including preparations for
droughts and how and when restrictions are applied.

Liaison with key government agencies is another important component of the communication
strategy. Key agencies include NOW, Department of Environment & Climate Change & Water
(DECCW), NSW Health, the Gwydir-Border Rivers Catchment Management Authority (CMA)
and State Water. It is particularly important that the relevant agencies be informed when
significant impacts on the community, the environment or other stakeholders are expected as
a result of actions arising from implementation of the plan.

In most systems, liaison with local irrigators is also important, to ensure they are aware of any
impacts they may be having on the town water supplies and conversely, to make sure they are
aware of the potential impacts that Council’s actions, arising from the implementation of the
plan, may have on them.

Backup / Emergency Supply Options

After each of the water supply system DMAPs, backup and emergency supply sources (referred
to in the action plans)} are listed in order of preference. More details on these altemative
sources are included in the Drought Management Plan Background Report.

Drought Management Plan - Draft October 2014
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Drought Management Action Plan

Table 2 USC — Drought Management Action Plan (Both Systems)

+ Implement level 1 Water Conservation Measures (WCM)

+ Acfivation of Drought Management Plan

+ Establish a drought budget to frack ongoing drought management costs

» Establish a Drought Management Team to oversee the implementation of the Drought Management Plan

+ Review DMAP fo ensure it is up-to-date, including a review of alternative / backup supply options and emergency response /

1 supply options

Low » Implement communily awareness campaign (including media advertising, internet & appropriate signage at town entrances)

« Review major existing Water Management Plans and update where necessary

+ Initiate regular (2 monthly} lizison with key govemment agencies (NOW, DECCW, State Water) and local imigators (where
approprizie)

+ Weekly review cf river flows, dam levels {where applicable), weir levels (where applicable), water extractions, WTP
production (where applicable), and monitoring of actual water consumption compared to target

+ |Implement Level 2 WCM (restrictions), including banning sprinklers

+ Consider issuing wamings and fines for viclation of restrictions

2 « Continue regular (2 monthly) liaison with key government agencies (NOW, DECCW, State Water) and local irrgators (where
appropriate)

+ Weekly review of river flows, dam ievels (where applicable), weir levels {where applicable), water extractions, WTP
production (where applicable), and monitoring of actual water consumption compared to target

+ Review all existing Water Management Plans and update where necessary

Moderate

+ Implement Level 3 WCM (restrictions), including banning sprinklers & hases
« More focus on the issuing of warnings and fines for violation of restrictions
» Step-up community awareness campaign & meet with large non-residential users {o discuss options for water reduction
3 » Twice-weekly review of river flows, dam levels (where applicabie), weir levels {where applicable), water extractions, WTP
High production (where applicable}, and monitoring of actual consumption compared to target
+ Regular {monthly) liaison with key government agencies and local irrigators (where appropriate)
+» Notify NOW of intenfion fo investigate and/or implement backup or emergency supply options and sesk drought assistance.
+ Assess appropriateness of exemptions allowed under exisling Water Management Plans

s Implement Level 4 WCM (restrictions), including banning outdoor water use

+ Step-up the issuing of warmings and fines for violation of restrictions

4 + Step-up community awareness campaign, including non-residential water reduction appeal

» Daily review of river flows, dam levels (where applicable), welr levels (where applicable), water extracfions, WTP production
(where applicable}, and monitoring of actual water consumption compared to target

+ Regular (weekly) liaison with key govemment agencies and local irrigators (where appropriate}

« Recall all Water Managament Plans

Very High

» Implement Level 5 WCM (restrictions} — minimum essential usage only

« Issuing of warnings and fines for violation of resfrictions

« All-out community water reduction appeal — minimum essential usage only (residential use 150L/person/day)

« Regular (fortnightly) meatings with large water users to discuss ongoing water reduction opticns

5 » Consider temporary closure of non-essential, high water dependent services

Emergency |« Daily review of river flows, dam levels (where applicable), weir levels (where applicable), water extractions, WTF producticn
(where applicable), and monitoring of actual water consumption compared fo target

+ Regular (twice-weekly) llaison with key govemment agencies and local irrigators (where appropriate), including liaising with
NOW re: emergency response options

+ |Implementation of emergency response / supply oplions

Key:.

Drought Management Plan - Dl.-a-f-t.dc.:iober 20.1.4
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Drought Management Action Plan

Table 3 Uralla Water Supply System — Drought Management Action Plan

Drought Primary Trigger Usage Target Additional Actions
Response {kL/day)
Level
1 Kentucky Creek Dam 1020
Low level falls to 64% (95% average)
2 Kentucky Creek Dam 860 Implement Parks and Gardens water management
Moderate level falls to 52% (90% average) | plan and target 30% reduction in water usage.
3 Kentucky Creek Dam 910 Target 50% reduction in Parks and Gardens water
High level falls to 44% (85% average) | usage.
4 Kentucky Creek Dam 800 Target 25% non-residential usage reduction.
Very High level falls to 32% {75% average) | Investigate availability of tankers to transport potable
water from Armidale.
5 Kentucky Creek Dam 540 Target 50% non-residential usage reduction
i Emergency level falls to 25% {50% average) | Implement transport of potable water from Armidale
to supplement suppiy.

Notes:
1. Secondary triggers may include failure to achieve consumption targets or major water quality incidents.
2. Usage targets are average annual consumptions and should be adjusted for seasonal variations.

Table 4 Bundarra Water Supply System — Drought Management Action Plan

Drought Primary Trigger Usage Target Additional Actions
Response {kL/day)
Level
1 Taylors Pond level 164 Irrigation by adjcining rural landholders ceases.
Low falls to 64% (95% average)
2 Taylors Pond level 156 Target 20% reduction in Parks and Gardens water
Moderate falls to 52% {90% average) | usage.
3 Taylors Pond level 147 Target 50% reduction in Parks and Gardens water
High falls to 44% (85% average) | usage.
4 Taylors Pond level 130 Draw on Warrabinda Pond (if supply available).
Very High falls to 32% (75% average) | Investigate availability of tankers to transport potable
water from Gilgai.
5 Taylors Pond level 87 Target 50% non-residential usage reduction
Emergency falls to 22% {(50% average) | Implement transport of potable water from Gilgai to
supplement supply.

Notes:
1. Secondary triggers may include failure to achieve consumption targets or major water quality incidents.
2. Usage targets are average annual consumptions and should be adjusted for seasonal variations.

Drought Management Plan - Draft October 2014
Uralla Shire Council
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Drought Management Action Plan

Emergency Supply Options

1. Transporting potable water from Armidale to Uralla by tanker. A temporary connection to the
new Armidale Regional Airport main would allow the closest point for the transfer of water
to a tanker. Approval from Armidale Dumaresq Council would be required.

2. Transporting potable water from Gilgai to Bundarra by tanker: Tankers would need to fill using
standpipe attached to the main in the village. Approval of Inverell Shire Council would be
required.

Easing Restrictions

When Kentucky Creek Dam at or below 70 % Capacity

Drought Response Level Trigger Point for tightening Trigger Point for easing
restrictions — ie. as Kentucky restrictions — ie. as Kentucky
Creck Dam falls Creek Dam rises
Permanent Water Conservation 75%
1 64% 70%
Low
2 52% 60%
Moderate
3 44% 50%
High
4 32% 40%
Very High
5 25% 30%
Emergency

Drought Management Plan - Oraft October 2014
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Water Conservation Measures (Restrictions)

i e e e o

In addition to Permanent Water Conservation Measures, there are five levels of water
conservation measures (WCM) / restrictions that correlate to the five drought response levels
(see Table 10). A general description of each level of restrictions is included below. The
measures also include special provisions for the elderly, infirmed and disabled.

Permanent Water Conservation Measures. As part of Councils overall Demand
Management strategy in conserving water at all times {during drought and non-drought
periods) the following permanent water conservation measures apply;

1. Sprinklers / fixed hoses are not to be used for watering of gardens and lawns
between; 8.00am to 6.00pm during Eastern Daylight Saving Time; and between 9.00am
and 4.00pm Eastern Standard Time.

2. Hand held hoses fitted with a trigger nozzle may be used at any time for general
watering of gardens and vehicle washing.

3. No hosing down of hard surfaces.

4. New turf may be watered at any time with an approved Water Management Plan for
up to six weeks from installation of turf.

Level 1 Low: This is the first temporary level of WCM and would involve a restriction
on the use of hoses and drip irrigation systems during the heat of the day, as well as
limiting the use of sprinklers to 2 hours per day. The introduction of this level of
restrictions would raise community awareness of drought conditions, however only
minor reductions in water consumptions would be achieved.

New turf may be watered at any time with an approved Water Management Plan for up
to six weeks from installation of turf.

Level 2 Moderate: This level of WCM and would involve a ban on sprinklers, as well
as limiting the use of hoses and drip irrigation systems to 2 hours per day in order to
reduce water consumption to just below average consumption levels. Implementation of
this level of restrictions would create some level of inconvenience for the community,
however most lawns and gardens would not be significantly impacted.

Level 3 High: This level of WCM would involve a ban on the use of hand-held hoses
and drip irrigation systems in order to further reduce water consumption below average
consumption levels. Implementation of this fevel of restrictions would create a major
level of inconvenience for the community, with lawns being stressed due to a lack of
watering and gardens having to be watered by buckets and cans 2 hours per day.
Some losses of lawns and gardens would be expected at this stage.

Drought Management Pian - Draft October 2014
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Drought ManagementA ction Plan

Level 4 Very High: This severc level of WCM would involve a ban on all outdoor and
non-essential usage in order to reduce water consumption to around winter consumption
levels. Due to the major impacts of this level of restrictions, implementation of level 4
WCM would only occur in very rare circumstances. Impacts would include the severe
stress, and in many cases dying off, of lawns and gardens.

Level 5 Emergency: This extreme level of WCM would involve an all-out campaign to
reduce water consumption to absolute minimum levels (<150 L/person/day). This level
of restrictions would involve a major disruption to normal lifestyles, including reduced
shower times, reduced number of washing machine loads and a ban on the use of
residential evaporative coolers {except where exemptions apply). Non-residential
customers would be requested to restrict the use of water for only essential services, with
the possible temporary shutting down of non-essential, water dependent services.

Drought Management Plan - Draft October 2014
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Drougf{tManag-_emeaM ction Plan

! Table 10 - Uralla Shire Council Drought Management Plan - Water Conservation Measures o
} Category Activity A Level 1 Level 2 | Level 3 Level 4 Level 5
Low Moderate High Very High Emergency
General watering | Buckets/cans ok | ek ok R | 2 hours X Recycled'_vgg_tg[ anly L X | Recycled water only
lawns and Hand held hoses gk R Not durning heat of the day R 2 hours R Aged and disabled only X X
gardens __|__u+ 15 mins on Sun and Wed = o ; - .
Water efficient drip ok | R Not during heat of the day R 2 hours X il L = = SN [ e S |
irrigation ' - —h
Sprinklers and fixed R Not during heat of the R 2 hours only X X X X
hoses day i LI || S i T g e |
Watering of newturf | R | Notduringheatofthe | R | Notduringheatoftheday | R | 2 hours X st T Tx
day
Public parks, Watering vegetation ak R Watering permitted for Cat | R As for Level 1 but for Cat 1 R Garden heds o—nly forcat [x | B [l . ==
gardens and 1 and 2 sites but not during only. Garden beds only for 1
facilities | heat of the day Cat2 L — o || SRR -
Vehicle washing Buckets ok ok | ak R Not durtng heat of the X Clean windows unly X Clean windows Env |
e day O W | SRy
Hand held hoses ekl R Not during heat of the day ‘ R 2 hours X X i i | X il :__
Washing down High pressure cleaner | ok | ek ' ok X _ X X
hard surfaces Hand held hoses A X X X X X
Private Filling ok | R With Council permission for | R | With Council permission for | X X i X
swimming pools ; N >5kL >5kL ol = — L B _Ju | |
Topping up | ok " ok | ok l R | Buckets only - no fixed X X 1
;' - 2 [ hoses = | N
Motel swimming | Filling ! ok R With Council permigsion for | R With Council permission for | R With Council perrmission X £ X
pools | i -~ = >5kL >5kL for >5kL
Topping up Lol ok | ok ok = I G0
Council Lawns and surrounds ok | R Lawn areas watered in R Lawn areas watered in R Lawn areas watered n X Pool closed? T Pool closed |
swimming pool ’ ‘ accordance with Level 1 accordance with Level 2 accordance with Level 3
[ bes = wa restrictions restrictions restrictions i )
Topping up 5% ey Y | ok e ok N T ] x| X
Evaporative Use of water for I ok ! ok | ok ak ok | R Business, commerciaf and
coolers cooling i i ! [ domestic aged and
! y | ; 1 disabled only
Water cartage Treated water for "ok | ok : SR I' ' R Forinternal domesticuse | R For internal domestic use | R Internal domestic use
stockanddomestic | ¢ | — l e W only only only - |
Treated water for all ok ok | ok X X X
other uses | e — s o P
Commercial and | General use (excl B | ok ok R Target 15% reduction in R Target 20% reduction in R Target 25% reduction in
industrial lawns and garden) S e I usage. usage usage
Landscaping {inci ok R Not during heat of the day R Hand held hoses only for 2 X X X
lawns and garden) » hours =
Irrigation of sports ok ; R 2 hours with approved R 2 hours with approved R Target 50% reduction In X | X
areas ! i Water Management Plan Water Management Plan usage l : B _ . -1
Key: Notes: ]
] Eﬁ&ﬁ&wmaﬁaﬂm 1. Restrictions apply to the use of Uralla and Bundarra town water.

| X = pannad at all times

2. Greywater and rainwater can be used at any time provided that rainwater tanks are not topped up from town supplies.

R = Restricted use only

3. A Water Management Plan may be approved to aliow the use of fixed sprinklers outside the nominated hours during Permanent and Level 1 restriction periods.

4. Any reference to 2 hours of restricted watering means between the hours of 6.00pm and 8.00pm during daylight saving and 5.00pm and 7.00pm at all other times.

5. Not during the heat of the day means not between 9.00am and 5.00 pm during daylight saving and 10.00 am and 3.00pm at other times.

b. Periods of water restrictions will be paliced by Council Officers. The maximum penalty under the Local Government Act for a breach of restrictions is $2,200 for corporations and $220 for individuals.

Drought Management Plan - Draft October 2014
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Emergency Response Strategies

In the event of severe water shortage 1t 1s assumed that external residential water use would be
stopped altogether by way of restrictions, and that indoor water use could also be reduced
through persuasive advertising and community education campaigns.

Emergency response strategies should only be considered when all other options have been
exhausted, and should be applied in conjunction with the application of level 5 water
conservation measures,

Water Carting

It is anticipated that water carting to Bundarra could be achieved using a single truck (eg. milk
tanker), however Uralla may require several large trucks or semi-trailers. In order to reduce
transportation times and costs, Bundarra could be supplied from Gilgai (if possible) and
Uralla could be supplied from Armidale.

Technical and financial assistance towards the cost of water cartage is available from the NSW
Minister for Water but is subject to quantities and cartage arrangements being agreed with
NOW. Further details regarding water carting are provided in the NOW document titled
“Drought Relief for Country Towns”.

Rationing

In association with Level 5 water conservation measures, voluntary rationing of indoor water
use will be strongly encouraged through persuasive advertising and community education.
Council has adopted a Level 5 residential water allowance (or target) of 150 L/person/day.
Feedback on how much water each household is using compared to the allowance will be
provided through the quarterly billing cycle. This puts the onus on each household to decide
what internal restrictions or water savings devices they will employ in order to achieve the
Level 5 residential water allowance.

Once Level 5 Restrictions are introduced Council will implement the following measures;

* Introduce investigation of properties claiming the use of recycled or alternate
sources of supply and, if the claims are valid, provide a Council approved sign at no
cost to the property owner verifying the inspection and alternate use;

+ Advise that the ban on evaporative air conditioners under level 5 restrictions
excludes, business, commercial and institutions and that exemptions will be
available to the elderly and infirm from the ban provided a doctors certificate,
attesting to the need for access to cooling for health related reasons, can be
provided,

¢ Commence monitoring water consumption at residential properties on a quarterly
basis and formally approach property owners where savings in treated water
consumption are not shown or other unusual consumption is indicated requesting an
explanation;

Drought Management Plan - Draft October 2014
Uralla Shire Council Page 18



Drought Management Action Plan
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¢ Mail out to all residential properties connected in the effected area one or two
shower timers to be used to encourage residents to reduce the period of time spent
showering.

+  Write to all businesses (including motels, schools and other institutions) in the
effected area which used more than 3.5 Megalitres of water in the previous financial
year and advise that they must undertake one of the following two options

1. Undertake initiatives that will reduce the consumption of treated water at each
particular business by at least 20% over the consumption figures for the business
in the previous financial year.

2. In cases where a business does not elect to undertake option (1) undertake an
independent water audit (Council will subsidise 50% of the cost of the audit to a
maximum of $3,000) to ascertain savings in water consumption that could be
made.

Drought Management Plan - Draft October 2014
Uralla Shire Council Page 19



Drought Management Action Plarn

Each business will be given 1 month to respond to Council’s initial letter with details of
what option they will be pursuing, and then a further 3 months to have put in place any initiatives
as per option (1) or a further 2 months to have completed a water audit as per option (2) and
provide Council with the results of the audit, what proposals mentioned in the audit will be
implemented, a time frame for doing so, and the reasons why some and/or all of the proposals
are not going to be implemented,

Drought Management Plan - Draft October 2014
Uralla Shire Council Page 20



Drought Management Action Plan

Definitions

Aged and Disabled Watering Exemption under Level 3 water restrictions is an exemption
granted to aged and disabled persons at an approved site for watering with a hand held hoses for
15 minutes only on Sundays and Wednesdays between the hours of 4.00pm and 8.00pm during
daylight saving time and 4.00pm to 6.00pm during Eastern Standard Time. A Council approved
sign supplied by Council is to be displayed at the site (visible form the street) while watering is
in operation. The person authorised under the exemption or any other persons at the site are not
permitted to use a bucket or watering can while the exemption is in place at the site.

Alternate Water Source means water from a bore, dam, stream, rainwater tank that is not
connected to the Council reticulated water supply, or recycled water.

Approved Alternate Water Source means an approved alternate water source approved by
Coungil.

Domestic Purposes means for internal household use.
Hand held hose means a hose fitted with a trigger nozzle that is only held by hand.
Fixed Sprinkler means sprinklers, micros rays, or misters fitted to a hose or pipe.

Drip irrigation system means an irrigation system that complies with the following
requirements;

+ Drippers must have a manufacturer’s discharge rating of not greater than 8L/hour at a
water pressure of 100kPa;

¢  The maximum rate of the complete irrigation system per property is 5 L/minute;

s+  The following devices must be those approved by Council and fitted at the appropriate
locations in a drip irrigation system;

‘1, Backflow prevention device
2. Automatic timer; and
3. 100kPa pressure reduction valve.

Use of Bucket or Can (when permitted under water restrictions). A bucket or can is to be
of no more than 20L capacity, is to be filled directly from a tap (or a length of hose of not
exceeding one metre in length connected directly to a tap) during the allocated watering time.
The bucket or can must only be decanted by way of tipping directly onto the garden, lawn, pool
or motor vehicle, and must not be decanted into another vessel or storage vessel prior to use. A
limit of only one bucket or can may be used during the allocated hours of watering at each
property or tenement (unit, villa or strata unit).

Water Restrictions means regulations introduced by Council to enforce restrictions of water
consumption to ensure that water supply can be maintained at levels consistent with good

Drought Mapagement Plan - Draft Oetober 2014
Uralla Shire Council Page 21



management practices, considering volume.
Dmg_qht@a_pagemenm ction Plan

Water Management Plan means a plan approved by Council for the approved hours and
method of on-site water use. The approved plan relates to a specific property and a sign provide
by Council must be displayed at the site for the duration of the plan.

Council Approved Sign means a sign approved and supplied by Council.
Compliance with Water Restrictions

Periods of water restrictions and use of appliances in accordance with water restrictions in place
will be policed by Council officers.

Under the Local Government Act 1993 the maximum penalty that may be applied for a breach
of imposed water restrictions is $2,200 for corporations and $220 for individuals.

Drought Management Plan - Draft October 2014
Uralla Shire Council Page 22



POST-DROUGHT ACTIONS

Post-Drought Evaluation & Revision

Once the drought has broken and water supply systems return to normal operating conditions, a
review needs to be undertaken of the effectiveness of the Drought Management Plan. The post-
drought evaluation should include:

+ A review of both supply side and demand side actions, including their effectiveness
and timing, should be undertaken for each system and documented.

« An assessment should be made of the impact of drought management actions
(including water conservation measures) on various stakeholders, including the
community.

+ An assessment of the jmpact of drought management actions on Council should also
be undertaken.

+ Community response to the imposition of various restrictions should be sought,
including feedback on the effectiveness of the Community Awareness Campaign, how
they managed the impacts of drought and any suggested changes / modifications to the
water conservation measures.

« TFeedback should also be sought from various government agencies and other
stakeholders, including local irrigators.

Based on this review of the previous drought and any feedback received, the Drought
Management Plan will need to be revised to include issues that were not previously considered
and potentially modified to improve the future management of droughts.

Regular Review & Update of the Plan

In addition to evaluation and revision after each period of drought, regular reviews of the
Drought Management Plan should be undertaken initially at least every 3 years. Plans should be
updated with the latest information on water supply systems, including any augmentations that
have occurred, changes to operating rules and up-to-date water consumption data and flow /
level monitoring data for water sources. Plans should also be updated after any major changes /
augmentations to water supply systems. Future revisions of the plans should consider climate
change projections developed by the CSIRO.

Drought Management Plan - Draft Ociober 2014
Uralla Shire Council Page 23



SUPPORTING ACTIONS & INITIATIVES

It is recommended that the following actions and initiatives be undertaken to improve the
effectiveness of the Drought Management Plan and overall supply security.

Urgent Actions

Discuss proposed emergency sources with adjoining Councils

Future Actions / Improvements.
Review Yield Study once it has been completed for Uralla and Bundarra.

Advertise the drought management plan and invite public comment.

Drought Management Plan - Draft October 2014
Uralla Shire Council Page 24






Uralla Shire Council

List of Public Parks, Gardens and Reserves showing categories for the application of water
restrictions in the draft Drought Management Plan.

Location Name Category - Comments
i Uralla Alma Park 1 Established gardens
Uralta Sporting Complex:
I s cricket/rugby oval and main 1
! soccer field
¢ Al other facilities 2
Fuller Park 2
g Gilmore Park 3 No town water
The Glen 3 No town water
Hampden Park 3
Mount Mutton 3 No town water
Creek adjoining Park and Duke Streets 3
Porter Park 2 Adjacent Council Offices
Rotary Park 3
Pioneer Park 1 Adjacent CBD
Uralla Creek 3
Bridge Street blisters 1 'n CBD
Bundarra Bundarra Park 2
Rural Kentucky Park 3 No town water
Wooldridge Fossicking Area g No town water
Racecourse Lagoon 3 No town water
Rifle Range Reserve 3 No town water
Saumarez Ponds 3 No town water







ATTACHMENT U

PLANNING PROPQOSAL
Under Section 55 of the EP&A Act

Draft Uralla Local Environmental Plan 2012
(Amendment No 3)
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Planning Proposal status

STAGE VERSICON / DATE
Blank until achieved
Draft 24/2/15

Reported to Council {section 55)

Adopted by Council and referred to Department of Planning
(sec 56(1))

Gateway Panel determination (sec 56 (2})
Revisions required : Completed
Public exhibition [where applicable)} (sec 57)
For Councilreview (sec 58 (1))

Adopted by Council for final submission to Department of
Planning (sec 58(2))

This Planning Proposal was prepared by Keiley Hunter Urban Planner in February
2015 as requested by the Planning Manager, Uralla Shire Council.

Council will carry out the statutory processing of the Planning Proposal.
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PLANNING PROPOSAL - URALLA FLOOD MAPPING
FEBRUARY 2015

PART 1

Objectives or Intended Outcomes

APKelley Hunter

1.1 Overview

This Planning Proposal was prepared under Section 55 of the Environmental Planning and
Assessment Act 1979 in relation to a proposed amendment to Uralla Local Environmental
Plan {ULEP 2012}.

The purpose of this report is to recommend that Council seek a Gateway Determination
from NSW Planning and Environment (P&E) requesting to place the Planning Proposal on
public exhibition.

The purpose of the Planning Proposal is to include an additional Flood Planning Map in the
ULEP that identifies land within a "Flood Planning Area”. The proposed mapping was
derived from the Rocky and Uralla Creeks Flood Sfudy. The proposed Flood Planning Map
relates to the Uralla town area and will be included in the Map Index and statutory
mapping that is part of the ULEP 2012.

The Flood Planning Map identifies land to which Part 6 Additional Local Provisions of the
ULEP 2012 applies. Currently, the Flood Planning Map {sheet FLD_001A) only applies to the
town of Bundarra. The Planning Proposal seeks to include a Flood Planning Map for the
town of Uralla.

The Rocky and Uralla Creeks Flood Study was adopted by Council on 23 June 2014, Figure
13 Design 1% AEP Flood Extents (see lllustration 1.1} of the Flood Study provides the base
mapping for the proposed Flood Planning Map for the town of Uralle.

The Flood Planning Area is based on the 1% AEP flood extent plus 0.5 m (500mm)
freeboard.

The key issues reported to Council arising from the Flood Study included ‘the end use of
this flood study will be the basis for setfing development controls’. Development on land
that is identified as “Flood Planning Area” on the Flood Planning Map is captured by
Clause 6.2 of the ULEP. which provides that:

(3) Development consent musf not be granted to development on land to which
this clause applies unless the consent authority is satisfied that the development:

a. is compatible with the flood hazard of the fand, and

b. is not likely to significantly adversely affect flood behaviour resulfing in
detrimental increases in the potential flood affectation of other
development or properties, and

DRAF] LEP AMENDMENT — URALLA LEP 2012 1
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C. Incorporates appropriate measures to manage risk to fife from flood,
and

d. is not likely to significantly adversely affect the environment or cause
avoidable erosion, siftation, destruction of riparian vegetation or a
reduction in the stability of river banks or watercourses, and

e. is nof likely to result in unsustainable social and economic costs to the
community as a consequence of flooding

It is noted that additional flcod controls will be drafted and included in Chapter 11 of the
Uralla Development Control Plan.

lllustration 1.1 1% AEP Flood Extents

DRAST LER AMENDMEN" — URALLA LEP 201
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Part 2

Explanation of Provisions

The intended outcome of the Planning Proposal will be achieved by including an
additional Flood Planning Map for the town of Uralla within the statutory mapping

associated with the Uralla Local Environmental Plan (ULEP) 2012.

The proposed Flood Planning Map will be referenced in the ULEP Map Index as “Flood
Planning Map Sheet FLD_004C". An illustration of the proposed map is shown below.

lllustration 2.1 Draft Flood Planning Map

-\ Uralla Local
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Part 3

Justification

3.1 Justification
Need for a Planning Proposal
Is the planning proposal a resulf of any strategic study or report?

Yes. The Planning Proposal has resulted from the findings of the Rocky and Uralla Creeks
Flood Study, prepared by Patterson Consultants Pty Ltd in 2014 and adopted by Council
on 23 June 2014,

Is the planning proposal the besf means of achieving the objectives orintended oufcomes,
or is there a befter way?

The Planning Proposal is the only statutory method of amending the ULEP 2011 to enable
the inclusion of an additional Flood Planning Map.

Relationship to strategic planning framework.

Is the planning proposal consisfent with the objectives and actions of the applicable
regional or sub-regional strategy (including the Sydney Metropolifan Strafegy and
exhibited draft strategies)?

The New England North West Strategic Regional Land Use Policy was prepared in
September 2012 and applies to the land. The policy focuses on mineral resources and
agriculture and is not particularly relevant to the subject rezoning.

The proposal is consistent with applicable Section 117 directions ({see below).

Is the planning proposal consistent with the council’s local sirategy or local strategic plan?

The New England Development Strategy (NEDS) was prepared to identify land use
planning objectives and strategies to guide growth and change in the Uralia Local
Government Area. The Strategy was adopted by Council in April 2010 and was prepared
as context for the preparation of the standard template LEP conversion which is now the
ULEP 2012

The Planning Proposal is consistent with Section 9.2 Natural hazards and land capability
{pages 76 and 77) of the NEDS as follows:

¢ Policies

DRAFT L2P AMENDMENT ~ URALLA LEP 2012 4
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v Adopt a consistent flood standard for the Sub-region, in accordance with
floodplain management studies and the NSW Floodplain Development
Manual.

v Recognise the need to appropriately consider bushfire, flooding and salinity
as natural hazards in LEP provisions.

s Strategic Actions

v Upgrade and maintain spatial information systems on natfural hazards for
planning overiay maps to be included in proposed LEP provisions

o Include all available data relating to floodways and land subject to
inundation within urban zonings as overlays.

The NEDS also recommends identifying flood constraints relevant to urban infil
development ‘some flood prone areas along Uralla Creek (that] are unsuitable for
intensification’ (page 42).

The Planning Proposal is consistent with the NEDS in that the Flood Planning map for Uralla
is an overlay based on the findings of the Rocky and Uralla Creeks Flood Study. The Flood
Study was prepared in accordance with the NSW Floodplain Development Manual. The
ULEP already includes Flood Planning provisions and Clause 6.2 and ¢ Flood Planning Map
for Bundarra.

Is the planning proposal consistent with applicable State Environmental Planning Policies
(SEPP)?
There are no SEPPs relevant to this Planning Proposal.

Is the Planning Proposal consistenf with applicable Ministerial Directions (Secfion 117
Directions)?

The PP is consistent with the applicable 117 Directions below.

1. Employment and Resources
1.1 Business and Industrial Zones
RELEVANT TO PLANNING PROPOSAL  Yes

APPLICATION This direction applies when a relevant planning authority
prepares a PP that will affect land within an existing or
proposed business or industrial zone (iIncluding the
alteration of any existing business or industnal zone

; boundary)

CONSISTENCY Yes.
The PP affects all zoned land in the town of Urallg.

1.2 Rural Zones
RELEVANT TO PLANNING PROPOSAL Yes

DRAFT LEP AMENDMENT — URALLA LEP 2012 5
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APPLICATION

CONSISTENCY

PLANNING PROPOSAL - URALLA FLOOD MAPPING
FEBRUARY 2015

This direction applies when a relevant planning authority
prepares a PP that wili aifect land within existing or
proposed rural zone {including the alteration of any
existing rural zone boundary

Yes

The PP does not rezone land or contain provisions that will
increase the permissible density of land within a rural zone
(other than land within an existing town or village).

1.3 Mining, Petroleum Production and Exiractive industries

RELEVANT TO PLANNING PROPOSAL
1.4 Oyster Aquaculture

RELEVANT TC PLANNING PROPQOSAL
1.5 Rural Lands

RELEVANT TO PLANNING PROFPOSAL
2. Environment and Heritage

2.1 Environment Protection Zones
RELEVANT TO PLANNING PROPOSAL
2.2 Coastal Protection

RELEVANT TO PLANNING PROPOSAL

2.3 Heritage Conservation
RELEVANT TO PLANNING PROPOSAL

2 4 Recredation Vehicle Areas
RELEVANT TO PLANNING PROPOSAL

3. Housing, Infrastrecture and Urhan Devels

3.1 Residential Zones
RELEVANT TO PLANNING PROPOSAL
APPLICATION

CONSISTENCY

No

No

No

No

No

No

No

mant

Yes

This direction applies when a relevant planning authority
prepares a planning proposal that will affect land within:

{a) an existing or proposed residential zone (including
the alteration of any existing residential zone boundary),

{b} any other zone in which significant residential
development is permitted or proposed to be permitied.

The subject PP is inconsistent with this direction however
the inconsisiency is minor and is justified by an adopied
flood study.

3.2 Caravan Parks and Manufactured Home Estates

RELEVANT TO PLANNING PROPOSAL

3.3 Home Oc¢cupations

DRAFT LEP AMENDMENT — URALLA LEP 2012
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RELEVANT TO PLANNING PROPOSAL
3.4 Integrating Land Use and Transport
RELEVANT TO PLANNING PROPOSAL

PLANNING PROPOSAL — URALLA FLOOD MAPPING
FEBRUARY 2015

No

No

3.5 Development Near Licensed Aerodrome

RELEVANT TO PLANNING PROPOSAL
3.4 Shooting Ranges

RELEVANT TO PLANNING PROPOSAL
4, Hozords and Risk

4.1 Acid Sulfate Soils

RELEVANT TO PLANNING PROPOSAL

No

No

No

4.2 Mine Subsidence and Unstable Land

RELEVANT TO PLANNING PROPOSAL
4.3 Flood Prone Land

RELEVANT TO PLANNING PROPOSAL
OBJECTIVES

WHEN THIS DIRECTION APPLIES

APPLICATION

A planning proposal must include
provisions that give effect to and are
consistent with the NSW Flood Prone
Land Policy and fhe principlies of the
Floodpiain Development Manual
2005 (including the Guideline on
Developmenf Controls on Low Flood
Risk Areaqs).

A planning proposal must not rezone
land within the flood planning areas
from Special Use, Special Purpose,
Recreation, Rural or Environmental
Profection Zones to a Residential,
Business, Industrial, Special Use or
Special Purpose Ione.

DRAFT LEF AMENMDMENT — URALLA LEP 2012

No

Yes

{a) to ensure that development of flood prone land is
consistent with the NSwW Government's Flood Prone
Land Policy and the principles of the Floodplain
Development Manual 2005, and

(b) to ensure that the provisions of an LEP on flood prone
land is commensurate with flood hazard and includes
consideration of the potential flood impacts both on
and off the subject land.

This direction applies when a relevant planning authority
prepares a planning proposal that creates, removes or
alters a zone or a provision that affects flood prone land.

The Uralla and Rocky Creeks Flood Study (Patterson 2014)
was prepared in accordance with the NSW Flood Prone
Land Policy

Consistent,



A elley Hunter

A planning proposal musf not
contain provisions that apply fo the
flood pianning areas which:

» permif development in loodway
areas,

* permit development that will
result in significant flood impacts
to other properties,

» (c) permit a significanf increase
in the development of thaf iand,

s (d) arelikely to resultin a
substantiaily increased
requirement for governmeni
spending on flood miligation
measures, infrastructure or
services, or

s permit development to be
carried out without development
consent excepf for the purposes
of agricullure (not including
dams, drainage canals, levees,
buildings or structures in
floodways or high hazard areas),
roads or exempf development.

A planning proposai must not
impose flood related developmenf
controls above the residential flood
planning level for residential
development on land, unless a
relevant planning authority provides
adequale justification for those
conirols to the satisfaction of the
Director-Generatl (or an officer of the
Department hominated by the
Director-General).

For the purposes of a planning
proposal, a relevant planning
auvthority must nof determine a flood
planning level that is inconsistent
with the Floodplain Development
Manual 2005 (including the
Guideline on Development Controls
on Low Flood Risk Areas) unless a
relevanf planning authority provides
adequate jusfificafion for the
proposed deparifure from that
Manual to the satisfaction of fhe
Director-General (or an officer of the
Depariment nominated by the
Director-Generai).

CRADT LEP AMENDMENT — URALLA LEP 2012
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Consistent,

The Planning Proposal give effects to the Flood Planning
provisions af Clause 6.2 of the ULEP 2011 by identifying
land aoffected by the 1% AEP flood extent

Consistent.

Consistent.

The proposed Aood Planning Map is based on the
mapping and findings of the Uralla and Rocky Creeks
Flood Study (Patterson 2014) which was prepared in
accordance with the NSW Flood Prone Land Policy.
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4.4 Planning for Bushfire Profection

RELEVANT TO PLANNING PROPOSAL  No

5. Regional Planning

5.1 Implementation of Regional Strategies

RELEVANT TO PLANNING PROPOSAL  No

5.2 Sydney Drinking Water Catchments

RELEVANT TO PLANNING PROPOSAL No

5.3 Farmland of State and Regional Significance on the NSW Far North Coast
RELEVANT TO PLANNING PROPOSAL  No

5.4 Commercial and Retail Development along the Pacific Highway, North Coast
RELEVANT TO PLANNING PROPOSAL  No

5.8 Second Sydney Airport: Badgerys Creek

RELEVANT TO PLANNING PROPOSAL  No

é. Locg! Plan Making

6.1 Approval and Referral Requirements

CONSISTENCY Substantially consistent with this direction.
4.2 Reserving Land for Public Purposes

CONSISTENCY PP does not involve land reserved for public purposes.

DRAF! LEP AMENDMENT — URALLA LEP 2072 Q
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3.2 Environmental, Social and Economic Impact

Is there any likelihood that crifical habitat or threatened species, populations or ecological
communities, or their habitats, will be adversely affected as a result of the proposal?

No. The Planning Proposal will have no adverse effects on critical habitat or threatened
species, populations or ecological communities, or their habitats.

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

The Planning Proposal will have a positive effect on the way in which flood prone land is
managed by identifying land as o “Flood Pianning Area”. Development proposals
involving land identified as “Flood Planning Area” require consideration and consistency
with the provisions of Part 6.2 of the ULEP.

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

The Planning Proposal will have a positive social and economic effect by identifying land
within the 1% AEP flood extent to which the provisions of Clause 6.2 of the ULEP apply.
Clause 6.2 requires that a consent authority must considered flood affects to life and
property when assessing development within the flood planning area.

3.3 State and Commonwealth Interests
Is there adequate public infrastructure for the planning proposal?
Net applicable.

What are the views of stafe and Commonweadalth public authorities consulted in
accordance with the Gateway defermination?

NSW Planning and Environment will indicate their views during the Gateway determination
of the proposal. Consultation will occur with other state agencies following Gateway
assessment and/or determination.

DRAS] L2 AMENDMENT — URALLA LEP 20712 10
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Part 4
Mapping

Proposed Flood Planning Mapping to be included in the ULEP is shown at llustration 2.1 of
this report.

Part 5

Community Consultation

In accordance with Section 57 (2) of the EP&A Act 1979, this Planning Proposal must be
approved under a Gateway determination prior to community consultation being
undertaken by Council.

Pursuant to “A guide fo preparing local environmental plans”, the subject proposal meefs
the criteria and definition of being a low impact planning proposal given that the Planning
Proposal will give effect to the recommendations of a Council adopted Flood Study.

It is proposed for this Planning Proposal should be exhibited for a period of fourteen (14)
days.

DRAFT LEP AMENDMENT — URALLA LEP 2012 11
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Part 6

Project Timeline and Conclusion

6.1 Project Timeline
Planning Proposal Process Outline
Estimated timeframe 2015
F M A M J A S

Report to Councit / Resolution to refer to department for X
Gateway determination

Refer to Department of Planning and Environment X
Complefion of additional information X X
Government agency consultation X X
Commencement and completion of public exhibition X

Public hearing (if required)

Consideration of submissions X

Post submission amendments (if required) X
Department to finaiise LEP X X

Date of {(making} amendment to LEP

6.2 Conclusion

The subject Planning Proposal is the logical conclusion to the recommendations of the
adopted Rocky and Uralla Creeks Food Study. The Planning Proposal is a simple draft LEP
amendment and seeks to include an additional Flood Planning Map for the Uralla town
area into the Map Index and statutory mapping that is part of the ULEP 2012.

The proposed Flood Planning Map for Uralla provides a clear illustration of the land that is
affected by the 1% AEP flood extents.

As demonstrated in this report, the proposalis consistent with the objectives of the relevant
Section 117 Ministerial Directions, Council’s Strategic Planning reports and relevant State
Environmental Planning Policies.

It is recommended that Council seek a Gateway Determination from NSW Planning and

Environment (P&E} requesting permission to place the Planning Proposal on public
exhibition.

BRAST L2P AMENDMENT — URALLA LEP 2072 12
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Planning Proposal status

STAGE VERSION / DATE
Blank until achieved
Draft 01/03/15

Reported to Council {section 55)

Adopted by Council and refemed to Department of
Planning (sec 54{1})

Gateway Panel determination (sec 56 (2))
Revisions required : Completed
Public exhibition {where applicable} (sec 57)
For Council review (sec 58 (1))

Adopted by Council for final submission to Department of
Planning (sec 58(2))

This Planning Proposal was prepared by Keiley Hunter Urban Planner in March
2015 as requested by the Planning Manager, Uralla Shire Council.

Council will carry out the statutory processing of the Planning Proposal.
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PART 1

Objectives or Infended Ouicomes

Aeley Hunter

1.1 Overview

This Planning Proposal was prepared under Section 55 of the Environmental Planning and
Assessment Act 1979 in relation to a proposed amendment to Uralla Local Environmental
Plan (ULEP 2012).

The purpose of this report is to recommend that Council seek a Gateway Determination
from NSW Planning and Environment (P&E) requesting to place the Planning Proposal on
public exhibition.

This Planning Proposal applies to all relevant rural, residential (RS Large Lot) and
environmental zoned land located in the Uralla Local Government Ared.

There are two draft LEP amendments that are proposed in this Planning Proposal:

1. Boundary Adjustments
To include the ‘standard' LEP rural and environmental boundary adjustment
clause in the ULEP 2012. The boundary adjustment clause provides flexibility for
boundary adjustment subdivisions. The proposed clause replaces the variation
provisions previously found in the repealed State Environmental Planning Policy
[SEPP} 1 Variations to Development Standards.

2. Detached Dual Occupancy Dwellings
To expand permissible uses within rural and environmental zones to include
detached dual occupancies with certain restrictions. The intended outcome is to
permit detached dual occupancies within the RU1, RU2, E3 and E4 Zones while
ensuring that they remain in close proximity to the primary dwelling, share the
same access and remain on the same title.

1.2 Background

Rural detached dual occupancy dwellings and rural boundary adjustment subdivisions
were previously permissible with consent subject to justification and, in the case of
boundary adjustments of land below the minimum rural lot size, a SEPP 1 variation.

The State Environmental Planning Policy (Exempt and Complying Development Codes)

2008 (Codes SEPP} provides for certain rural boundary adjustment subdivisions to be
exempt development, however, there are exclusions to this exemption, including:

RATT TP AMENDMINT- URALLA LEP 20172 1
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* lots that are wholly mapped as heritage items; and
* rural boundary adjustments that are not considered to be minor.

Therefore the Codes SEPP does not provide for all potential boundary adjustment
subdivisions and LEP provisions that are required.

The subject Planning Proposal seeks to amend the ULEP 2012 to include appropricte
provisions to enable rural detached dual occupancies and boundary adjustment
subdivisions of ‘undersized’ rural lots within RU1, RU2, E3 and E4 zoned land.

A review of surounding Councils shows that there is a genuine and justifiable need for
detached rural dual occupancy dwellings and flexibiity when dealing with rural
boundary adjustment subdivisions.

Detached rural dual occupancy dwellings in rural and environmental zones are
necessary for the following key reasons:

+ To provide a degree of separation between dwellings to allow for privacy for
“intergenerational™ occupants.

« The use of ‘rural workers dwellings’ provisions can be unwieldy in terms of
justification of the need for additional rural worker's accommodation and require
costly supporting studies such as agricultural viability and agronomists repors.

* In many cases, the need for additional farm dwellings in simply to accommodate
family members within an ‘intergenerational’ property.

Traditional reascns against the use of detached duat occupancies in rural areas have
been:

Raising expectations of future subdivision to separate rural dwellings:
Impacts from additional road access driveways;

Loss of agricultural land; and

Increase in value of agricultural land as a result of built improvements.

Additional controls to manage detached dual occupancy dwellings will be included in
the Uralla Development Control Plan and will require:

» Consolidation of separate land parcels so that the primary dwelling and the
detached dual occupancy dwelling are located within a single Iot.

* Access to the primary dwelling and the detached dual occupancy dwelling via a
single (existing) access driveway and single point of access location of a public
road.

« Justification for the separation distance between the proposed detached dual
and the primary dwelling.

DRATTIEF AMINDMINT - URAILA F2 2012 2
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Part 2

Explanation of Provisions

The objectives of the Planning Proposal will be achieved by an amendment to the Urallo
LEP 2012.

Boundary Adjustment Provision

It is proposed to include an additional provision fo enable boundary adjustments of land
that is already below the minimum lot size within the RU1, RU2, RS, E3 and E4 zones.

The draft provision and an explanation is provided below.

PROPOSED NEW LEP PROVISION:
4.2C Excepfions to minimum subdivision lot size for boundary adjustments

1. The objective of this clause is to permit the boundary between 2 or more lots fo be
altered in certain circumstances, to give landownets a greater opportunity to
achieve the objectives of a zone.

2. This clause applies to land in the following zones:
a) Zone RU1 Primary Production,
b) Zone RU2 Rural Landscape,
¢) Zone R5 Large Lot Residential,
d) Zone E3 Environmental Management,
g) Zone E4 Environmental Living.

3. Despite clause 4.1(3), development consent may be granted to the subdivision of 2
or more adjoining lots, being land to which this clause applies, if the consent authority
is safisfied that the subdivision:

a) wil not result in an increase in the number of lots, and

by wil not result in an increase in the number of dwellings on, or dwellings that may
be erected on, any of the lots, and

¢) will not adversely impact on the long-ferm agricultural production potential or
environmental values of the lots and the surrounding locality.

4, In determining whether to grant development consent for the subdivision of land
under this clause, the consent authority must consider the following:

a) the existing uses and approved uses of other land in the vicinity of the sulbodivision,

b) whether or not the subdivision is likely to have & significant impact on iand uses
that are likely to be prefered and the predominant land uses in the vicinity of the
development,

DRATTITP AMENDMENT - URAITA TP 2012 3
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c) whether or not the subdivision is likely to be incompatible with a use referred 1o in
paragraph (a) or {b),

d) whether or not the subdivision is likely to be incompatible with a use of land in any
adjoining zone,

e} any measures proposed by the applicant to avoid or minimise any incompatibility
referred to in paragraph (c) or (d),

f) whether or not the subdivision is appropriate having regard to the natural and
physical constraints affecting the land,

g) whether or not the subdivision is likely to have an adverse impact on the
environmental values or agricutiural viability of the land.

5. This clause does not apply in relation to a subdivision under the Community Land
Development Act 1989, the Strata Schemes (Freeheld Development] Act 1973 or the
Strata Schemes {Leasehold Development) Act 1986.

Explandtion of each subclause

1. Explains the objectives of the provisions.

2. Defines which zones to which the proposed provisions apply.

3. Indicates that despite minimum lot size provisions contained in the plan,
subdivision of undersized allotments may occur where Council is satisfied
that no additional dwelling entiflement would be created and the
potential for land use conflicts are nof increased.

4. Council must also be satistied that E3 and E4 zoned land will not be
detimentally impacted by the adjustment.

Detached Dual Occupancy Provision
Definitions:

Dual occupancy (detached) means two (2] detached dwellings on one lot of
land, but does not include o secondary dwelling.

Dual occupancy means a dudl occupancy (attached) or ¢ dual occupancy
(detached).

Presently, dual occupancies (attached) are permitted with consent in the RU1, RU2 and
E4 zone. Duadl occupancies {attached and detached) are permitied with consent in the
R5 Large Lot Residential zone.

The ULEP 2012 dlready contains minimum iot size provisions relating 1o sulbdivision of land,
therefore, prohibiting the severance of detached dual cccupancy dwellings by
subdivision of iand into iofs of below the minimum size for that land, Any other planning
controls relating to dual occupancy development are to be provided in the Uralla DCP,
as mentioned earlier,

Presently, rural dual occupancies are required to be attached through the use of
covered walkways, adjoining garages and other mechanisms for compliance. The

DRAFT TP AMINDMINT - LRALLA TF 2012 4
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AFAelley Hunter

proposed amendment will enable separation between dual occupancy dwellings
provided both dwellings share a single access and are located within the one |of.

Presently, only dwelling houses are permitted with consent in the E3 Environmental
Management zone. The Planning Proposal seeks to permit dual occupancies (attached
or detached) in the E3 zone.

The objectives of the Planning Proposal in relation to detached dual occupancy
development within rural and environmental zoned land can be achieved by:

s+ Removing "Dual occupancies (attached)"” from the Land Use Table for RUT, RU2
and E3 zoned land as a use that is permitted with consent ; and

s Including “Dual occupancies” in the Land Use Table for RU1, RU2, E3 and E4 zoned
land as a use that is permitted with consent.

DRATT LEP AMENDMENT - URALTA I[P 2012 5
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Part 3

Justification

3.1 Justification
Need for a Planning Proposal

Is the planning proposal a result of any strategic study or report?
No.

Boundary adjustment subdivisions resulting in lots below the minimum rural lot size were
previously dependent on a SEPP 1 variation to Clause 12A of the Uralla LEP 1988, SEPP 1
variations were removed with the implementation of the Standard Instrument LEP.
Council’s intention in preparing the ULEP 2012 was to complete a best fit fransfer of the
old LEP intc the new format. This new provision complies with Council's intent and is
based on similar approved LEP provisions for boundary adjustment subdivisions that have
been adopted by other regional local government arecs.

The need for detached dual occupancy dwellings in rural areas has been identified
through the operation of the current ULEP since it came into force in 2012.

Additional detached dwellings within rural land is a traditionat land use that can be
readily managed by existing LEP provisions and the adoption of specific DCP conirols
relating to access and lot consolidation.

Is the planning proposal the best means of achieving the objectives or intended
oulcomes, oris there a betfer way?

The Planning Proposal is the best way to achieve the intended outcomes.

Is there a nef community benefit?

There is a net community benefit by ensuring boundary adjustments are permissible. This
is important where boundary adjustments are necessary for farm management purposes
or to enable development to occur in a logical manner.

Removing the requirement for dual occupancy dwellings o be attached in rural and
environmental areas will benefit the community by enabling appropriate separation
between rural households. Farm dwellings have traditionally be located nearby the
main house to maintain a practical pedestrian connection between dwellings and to
share resources such as gardens, fowl yards, orchards and outbuildings, however it is
impractical to require aitachment of those dwellings. Spatial separation is a practical
means of providing privacy between households and maintaining the rural character of
the landscape.

DRAFT LEP AMENDMINT - URALLA [P 2012 6
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implications of not proceeding at this fime

Should the LEP amendment not proceed at this time, Council is unable to assess and
determine logical boundary alteration subdivisions that do not meet the criterio of the
Codes SEPP or to consider applications for detached dual occupancies within rural and
environmental zoned land.

Relationship to strategic planning framework.

Is the planning proposal consistent with the objectives and actions of the applicable
regional or sub-regional strategy (including the Sydney Mefropolitan Strategy and
exhibited draft strategies)?

The New England North West Strategic Regional Land Use Policy was prepared in
September 2012 and applies to the land. The policy focuses on mineral resources and
dgriculture and is not particularly relevant to the subject rezoning.

The proposal is consistent with applicable Section 117 directions as shown later in this
report.

Is the planning proposal consistent with the council’'s local strategy or local strategic
plan?

The New England Development Strategy (NEDS) was prepared to identify land use
planning objectives and strategies to guide growth and change in the Uralla Local
Government Area. The Strategy was adopted by Council in April 2010 and was
prepared as context for the preparation of the standard template LEP conversion which
is now the ULEP 2012

The Planning Proposal is consistent with the objectives of the NEDS for subdivision in rural
areas to provide for flexibility in overall land use management and to consider a farm
adjustment clause in the ULEP. Rural boundary adjustments are often necessary for
efficient farm management purposes or to facilitate estate planning.

‘Strategic Actions- Planning provisions for development in rural areas’ of the NEDS
includes developing policies for dwellings erected in conjunction with intensive
agricultural production. The Planning Proposal will enable additional detached dwellings
within agricultural land.

The NEDs also identified the trend towards smaller household sizes, indicating that more
dwellings are required to house fewer people per dwelling. This frend occurs across
urban and rural dwellings alike.

Is the planning proposal consistent with applicable Stafe Environmental Planning Policies
(SEPP)?
The Planning Proposal is consistent with the SEPP Rural Lands {2008) as follows:

DRAFTITP AMINDMINT - URAITA FP 2012 7
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The aim of the SEPP is to facilitate the orderly and economic use and
development of rural lands for rural and related purposes. This SEPP does not
directly relate to LEP amendments or Planning Proposals, however it does provide
a numbker of 'Rural Planning Principles’ to be considered when Qssessing
development applications.

The rural ptanning principles are listed and addressed below:

(a) the promotion and protection of opportunities for current and potential
productive and sustainable activities in rural areas.

(b) recognition of the importance of rurdl lands and agriculture and the
changing nature of agriculture

{c) recognition of the significance of rural land uses to the state and rural
communities, including the

(d)in planning for rural lands tfo balance the social economic and
environmental interests of the community

fe) the identification and protection of natural resources, having regord to
maintaining  biodiversity, the protection of native vegetation, the
importance of water resources and avoiding consfrained land;

(f] the provision of opportunities for rural lifestyle, settlement and housing that
contribute to the social and economic welfare of rural communities;

(g} the consideration of impactfs on services and infrastructure and
appropriate location when providing for rural housing:

fh) ensuring consistency with any applicable regional strategy of the

department of planning or any applicable local strategy endorsed by the
director general.

The Planning Proposal meets the Rural Planning Principles in the following ways:

DRATT

The proposed boundary adjustment clause requires the consent authority to
consider whether or not the subdivision is likely to have an adverse impact on the
environmental values or agricultural viability of the land.

The proposed amendment will not result in any addition rural housing or
subdivision entitlements as the amendments do not alter minimum lot size for
subaivision or dwellings.

The proposed boundary adjustment clause requires consideration of whether
subdivision is appropriote having regard to the natural and physical constraints
affecting the land.

The proposal balances the social, economic and environmental interests of the
community by enabling boundary adjustment subdivisions for improved land
management opportunities for rural land holders where no adverse environmental
impact will occur. Providing for detached, rather than attached rural dual

P AMENDMENT - LRATIA TR 2012 8
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occupancy dwellings will increase the range of rural housing options permitted
within rural zones.

The SEPP also provides the following Rural Subdivision Principles:
{a) the minimisation of rural land fragmentation

(b) the minimisation of rural land use conflicts, particularly between residential land
uses and other rural land uses

(c) the considerafion of the nature of existing agricuftural holdings and the existing
and planned future supply of rural residential land when considering fot sizes for
rural lands

(d) the consideration of the natural and physical constraints and opportunities of land

(e) ensuring that planning for dwelling opportunities fakes account of those
constraints

As stated previously the amendment includes provisions to minimise potential land use
conflicts. The Planning Proposal will allow for subdivision of rural and environmental
zoned land only where it will not result in additional dwelling enfitlements or land use
conflicts. The amendment includes provisions to ensure that boundary adjustment
subdivision occurs in a manner that is compatible with surrounded land uses.  Existing
legislative requirements (S79C EP&A Act) requires consideration of natural and physical
constraints when assessing development applications.

The proposed amendment will not affect the planned release of rural or environmental
zoned land, rather it enable land to subdivided in a manner that supports logical rural
land management practices.

It is therefore considered that the Planning Proposal is generally consistent with the
principles of the SEPP {Rural Lands) 2008.

Is the Planning Proposal consistent with applicable Ministerial Directions (Section 117
Directions)?

The Planning Proposal is consistent with the applicable 117 Directions as shown in the
table below:

TABLE OF CONSISTENCY WITH 117 DIRECTIONS

1. Employment ond Resouices

1.1 Business and Industrial Zones

RELEVANT TO PLANNING PROPOSAL No

1.2 Rural Zones

RELEVANT TO PLANNING PROPOSAL Yes

APPLICATION This direction applies when a relevant planning authonty

DRAFT LEP AMFNDMENT - URALTA TP 2017 Q
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ptepares a PP that will affect land within existing or
proposed rural zone {including the alteration of any
existing rural zone boundary

Yes

The PP does not rezone land or contain provisions that will
increase the permissible density of land within a rural
Zone.

1.3 Mining, Petroleum Production and Extractive Industries

RELEVANT TO PLANNING PROPOSAL
1.4 Oyster Aquaculiure

RELEVANT TO PLANNING PROPOSAL
1.5 Rural Lands

RELEVANT TO PLANNING PROPOSAL
APPLICATION

CONSISTENCY

2, Environment and Heritage

2.1 Environment Protection Zones
RELEVANT 1O PLANNING PROPQOSAL
APPLICATION

CONSISTENCY

DRAFTITP AMINDMINT - URATLA TP 2017

No

No

Yes

This direction applies when a relevant planning authority
prepares a Planning Proposal that will affect land within
an existing or proposed rural or environment protection
zone (including the alteratton of any existing rural or
environment protection zone boundary).

Yes

A planning proposal must be consistent with the Rural
Planning Principles listed in State Environmental Planning
Policy (Rural Lands) 2008.

The Planning Proposal is consistent with the Rural SEPP as
demonstrated in this report.

Yes

This direction applies when a relevant planning authority
prepdres a Planning Proposal,

A Planning Proposal must include provisions that facilitate
the protection and conservation of environmentally
sensitive areqs.

A Planning Proposal that applies to land within an
environment protection zone or land otherwise identified
for environment protection purposes in a LEP must not
reduce the environmental protection standards that
apply to the land (including by modifying development
standards that apply to the land).

Yes

The Planning Proposal does not reduce current
environmenial protection standards and includes
consideration of whether or not boundary adjustment
subdivision is appropriate having regard to the natural
and physical constraints affecting the land.
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2.2 Coastal Protection
RELEVANT TO PLANNING PROPOSAL  No
2.3 Heritage Conservation
RELEVANT TO PLANNING PROPOSAL  No
2.4 Recreation Vehicle Areas
RELEVANT TO PLANNING PROPOSAL  No
3. Housing, infrastructure and Urban Development
3.1 Residential Zones
RELEVANT TO PLANNING PROPOSAL  Yes
APPLICATION This direction applies when a relevant planning authority

prepares a Planning Proposal that will affect land within

(@)

an existing or proposed residential zone (including

the alteration of any existing residential zone boundary},

(b)

any other zone in which significant residential

development is permitted or proposed to be permitted.

CONSISTENCY The proposed boundary adjiustment clause applies to R5
Large Lot Residential zoned land. The Planning Proposal
does not include any conservation provisions, however,
this is considered to be of minor significance.

Detached dual occupancies are permitted with consent
in the R5 zone under the cutrent LEP provisions.

3.2 Caravan Parks and Manufactured Home Estates

RELEVANT TO PLANNING PROPOSAL No
3.3 Home Occupations

RELEVANT TO PLANNING PROPOSAL No
3.4 Integrating Land Use and Transport
RELEVANT TO PLANNING PROPOSAL No

3.5 Development Near Licensed Aerodrome

RELEVANT TO PLANNING PROPOSAL No
3.4 Shooting Ranges

RELEVANT TO PLANNING PROPOSAL No
4. Hozgrds anc Risk

4.1 Acid Sulfate Soils

RELEVANT TO PLANNING PROPOSAL  No
4.2 Mine Subsidence and Unstable Land
RELEVANT TO PLANNING PROPOSAL  No
4.3 Flood Prone Land

DRAFT I P AMENDMENT - URATLA LLF 2017
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RELEVANT TO PLANNING PROPOSAL  No
4.4 Planning for Bushfire Protection
RELEVANT TO PLANNING PROPOSAL  Yes
APPLICATION This direction applies when a relevant planning authority

prepares a Planning Proposal that will affect, or is in
proximity to iand mapped as bushfire prone land.

CONSISTENCY Yes

Development for detached dual occcupancy dweliings
and boundary adjustment subdivisions within bushfire
prone land will be subject to assessment against Planning
for Bushfire Protection 2006.

5. Regional Planning

5.1 Implementcation of Regional Sirategies

RELEVANT TO PLANNING PROPOSAL  No

5.2 Sydney Drinking Water Catchments

RELEVANT TO PLANNING PROPQOSAL No

5.3 Farmiand of Stale and Regional Significance on the NSW Far North Coast
RELEVANT TO PLANNING PROPOSAL  No

5.4 Commercial and Retail Development along the Pacific Highway, North Coast
RELEVANT TO PLANNING PROPQOSAL  No

5.8 Second Sydney Airport: Badgerys Creek

RELEVANT TO PLANNING PROPOSAL No

é. Local Plan Making

6.1 Approval and Referral Requirements

CONSISTENCY Substantially consistent with this direction
4.2 Reserving Land for Public Purposes

CONSISTENCY FP does not nvolve land reserved for public purposes.

3.2 Environmental, Social and Economic Impact

Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitafs, will be adversely affected as a result of the
proposal?

No. The Planning Proposal will have no adverse effects on critical habitat or threatened
species, populations or ecological communities, or their habitats. Development
Applications for boundary alterations or detached dual occupancies will be subject to
normal merit assessment.

DRATT TP AMINDMINT - LRAITA TP 2017 12
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Are there any other likely environmental effects as a result of the planning proposal and
how are they proposed fo be managed?

It is unlikely that the Planning Proposal will result in any adverse environmental impacts.
Development applications received under the proposed new provisions will require
appropriate consideration of the potential for impacts to environmentai values of the
land and the natural and physical censtraints of the land.

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

Yes, the Planning Proposal will enable logical boundary adjustment subdivisions to occur
that, in some cases, will facilitate appropriate social and economic outcomes, for
example, farm adjustments for estate planning purposes.

Beneficial social and economic impact will arise from increasing the range of permissible
housing choices in rural aregs.

3.3 State and Commonwealth Interests
Is there adequate public infrastructure for the planning proposal?

There are no additional infrastructure reguirements arising from the Planning Proposal.

What are the views of stafe and Commonweaith public authorilies consulted in
accordance with the Gateway defermination?

NSW Planning and Environment will indicate their views during the Gateway
determination of the proposal. Consultation will occur with other state agencies
following Gateway assessment and/or determination.

DRAFTICP AMINDMINT - URALLA TEP 2012 13
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Part 4

Mapping

There are no amendments to the ULEP mapping required for the subject Planning

Proposal.
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Part 5

Community Consultation

In accordance with Section 57 (2) of the EP&A Act 1979, this Planning Proposal must be
approved under a Gateway determination prior to community consultation being
undertaken by Council.

Pursuant to “A guide to preparing local environmentat pfans”, the subject proposal
meets the following definition of being a low impact Planning Proposal:

A ‘low' impact planning proposal is a planning proposal that, in the opinion of the
person making the Gateway determination is:

« consistent with the patfern of surrounding land use zones and/or land uses

« consistent with the strategic planning framework

+ presents no issues with regard to infrasfructure servicing

+ not a principal LEP

» does not reclassify public land.

It is proposed for this Planning Proposal should be exhibited for a period of fourteen (14)
days.

DRAFT [ TP AMENDAMINT - URALIA TLP 2012 15
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Part 6

Project Timeline and Conclusion

6.1 Project Timeline
Planning Proposal Process Outline
Estimated timeframe 2015
F M A M) J A S

Report to Council / Resolution to refer to department X
for Gateway determination

Refer to Department of Planning and Environment X

Completion of additional information

Government agency consultation X

Commencement and completion of public exhibition X

Public hearing (if required)

Consideration of subbmissions X

Post submission omendments (if required) X
Department 1o finalise LEP X X

Date of (making) amendment to LEP

6.2 Conclusion

The ability for rural land owners to be able to undertake routine boundary adjustments is
considered to be a valid and sustainable approach to land management. It allows
property owners to look at best practice when it comes to management of their farms
whether that is protection of environmental values, agricultural viability of the land or for
estate management.

The subject Planning Proposal provides a logical additional clause to the ULEP 2012 that
has been “tested” in other regional local government areas and addresses a “gap” in
the standard instrument LEP template.

Including detached dual occupancy dwellings within rural and environmental zones is a

minor but important addition to the range of permissible housing options available for
rural households.

DRAFTITP AMENDMINT - URALLA TP 2012 16
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As demonstrated in this report, the Planning Proposal is consistent with the objectives of
the relevant Section 117 Ministerial Directions, Council's Strategic Planning reports and
relevant State Environmental Planning Policies.

It is recommended that Council seek a Gateway Determination from NSW Planning and

Environment (P&E) requesting permission to place the Planning Proposal on public
exhibition.

DRATTLIP AMENDMENT - URALLA LEP 2072 17
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A

Model LEP Boundary Adjustment Provision

A eley Hunter
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Department of Planning and Infrastructure Model Provision.

1 Boundary changes betweon lots in certain rural, residential and
environment protection zones {d01.06}

(1) The objective of this clause is to permit the boundary between 2or
more lots o be altered in certain circumstances, to give landowners
a greater opporiunity to achieve the objectives of a zone.
Drafting direction for subclause (1}.

A Council may choose to restrict the application of this dlause to just 2 adjoining
lots by omltting “or mare” from subclauses (1) and (2).

{2) This clause applies to land in any of the following zones:
{a) Zone RUI Primary Production,
(b) Zone RU2 Rural Landscape,
() Zone RU3 Foresiry,
(d) Zone RU4 Primary Production Small Lots,
(¢) Zone RU6 Transition,
() Zone RS Large Lot Residential,
(g) Zone E1 National Parks and Nature Rescrves,
(h) Zone E2 Environmental Conservation,
(i} Zone E3 Environmental Management,
(j Zone E4 Environmental Living.

Drafting direction for subclauss {2).

If any of the above rural, residential or environment protection zones are not
used in the Pian they should be omitted from subclatse (2).

(3) Despite clause 4.1 (3), development consent may be granted to the
subdivision of 2 or more adjoining lots, being land to which this
clause applies, if the subdivision will not result in any of the
following:

(a) anincrease in the number of lots,

(b) an'increase in the number of dwellings on, or dwellings that
may be erected on, any of the lots.

Dafting direction for aubclause {3).

I the Interstion is to permit secondary dwellings or dual occupancies as well as
dwetling houses, then the specific types of dwellings for which the clause Is to
apply shoukd be included in the appropriate places.

(4) Before determining a development application for the subdivision
of land under this clause, the consent authority must consider the
following:

{a) the existing uses and approved uses of other land in the
vicinity of the subdivision,

{b) whether or not the subdivision is likely to have a significant
impact on land uses that are likely to be preferred and the
predominan land uses in the vicinity of the development,

() whether or not the subdivision is likely to be incompatible
with a use referred to in paragraph {a) or (b),

(d) whether or not the subdivision is likely to be incompatible
with a use on land in any adjoining zone,

{e} any measures proposed by the applicant to avoid or minimise
any incompatibility referred to in paragraph (e) or (d),

(f  whether or not the subdivision is appropriate having regard to
the natucal and physical constraints affecting the land,

() whether or not the subdivision is likely to have an adversc
impact on the environmental values or agricultural viability of
the land.

(5) This clause does not apply:

(a) inrelation to the subdivision of individual lots in a sitata plan
or a community title scheme, or

(b) if the subdivision would create a Jot that could itself be
subdivided in accordance with clause 4.1,
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BOUNDARY ADJUSTMENT/DUAL OCCUPANCY DETACHED
MARCH 2015

B

Proposed LEP Boundary Adjustment Provision

4.2C Excepfions to minimum subdivision lot size for boundary adjustments

B.

10.

The objective of this clause is to pemmit the boundary between 2 or more lots to be altered in
certain circumstances, to give landowners a greater opportunity to achieve the objectives of
azone.

This clause applies to land in the following zones:
a) Zone RU1 Primary Production,

b) Zone RU2 Rural Landscape,
€] Zone R5 Large Lot Residential,
d

)
} Zone E3 Environmental Management,
e} Zone E4 Environmental Living.

Despite clause 4.1(3), development consent may be granted to the subdivision of 2 or more
adjoining lots, being land o which this clause applies, if the consent authority is satisfied that
the subdivision:

a) will not result in an increase in the number of lots, and

b} will not result in an increase in the number of dwellings on, or dwellings that may be
erected on, any of the lots, and

¢) wil not adversely impact on the long-term agricultural production potential or
environmental values of the lots and the surrounding locality.

in determining whether to grant development consent for the subdivision of land under this
clause, the consent authority must consider the following:

a) the existing uses and approved uses of other land in the vicinity of the subdiviston,

b} whether or not the subdivision is likely to have a significant impact on land uses that are
likely to be preferred and the predominant land uses in the vicinity of the development,

¢} whether or not the subdivision is likely to be incompatible with a use referred to in
paragraph (a) or (b),

d) whether or not the subdivision is likely fo be incompatible with a use of land in any
adjoining zone,

g) any measures proposed by the applicant to avoid or minimise any incompatibility referred
to in paragraph (c) or {d).

f) whether or not the subdivision is appropriate having regard to the natural and physical
constraints affecting the tand,

g) whether or not the subdivision is likely to have an adverse impact on the environmental
values or agricultural viability of the land.,

This clause does not apply in relation to a subdivision under the Community land
Development Act 1989, the Strata Schemes (Freehold Development] Act 1973 or the Strata

schemes (Leasehold Development) Act 1984.

DRATT 1P AMINDMINT - URAITA 25017 19
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Chapter 1 Introduction and General Provisions

This plan is known as the Uralla Development Control Plan (DCP) 2011. It applies to the Shire of Uralla
unless otherwise specified elsewhere in this Plan.

The DCP was adopted by Council on 19 December 2011 and becomes operational upon gazettal of the
Uralla Local Environmental Plan 2012 on 23 March 2012,

This DCP repeals the following Development Control Plans:

* Uralla Development Control Plan No. 1 Rural Subdivision

* Uralla Shire Council Development Control Plan No. 2 Rural Building Development

= Uralla Development Control Plan No. 3 Section 18 Town of Uralla Rear Service Lane & Off Street
Carpark

* Uralla Shire Council Development Control Plan No. 4 Qutdoor Advertising

* Uralla Shire Council Development Control Plan No. 5 Business Development

* Uralla Shire Council Development Control Plan No. 6 Exempt and Complying Development

* Uralla Shire Council Development Control Plan No. 7 Residential Development and the Public
Notification of Development Applications

¢ Uralla Shire Council Development Control Plan Contaminated Land

It may be necessary to refer to more than one chapter in this DCP to ensure that all relevant controls are
applied to any specific development. Applicants are encouraged to consult with Council to ensure
applicable policies are considered, and to undertake a formal pre-lodgement meeting with Council as part
of early considerations for any application.

Where special circumstances exist, the General Manager or Council staff acting under delegation may
require standards greater than those specified as acceptable solutions in this DCP. Alternatively, Council
may, at its discretion, relax the requirements of this DCP where these are considered unreasonable or
unnecessary in the circumstances of the case, and where the DCP’s objectives will not be compromised and
the performance outcomes of the plan would still be achieved.

Amendrment of the plan

The plan may be amended in accordance with the provisions of the Regulations under the Environmental
Planning and Assessment Act 1979.

This plan was amended by Council on 27 August 2012 and xxx 2015

Interpretation of Legislative References

Various references are made to legislation in this DCP. Legislation may include Acts, Regulations and
Environmental Planning Instruments. Where such legislation changes during the currency of this DCP,
reference in the DCP to the legislation should be taken as a reference to the most recent version of that
legislation or as a reference to legislation that has replaced the referenced legislation.

Repeal of the plan
The plan may be repealed under the provisions of the Regulations under the EP&A Act.

Relevant Local Environmental Plan

The plan relates to Uralla Local Environmental Plan 2012 {Uralla LEP), as amended. In the event of any
conflict between this DCP and that Plan, Uralla LEP takes precedence.
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Planning Pathways

There are three distinct planning pathways that most developments® will need to follow. These are
outlined below.

Exempt Development

Under the State Environmental Planning Policy {Exempt and Complying Development Codes) 2008 (the
Codes SEPP), development of a minor nature can be undertaken without the need for formal approval to be
obtained. If undertaking such work without approval, the onus is on the developer to ensure that the
works are in fact exempt from approval. This can be done through direct reference to the Codes SEPP, use
of the Electronic Housing Code or by contacting Council's planning staff. The Codes SEPP can be
downloaded via links provided at the NSW Office of Planning and Environment website
(www.planning.nsw.gov.au).

Complying Development

Under the Codes SEPP, a range of specified development can be undertaken via a simplified approvals
process called Complying Development. Various conditions must be met for the development to be
undertaken as Complying Development including meeting the requirements of the National Building Code.

Specific development types that could be undertaken provided that prescribed conditions are met include:

* Dwelling construction;

* Housing alterations;

¢ Commercial and industrial works;
e Subdivision;

e Demolition; and

= Temporary Uses and structures.

Further details about what works would be permissible as Complyin

g Development can be found in the
Codes SEPP. Ceuncilplannin HH-membersare alseavailable to-adyi 2

o hath atTa¥a¥a

needed-—To ascertain whether the development is complying development, direct reference to the Codes
SEPP, use of the Electronic Housing Code or by contacting Council’s planning staff are the best methods.

e-Planning - Electronic Housing Code

The Electronic Housing Code (EHC) is an online system that allows users to investigate, prepare, lodge and
track development applications. Users will enjoy a process that's fast, standardised, paperless and available
night and day. Council considerers that the benefits for applicants in using the EHC includes faster planning
approval times, 24/7 application process, removes the need to visit Council for advice as the planning rules
can be accessed online, and that applications can be submitted electronically. The system also improves
access to user-friendly information on the NSW Housing Code.

From the perspective of both Councils and Certifiers, other advantages of this system includes decreased
paper usage and required storage, quality assurance measures to ensure data integrity and to reduce the
time spent on incorrect or unnecessary applications and improved consistency in the complying
development application processes across the ocal government area.

If you wish to know more visit: https://www.onegov.nsw.gov.au/new/agencies/ehc
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Full Development Application

All other development requires approval via a formal development application {DA). Council’s DA pro-
forma provides details about the information requirements for a DA. This DCP provides additional
information about design and planning considerations that must be taken into account as part of the
assessment of a DA. Prospective applicants should refer to the relevant chapters of the DCP in order to
check what matters they will need to attend to prior to lodgement of a DA.

State Environmental Planning Policies (SEPPs)

Some development types can be undertaken in accordance with the provisions set out within a particular
SEPP which would take precedence over both Uralla LEP and this document.

National Building Code (NBC)

The NBC applies for all building construction works. Irrespective of any other control in this document, the
NBC will take precedence.

Contributions

Where a development will, or is likely to, increase the demand for public services and amenities then
Council may require a contribution towards the cost of providing those services and facilities.

Under Council’s Section 34 Contributions Plan, contributions may be required for the following services and
amenities:

* Roads. Development which will impact on the condition of existing roads, or require construction
of new roads, will be required to make a contribution to such works so as to improve or upgrade
existing roads or construct new roads. Where the existing population will benefit from these works
the cost will be apportioned between new and existing development;

* Traffic management measures. Any development which is of such a magnitude as to require
upgrading or new traffic management measures will be required to make a contribution towards
the cost of providing these measures. Depending on the pressure of new development on existing
traffic management measures, Council will consider apportioning the cost of the upgrading of
current works or providing new works. Works may include the construction of median strips,
shoulder widening and deceleration and overtaking lanes;

* Car parking. Contributions for car parking may be required where provision of on-site parking is
not able to meet demand. Contributions will be based upon the number of spaces, rate of total
parking demand and Council’s ability to provide parking;

» Community facilities. Provision of any necessary facilities;
* Rural Fire Service. Contributions for the provision of necessary infrastructure; and

* Drainage. Any internal drainage will be wholly provided by the developer unless otherwise
specified by Council. If new development contributes additional undesirable run-off, contributions
may be sought for drainage augmentation or provision made for retention structures.
Contributions may also be sought in any area where erosion and sedimentation processes result as
a consequence of development to provide preventative and controliing measures.

NB. For reticulated water supply and sewerage services, the developer is responsible to meet all of the
cost of providing the services including any upgrading of existing facilities.
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Planting of Vegetation

As a general rule, any vegetation that is planted should be located so as to avoid present or future
interference with infrastructure including roads, buildings, water and sewer lines or service easements.
This will require a consideration of the type of the vegetation and its root system.

Definitions

Within this DCP words have the meaning as set in this clause:

adjoining land means land which abuts an application site or is separated from it only by a roadway,
pathway, driveway or similar thoroughfare;

advertisement means the display of symbols, messages or other devices for promotional purposes or for
conveying information, instructions, directions or the like, whether or not the display includes the erection
of a structure or the carrying out of work;

advertiser in relation to an advertisement or an advertising structure, means

{a) the person who caused the advertisement to be displayed or the advertising structure to
be erected; or

{b) the owner of the building or land, or the occupier of land, on which the advertisement is
dispilayed or the advertising structure is erected;

advertising structure means a structure used or to be used principally for the display of an advertisement;
AHD means Australian Height Datum;

ancillary development means development on land for a purpose that is ancillary or incidental to a use
under the Uralla LEP 2011;

application site means the parcel of land to which a Development Application relates, and includes all lands
required for the carrying out of the application proposal;

area of an advertisement in the form of a sign means the area within the outline of that sign or, where one
side is larger than the other, the area within the outline of the larger side; or for any other sign {e.g multi-
sides signs), one third of the total surface area of the sign;

asset protection zone (APZ) is a buffer zone between a bush fire hazard and buildings, which is managed
progressively to minimise fuel loads and reduce potential radiant heat levels, flame, ember and smoke
attack.

building height means the distance from the natural ground level to the ridgeline of the building;
building line see front building line;

bushfire prone land means land identified on the Uralla LGA ~ Bushfire Prone Land Map as published by the
NSW Rural Fire Service;

Code SEPP means State Environmental Planning Policy (Exempt and Complying Development Codes) 2008:

contaminated land means land in, on or under which any substance is present at a concentration above
the concentration at which the substance is normally present in, on or under (respectively) land in the same
locality, being a presence that presents a risk of harm to human health or any other aspect of the
environment;

directional sign means a sign erected for purposes of directing vehicular or pedestrian traffic, advising or
restricting the public;
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EP&A Act means the Environmental Planning and Assessment Act 1979 (as amended);

Jront building line is a line drawn parallel with the primary street frontage at the point of a building closest

to the street. This line is expected to be no closer to the street frontage than specified for the primary
street frontage setback.

hazardous material anything that, when produced, stored, moved, used or otherwise dealt with without

adequate safeguards to prevent it from escaping, may cause injury or death or damage to life, property or
the environment;

integrated development is development (not being Exempt or Complying) that, in order for it to be carried
out, requires development consent and one or more approvals set out in Clause 91 of the Environmental
Planning and Assessment Act 1979 {as amended).

land includes any building or part building erected on the land;

neighbouring land means any land, other than adjoining land, which is near to a development site {and
may include land in a neighbouring local Council area);

notification plan means the plan showing the height and external configuration of buildings, which
accompanies a Development Application;

owner means:

* the person or persons who appear on Council's computer property records to be the owner of the
land at the date of notification
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* in the case of land that is the subject of a strata scheme under the Strata Titles Act 1973, or a
leasehold strata scheme under the Strata Titles {Leasehold) Act 1986, the Owners’ Corporation

» inthe case of land that is community, precinct or neighbourhood parcel within the meaning of the
Community Land Development Act 1989, the Association for the parcel;

residential development means dwellings, residential flat buildings, motels, boarding houses, hostels,
caravan parks, units for the aged and any place where persons would ordinarily be expected to reside and
sleep;

structural adequacy certificate means certification from a practicing structural or civil engineer that a
proposed development can withstand expected flood velocities, including scour, debris and buoyancy
forces;

temporary sign means an advertisement of a temporary nature which:

(a) announces any local event of a religious, educational, cultural, political, social, or recreational
character or relates to any temporary matter in connection with such an event; and

(b) does not include advertising of a commercial nature [except for the name(s) of an event’s
sponsor(s)].

These signs must not be displayed earlier than 28 days before the day on which the event is to take place
and must be removed within 14 days after the event.

Note: Advertisements, such as bill posters, which are not removed by the advertiser within 14 days after the
advertised event would not be considered “temporary signs”. Temporary signs may include advertisements
such as banners, bunting, posters, inflatable structures, etc.;

Uralla LEP means the Uralla Local Environmental Plan 2012;
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Chapter 2 Subdivision

About this Chapter

Subdivision is a process whereby land is broken up into a number of lots, and a Plan of Subdivision is lodged
with the Land and Property Management Authority to provide the legal basis for ownership of the new lots
created. It will ultimately result in an intensification of land use and as such it is important that the
potential impacts of this intensification are considered as part of the approvals process,

This chapter provides information about the matters that Councit is required to consider for this type of
development under the provisions of the EP&A Act and the Uralla LEP. The Uralla LEP provide the principal
development standards relating to subdivision, while this chapter provides additional information about
specific controls that Council has implemented to ensure that the likely environmental impacts of
subdivision are managed appropriately.

The matters that need to be considered for subdivision will vary depending on where in the Shire it is to be
undertaken. This Chapter provides some general information about subdivision in the section ‘General
Advice to Applicants for Subdivision’ and then provides specific information for particular areas in the
sections that follow.

Where this Chapter applies

This Chapter applies to all land within the Uralla Shire.

General Advice to Ap__plicants for Subdivision

Prior to lodging a Development Application for a subdivision, it is strongly recommended that applicants
follow these steps:

* Request a Section 149(2) Planning Certificate from Council to provide information about any
restrictions on the land (such as bush fire hazard or flooding);

* Identify the land use zone in which it is planned to undertake the subdivision (this information is
provided in the Planning Certificate}, and then read the relevant section in this Chapter;

* Draw a rough sketch map of the proposed subdivision indicating approximate lot sizes and the
location of any new roads;

* Make an appointment for a meeting with Council’s Manager of Planning to discuss the proposed
subdivision and to determine the particular requirements that will need to be addressed prior to
lodgement of the Development Application;

* Arrange for any reports that may be required to be undertaken. The purposes of the reports are:

o To determine the suitability of the land for the proposed subdivision,
o To identify any potential adverse environmental impacts and to propose ways to ensure
that any such impacts are avoided or mitigated to an acceptable level.

The reports could include some or all of the following depending on the size and location of the land and
other circumstances:

o Flora and fauna report

o Archaeological report

o Flood investigation report

o Traffic report

o Bush fire hazard assessment report;

e Prepare a conceptual Plan of Subdivision drawn to an appropriate scale. It is recommended that
the Plan of Subdivision be drawn by a surveyor (as this will be required anyway before issue of a
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subdivision certificate prior to finalisation of the subdivision), however a less formal drawing is
acceptable for Development Application purposes provided it includes the following information:

o Description of the land,

o Property boundaries of the development site and of the lots immediately adjacent,

o Direction and degree of slope (or the contours of the land and the contour interval),

o Location of existing built and natural items on or adjacent to the land (e.g. buildings, roads,
sewer, town water, electricity, telephone, trees, streams, dams, depressions, rock outcrops
etc),

o Location of all existing drainage reserves, easements and rights of way affecting or likely to
affect the land,

o The proposed new lots (showing lot size) and any new roads {note that the boundaries of
the proposed new lots will need to be relatively accurately shown, as once the consent is
issued for the Development Application the plans will be stamped and will form the basis of
the subsequent formal Plan of Subdivision to be lodged with the Land and Property
Management Authority);

o Proposed names for new roads,

o Proposed method for disposing of stormwater from future dwellings or right-of-way or
access pavements. Where it is necessary to drain the water from the site across adjoining
private property to a suitable discharge point, evidence of a legal agreement with the
affected property owners for the creation of appropriate easements will be required prior
to subdivision approval being granted,

o The plan will need to include a north arrow, a scale bar and the date of preparation.

* Prepare a servicing strategy to indicate how the following services will be provided:

o Water supply
o Sewer (or alternative solution in non-sewered areas)
o Storm water drainage

The above steps will usually provide enough information to enable a Development Application to be
lodged. When development consent issues, it will include a number of requirements that must be met as
part of the development process, including the preparation by a practising civil engineer of engineering
plans and specifications for the construction of roads, footpaths, drains and other infrastructure associated
with the proposed subdivision. These plans will need to be provided prior to the issue of a construction
certificate which then permits the commencement of construction.

Subdivision of Bushfire Prone Land

When designing subdivisions for bushfire prone land, it is important to ensure that steps are taken to
ensure that subdivision design facilitates safety of residents and firefighters and the defense of property in
case of fire. The following specific objectives for residential and rural residential subdivision are from
Planning for Bushfire Protection 2006 published by the NSW Rural Fire Services. Any development of
bushfire prone land will need to meet these objectives.

* minimise perimeters of the subdivision exposed to the bush fire hazard. Hourglass shapes, which
maximise perimeters and create bottlenecks, should be avoided;

* minimise bushland corridors that permit the passage of bush fire;

* provide for the siting of future dwellings away from ridge-tops and steep slopes — particularly up-
stopes, within saddles and narrow ridge crests;

¢ ensure that separation distances {Asset Project Zones - APZ} between a bush fire hazard and future
dwellings enable conformity with the deemed to-satisfy requirements of the NCA. In a staged
development, the APZ may be absorbed by future stages;

¢ provide and locate, where the scale of development permits, open space and public recreation
areas as accessible public refuge areas or buffers (APZs);

* ensure the ongoing maintenance of asset protection zones;
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* provide clear and ready access from all properties to the public road system for residents and
emergency services; and

¢ ensure the provision of and adequate supply of water and other services to facilitate effective
firefighting.

Among other things the implementation of these objectives will require that specified performance criteria
by met for the provision of the following:

* Asset protection zones;

e Access roads (public, property access, fire trails); and

* Dedicated water supplies (although these are more likely to be implemented as part of building
construction rather than at subdivision).

_Subdivision In Residential Areas

Where this Section Applies

The Section applies to the following land use zones:

s Rl General Residential
= R2 Low Density Residential

Aims and Objectives

¢ To provide safe, convenient and attractive neighbourhoods that meet the diverse and changing
needs of the community by:

o Offering a wide choice of good quality housing and associated community facilities,

o Encouraging walking and cycling,

o Minimising energy consumption,

o Promoting a sense of place through neighbourhood focal points and the creation of a
distinctive identity which recognises and, where relevant, preserves the natural
environment,

» To ensure that subdivision will not result in increased risk from bushfire or other environmental
hazards;

* To ensure that the intensification of land use does not result in undesirable environmental
consequences; and

¢ Toimplement the ‘user pays’ principle for the provision of services to the subdivision.

Performance Outcomes

*  Minimum subdivision size is implemented as per the Uralla LEP; and
* Subdivision design and construction meets Council’s relevant engineering guidelines.
* Upgrading of lane width to enable the efficient provision of services.

Acceptable Solutions

* Inaddition to minimum lot size requirements,
© Lots shall have a minimum frontage of 16 metres,
o Lots fronting cul-de-sacs shall have a minimum frontage of 16 metres at the line of the
approved street sethack,
o Corner lots shall have a minimum frontage of 18 metres to each street and the minimum
lot size shall be met after allowing for area lost at corners which are to be splayed to a
minimum of 3 metres and dedicated as public road.
e If the land is bushfire prone, then the provisions of the NSW Rural Fire Service’s publication
Planning for Bushfire Protection 2006 will need to be considered and implemented as appropriate.
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* Where no other alternative is possible, {e.g. access or laneway), Council may considerhatchet
shaped battle axe allotments. The specifications for these aliotments shall be:

o The access handle is to be excluded from calculation of area of the lot for the purposes of
minimum lot size calculations,

o Minimum width of access handie - 3.65 metres,

The access handle is to be concreted or sealed,

© The access handle shall have a setback of at least that specified for a side setback in the
section Setbacks and Building Envelopes in the Residential Development chapter,

o A maximum of one hatchet battle axe lot per existing lot to have access over the handle,

o The maximum height of the access way fencing shall be 900mm between the front of the
adjacent dwelling and the street, and 1800mm between the front of the adjacent dwelling
and the rear of the lot.

o The prime objective in designing the access way is to provide for vehicles to be able to
move in a forward direction when entering or leaving the site. However, this does not
generally apply to the road frontage lot, unless there is a special problem concerning
available sight distance.

o Turning facilities are to be provided within the terms of the access/right-of-carriageway or
within each lot, as determined by the Council. This is to be provided for in a Section 88B
Instrument as required.

* In subdivisions involving ten or more lots the subdivider shall be required to provide a financial
contribution in accordance with the relevant Section 94 plan with the funds to be applied by the
Council in acquiring or improving recreation reserves.

* New roads created by the subdivision shall be constructed and sealed according to Council’s
technical specifications;

¢ Council may require that a traffic study to be undertaken where there is a likelihood of a significant
increase in traffic volumes resulting from the subdivision;

* Council may require that existing roads be upgraded to a suitable standard to cater for any
expected increase in traffic;

* The following services shall be provided to each lot at the subdivider's cost:

o reticulated water,

g sewerage connection,

electricity,

telephone service,

the necessary underground conduits for the passage of future service lines,

any easements required to facilitate the provision of services and/or inter-allotment

drainage;

» Council will carry out all works associated with connection to the existing reticulated water and
sewerage network with full costs to be met by the developer;

*  Proof of satisfactory arrangements concerning the provision of electricity and telephone service
shall be provided prior to issue of the subdivision certificate;

¢ In general, for any new lot created by a subdivision, the applicant is to meet 100 percent of the
costs of constructing kerbing and guttering and all necessary associated stormwater drainage
infrastructure. A more detailed treatment of this is provided in Chapter 16 — Kerbing and
Guttering.

* Lane Widening: Where land facing an existing lane is to be subdivided, Council requires the
provision of a strip of land no more than 4.57m wide across the frontage to be dedicated as a
public road at no cost to Council, for the purpose of lane widening. This control applies to
subdivision adjacent to the public lanes identified in Figure 2.1. The width of this strip will depend
upon:

o the width of the pavement required;

o the width required to locate services in the road reserve; and

o the logical extension of footpaths on both sides of the road.

o]
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Note: Council requires the minimum road reserve width of 13.7 metres to provide services to new
lots and to provide a road carriageway and pedestrian footpaths. The consistent application of this
development control will enable Council to continue its policy of upgrading lanes. Road reserve
width refers to the width of the whole road area from fence to fence.

Figure 2.1 Land Where Lane Widening is Applicable

Vil
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Alternative Solutions

Council may consider alternative approaches provided it can be demonstrated that they would meet the
aims, objectives and performance outcomes of this Section.

Subdivision in Village Areas

Where this Section Applies
The Section applies to the following land use zones:

» RU5 Village

Aims and Objectives

¢ To provide safe, convenient and attractive village neighbourhoods that meet the diverse and
changing needs of the community by:

o Offering a wide choice of good quality housing and associated community facilities,

o Encouraging walking and cycling,

o Minimising energy consumption,

o Promoting a sense of place through neighbourhood focal points and the creation of a
distinctive identity which recognises and, where relevant, preserves the natural
environment,

o Providing flexibility in land use.

e To ensure that subdivision will not result in increased risk from bushfire or flood;

* To ensure that the intensification of land use does not result in undesirable environmental
consequences; and

» Toimplement the ‘user pays’ principie for the provision of services to the subdivision.

Performance Qutcomes

¢ Minimum subdivision size is implemented as per the Uralla LEP; and
¢ Subdivision design and construction meets Council’s relevant engineering guidelines.

Acceptable Solutions

e |n addition to minimum lot size requirements,

o Lots shall have a minimum frentage of 16 metres,

o Lots fronting cul-de-sacs shall have a minimum frontage of 16 metres at the line of the
approved street setback,

o Corner lots shall have a minimum frontage of 18 metres to each street and the minimum
lot size shall be met after allowing for area lost at corners which are to be splayed to a
minimum of 3 metres and dedicated as public road,

o Lots shall provide a dedicated area for the installation of effluent disposal facilities which
will reed—te ideally be installed above the flood planning level iany. If this cannot be
achieved, the effluent disposal system will need to an aerated system. This will be
determined on a case-by-case basis, and could have the effect of significantly increasing the
minimum lot size that will be required for the subdivision to be approved (also see
Council’s On-Site Waste Water Management Strategy);

* If the land is bushfire prone, then the provisions of the NSW Rural Fire Service’s publication
Planning for Bushfire Protection 2006 will need to be considered and implemented as appropriate;

e Where no other alternative is possible, (e.g. access or laneway), Council may consider hatchet
shaped battle axe allotments. The specifications for these allotments shall be;

o The access handle is to be excluded from calculation of area of the lot for the purposes of
minimum lot size calculations,

o Minimum width of access handle - 3.65 metres,
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o The access handle shall have a setback of at least that specified for a side setback in the
section Setbacks and Building Envelopes in the Residential Development chapter,

o A maximum of one hatehet-battle axe lot per existing lot to have access over the handle,

o The maximum height of the access way fencing shall be 900mm between the front of the
adjacent dwelling and the street, and 1800mm between the front of the adjacent dwelling
and the rear of the lot.

o The prime objective in designing the access way is to provide for vehicles to be able to
move in a forward direction when entering or leaving the site, However, this does not
generally apply to the road frontage lot, unless there is a special problem concerning
available sight distance,

o Turning facilities are to be provided within the terms of the access/right-of-ca rriageway or
within each lot, as determined by the Council. This is to be be provided for in a Section 88B
Instrument as required;

* In subdivisions invoiving ten or more lots the subdivider shall be required to provide a financial
contribution in accordance with the relevant Section 94 plan with the funds to be applied by the
Council in acquiring or improving recreation reserves.

* New roads created by the subdivision shall be constructed and sealed according to Council’s
technical specifications;

* Council may require that a traffic study to be undertaken where there is a likelihood of a significant
increase in traffic volumes resulting from the subdivision;

* Council may require that existing roads be upgraded to a suitable standard to cater for any
expected increase in traffic;

* The following services shall be provided to each lot at the subdivider's cost:

o reticulated water (if a Town Water Supply system is provided by Council},

o electricity,

o telephone service,

o the necessary underground conduits for the passage of future service lines,

© any easements required to facilitate the provision of services and/or inter-allotment
drainage;

*  Council will carry out all works associated with connection to the existing reticulated water and
sewerage network with full costs to be met by the developer;

* Proof of satisfactory arrangements concerning the provision of electricity and telephone service
shall be provided prior to issue of the subdivision certificate;

* The provision of kerhing and guttering is not required.

Alternative Solutions

Council may consider alternative approaches provided it can be demonstrated that they would meet the
aims, objectives and performance outcomes of this Section.

Subdivision in Large Lot Residential Areas

Land that has been zoned for rural residential purposes (i.e. R5 Large Lot Residential} has been assessed as
being generally suitable for such purposes. However, there are still a number of factors which must be
considered before subdivision and further development of the land can proceed. This section addresses
these factors.

Where this Section Applies

The Section applies to the following land use zone:

e RS Large Lot Residential
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Aims and Objectives

* Toensure that subdivision in Rural Residential Areas is appropriate within the landscape;

» To ensure that subdivision will not result in increased risk from bushfire or other environmental
hazards;

¢ To ensure that the intensification of land use does not result in undesirable environmental
consequences; and

¢ Toimplement the ‘user pays’ principle for the provision of services to the subdivision.

Performance Outcomes

*  Minimum subdivision size is implemented as the Uralla LEP; and
¢ Subdivision design and construction meets Council’s relevant engineering guidelines.

Acceptable Scolutions

* In addition to meeting the lot size requirements of the Uralla LEP, any new lots created in a
subdivision must provide at least one building envelope with the following attributes:

o If bushfire prone land, there must be an existing cleared area or one which can be cleared
{subject to restrictions in the Native Vegetation Act 2003 and the Threatened Species
Conservation Act 1995 ) that is suitable to provide an asset protection zone that meets the
requirements of the NSW Rural Fire Services as articulated in Planning for Bushfire
Protection 2006,

o Should minimize the clearing of existing vegetation,

An existing all weather access or a feasible route for one to be constructed,

o If bushfire prone land, the site may require a second alternative access route in accordance
with Planning for Bushfire Protection 2006,

o Not within a known or potential flood planning area {see 0 - Chapter 11 Floodplain
Development and Management),

o Not contaminated land,

© Must not be on a ridgeline visible from adjacent roads, and

o Should have suitable locations for the disposal of septic tank overflow (or an alternative
aerobic disposal system) {see Council’'s On-Site Waste Water Management Strategy);

* New roads created by the subdivision shall be constructed and sealed according to Council’s
technical specifications;

* Council may require that a traffic study to be undertaken where there is a likelihood of a significant
increase in traffic volumes resulting from the subdivision;

* Council may require that existing roads be upgraded to a suitable standard to cater for any
expected increase in traffic;

* Property accesses must not be constructed at points which present traffic difficulties in terms of
sight distance, or construction difficulties in terms of stable earthwork slopes in cut or fill batters.
They must be esnstructed in accordance with Council’s technical specifications and may reguire
concurrence of the RMS in some circumstances;

* All prominent hilltops and ridges are to be preserved. Subdivisions should be designed so as to:

o Exclude roads, powerlines and other services and amenities from hilltops,

o Exclude dams and other earthworks from hilltops,

© Any tanks and similar structures which are dependent upon gravity for their operation
should be designed and located so as to blend in with the natural environment, and

o Any clearing of vegetation for fence lines, building site, access tracks and asset protection
zones shall be undertaken to comply with the provisions of the Native Vegetation Act 1997;

» If bushfire prone land, the relevant provisions of Planning for Bushfire Protection 2006 will need to
be addressed, and particular attention is drawn to the following:

o Rural-residential developments include blocks often associated with lifestyle choices rather
than focusing on some form of primary production. Where agricultural pursuits are

o}
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undertaken they are considered secondary to the residential component of the use of the
land. Consideration should be given, where practical, to grouping of rural-residential
buildings into clusters which allow for the establishment of APZs {asset protecticn zones)
around a group of dwellings rather than having to ensure individual protection for a large
number of scattered dwellings. The clustering of dwellings provides for better protection
with reduced vegetation clearance and hence less environmental impact

This approach would require the subdivision to be designed in a manner to facilitate the recommended
location of dwellings.

* If the lot to be subdivided has an area greater than 1 hectare, or, together with any adjoining land
in the same ownership, an area of more than 1 hectare, then the provisions of State and
Environmental Planning Policy 44 Koala Habitat Protection apply. Among other things, this means
that:

o Council must satisfy itself that the land is not potential or actual koala habitat before giving
consent to a development application;

o Council may only satisfy itself based on information obtained from a person who is
qualified and experienced in tree identification;

o If the land proves to be core koala habitat, then a forma! plan of management will need to
be prepared by the applicatisn applicant prior to development consent being granted.

Alternative Solutions

Council may consider alternative approaches provided it can be demonstrated that they would meet the
aims, objectives and performance criteria of this Section.

Subdivision in Rural Areas

Subdivision in rural areas will result in the creation of relatively large lots with the minimum lot size
constrained by the Lot Size Map which forms part of Uralla LEP. Depending on the particular area, the
minimum lot size can be 200ha or 400ha. As such, it is expected that suitable sites for dwellings would be
able to be readily found, and undesirable impacts from land use intensification would be kept to a
minimum. A fairly flexible approach can thus be taken to planning controls for subdivision in rural areas.

Where this Section Applies

The Section applies to the following land use zones:

* RU1l  Primary Production
* RU2  Rural Landscape

Aims and Objectives

* Toensure that subdivision in Rural Areas is appropriate within the rural landscape;

* To minimize fragmentation of agricultural lands;

e To allow for boundary adjustments and subdivision that facilitate flexibility in the arrangement of
agricultural holdings;

¢ To ensure that subdivision will not result in increased risk from bushfire or other environmental
hazards; and

* Toimplement the ‘user pays’ principle for the provision of services to the subdivision.

Performance Outcomes

*  Minimum subdivision size and dwelling permissibility are implemented as per the Uralla LEP;

s If, for any reason, subdivision would result in the creation of a lot of less than 25ha upon which a
dwelling would be permissible, then the provisions of the section Subdivision in Rural Residential
Areas shall apply; and
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* Subdivision design and construction meets Council’s relevant engineering guidelines.

Acceptable Solutions

® In addition to meeting the requirements of the Uralla LEP, any new lots created in a subdivision
where a dwelling would be permissible must provide at least one building envelope with the
following attributes:

o  If bushfire prone land, there must be an existing cleared area or one which can be cleared
(subject to restrictions in the Native Vegetation Act 2003 and the Threatened Species
Conservation Act 1995 ) that is suitable to provide an asset protection zone (including inner
& outer protection areas) that meets the requirements of the NSW Rural Fire Services as
articulated in Pianning for Bushfire Protection 2006,

o Anexisting all weather access or a feasible route for one to be constructed,

if bushfire prone land, the site may require a second alternative access route in accordance

with Planning for Bushfire Protection 2006,

Not within a known or potential flood planning area,

Not contaminated land,

Must not be on a ridgeline visible from adjacent roads,

Should have suitable locations for the disposal of tank effluent {or an alternative aerobic

disposal system) (see Council's On-Site Waste Water Management Strategy), and

o  Should minimize the clearing of existing vegetation;

o]
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* Property accesses must not be constructed at points which present traffic difficuities in terms of
sight distance, or construction difficulties in terms of stable earthwork slopes in cut or fill batters.
They must be esnsiructed in accordance with Council’s technical specifications and may require
concurrence of the RMS in some circumstances;

* New roads created by the subdivision shall be constructed and sealed according to Council’s
technical specifications;

¢ Council may require that a traffic study to be undertaken where there is a likelihood of a significant
increase in traffic volumes resulting from the subdivision;

* Council may require that existing roads be upgraded to a suitable standard to cater for any
expected increase in traffic;

* Al prominent hilltops and ridges are to be preserved. Subdivisions should be designed so as to:

o Exclude roads, powerlines and other services and amenities from hilltops,

o Exclude dams and other earthworks from hilltops,

© Any tanks and similar structures which are dependent upon gravity for their operation
should be designed and located so as to blend in with the natural environment, and

o Any clearing of vegetation for fence lines, building site, access tracks and asset protection
zones shall be undertaken to comply with the provisions of the Native Vegetation Act 1997

* If bushfire prone land, other requirements in Planning for Bushfire Protection 2006 may need to be
implemented, or advice in the form a Bush Fire Hazard Assessment Report by a suitably qualified
accredited person; and

* The provisions of State and Environmental Planning Policy 44 Koala Habitat Protection apply to
development of rural land. Among other things, this means that:

o Council must satisfy itself that the land is not potential or actual koala habitat before giving
consent to a development application;

o Council may only satisfy itself based on information obtained from a person who is
qualified and experienced in tree identification;

o If the land proves to be core koala habitat, then a formal plan of management will need to
be prepared by the application prior to development consent being granted.
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Alternative Solutions

Council may consider alternative approaches provided it can be demonstrated that they would meet the
aims, objectives and performance criteria of this Section.

Subdivision in Commercial and Industrial Areas

Where this Section Applies

The Section applies to the following land use zones:

e B2 Local Centre
e B4 Mixed Use
e B6 Enterprise Corridor

¢ IN1 General Industrial
o IN2 Light Industrial

Aims and Objectives

* To provide safe, convenient and attractive employment land neighbourhoods that meet the diverse
and changing needs of the community by:
o Offering a wide choice in land for commercial and industrial purposes,
o Facilitating development that is consistent with the objectives for the Commercial and
Industrial zones in the LEP;
* To ensure that the intensification of land use does not result in undesirable environmental
consequences; and
e Toimplement the ‘user pays’ principle for the provision of services to the subdivision.

Performance Outcomes

* Subdivision design and construction meets Council’s relevant engineering guidelines.

Acceptahble Solutions

* Minimum dimensions for the size and shape of proposed allotments do not apply. However, a
development application for subdivision must be able to demonstrate that the size and shape of
the allotments are appropriate for their proposed use and are able to accommodate business
premises, car parking, landscaping and other requirements of the proposed development;

* New roads created by the subdivision shall be constructed and sealed according to Council’s
technical specifications;

= Council may require that a traffic study to be undertaken where there is a likelihood of a significant
increase in traffic volumes resulting from the subdivision;

* A single shared access for newly created lots fronting the New England Highway should be
considered to limit the number of access points onto the highway. The need for a shared access will
depend on factors such as the length of the frontages of the proposed lots and the location of the
subdivision development. Access to the New England Highway will require the concurrence of the
RMS;

* Council may require that existing roads be upgraded to a suitable standard to cater for any
expected increase in traffic;

s The following services shall be provided to each lot at the subdivider's cost:

o reticulated water,

a sewerage connection,

electricity,

telephone service,

the necessary underground conduits for the passage of future service lines

o 0o o0
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© any easements required to facilitate the provision of services and/or inter-allotment
drainage;

* Council wifl carry out all works associated with connection to the existing reticulated water and
sewerage network with full costs to be met by the developer;

* Proof of satisfactory arrangements concerning the provision of electricity and telephone service
shall be provided prior to issue of the subdivision certificate;

* In general, for any new lot created by a subdivision, the applicant is to meet 100 percent of the
costs of constructing kerbing and guttering and all necessary associated stormwater drainage
infrastructure. A more detailed treatment of this is provided in Chapter 16 — Kerbing and
Guttering; and

* For subdivision for the purposes of residential development in zone B4, the provisions about lot
frontage, corner lots and hatehet battle axe shaped allotments of the section Subdivision in
Residential Areas shall also apply.

Alternative Solutions

Council may consider alternative approaches provided it can be demonstrated that they would meet the
aims, objectives and performance criteria of this Section.
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Chapter 3 Residential Development

About this Chapter

This chapter of the DCP has been prepared as a guide to applicants developing low and medium density
residential development (Class 1, 2 and 3 buildings) in Uralla and Bundarra. Together with the LEP, this
chapter is intended to provide additional controls and guidance so that development within residential
zones is appropriate and serves to enhance the overall character and amenity of neighbourhoods.

Where this Chapter applies

This Chapter applies to the following zones under Uralla LEP:

¢ Rl General Residential;
e R2 Low Density Residential;
o RUS Village

This chapter of the DCP uses ideas from the Australian Model Code for Residential Development (Edition 2)
and the NSW Office of Planning & Environment’s Residential Development Controls No.1.

General Advice to Applicants for Residential Development

Aim
The aim is to enhance and protect the amenity of the new and the existing residential areas by:
* Providing design controls for residential development; and
* Setting reasonable and attainable environmental standards for solar access, privacy, view, vehicular
access, and parking and landscaping; while recognising that zones require controls that match the

zone objectives, and that lower density development should be subject to less stringent controls as
their amenity impacts are lower.

Vehicular access and parking requirements are outlined in Chapter 6.

Application of Controls

In assessing development proposals, Council must consider all the matters specified in Section 79{C) of the
EP&A Act. Council may refuse a development, which does not comply with the Heads of Consideration
under that Section or may seek to modify a non-complying development by imposing conditions designed
to make it comply.

_§_ite Desigr.l__and Layout

Aims

* To provide flexibility in the layout of buildings;
* To promote good site functioning; and
¢ To minimise impacts an adjoining properties.

Performance Qutcomes

© Site design integrates the controls within this chapter of the DCP to produce attractive and
functional development; and

¢ Development respects neighbouring development, by arranging buildings and uses of areas 50 as to
minimise amenity impacts on neighbours, including noise, overlooking and overshadowing.
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Acceptable Solutions

* For two or more dwellings on a lot, a site analysis diagram and design response statement are
provided that demonstrate the way in which the site has been developed within the constraints
and opportunities of the site;

¢ Dwellings at the street frontage “address the street" by presenting their front doors and windows
to the street; and

» Fordevelopments of more than 3 dwellings on a lot,

o Straight driveways longer than 10m without relief are avoided.

0 Asingle driveway access may serve a maximum of two dwellings.

o Walls longer than 10m are avoided.

o Views down a driveway shall be to a landscaped area at the end of the driveway.

Alternative approaches and design suggestions

Use of a registered architect or experienced designer of muiti-unit housing is recommended for
developments of 3 or more dwellings.

De_nsit_y _

Introduction and General Provisions

Density is one of the key aspects of the different residential zones, which have varying minimum lot sizes.
The density provisions of the DCP are designed to ensure that the density of development reflects the aims
and objectives of the zone.

Aims

* Toensure that development respects the density characteristics of the zone; and
¢ To protect neighbourhood character.

Performance Outcomes

* The minimum site area for a dwelling complements the density of the zone.

Acceptable Solutions

* Density of dwellings is in accordance with Table 3.1.

Table 3.1 Density
Dwelling Size Minimum site area per dwelling
| Zones R1 and | ZoneR2
| RUS
|
|
Small {<55m?) | 130m’ 182m’
Medium (55-84m’) | 200m* 280m*
Large (85-125m’) I 290m’ 406m’
Extra Large (>125m®) | <50% site cover | <30% site cover
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Alternative approaches and design suggestions

Consideration can be given to variations on the minimum areas, where all other standards in the DCP are
fully achieved and, in the opinion of the Council, the aims and performance outcames of the clause are

achieved,

Setbacks and Building Envelopes

Introduction and General Provisions

Setbacks are one of the key determinants of neighbourhood character. The setbacks in this chapter have
been designed to reflect the character, aims and objectives of the various residential zones within Uralla

Shire. Setbacks are to be measured against the walls of buildings 1.4m above ground level.

Aims

* To minimise impacts on adjoining properties; and

* To maintain streetscape.

Performance outcomes

* The streetscape is maintained with setbacks which are consistent with existing development;
e Buildings with wall heights over 3m have greater side and rear setbacks to improve amenity for

adjoining properties;

* Side and rear setbacks respect the density character of the zone to which they are applied; and

Acceptable solutions

* The maximum building height shali be eight {2} metres; and
» Setbacks are provided in accordance with Table 3.2.

Table 3.2 Setbacks
Zone R1 - General Residential

Zone RU5 ~ Village

Standard

Conditions

Street setback (from primary street
frontage) — at least the average distance of
the setback of the two adjoining dwelling
houses located within 40m of the lot on
which the dwelling house is to be erected;
or, where there are not two dwelling
houses located within 40m of the lot, the
front setback shall be a minimum of 6m.

Nil

Street setback (from secondary street
frontage if applicable) — minimum—of-dm.
as per the Codes SEPP.

Nil

Side and rear setback — Build to boundary

Walls less than 3.5m in height;

Fire rated (e.g. brick or masonry);

No windows;

Not more than 10m along the boundary;
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Not more than 50% of the boundary length or the total
length of adjoining wall built to boundary,
whichever is the greater;

Complies with overshadowing requirements of this
DCP,

Side setback — 900mm

Walls less than 3.5 m in height

Side setback — 900mm—+—0.5m for ecach
metre-walHs—over 3-5m-as per the Codes
SEPP

Walls equal to or greater than 3.5 m in height

Rear setback —2.4m

Walls less than 3.5 m in height

Rear setback—2.4m + 0.5m for each metre
wall is over 3.5 m

Walls equal to or greater than 3.5 m in height

Projection into setbacks — 450mm

Projection is one of the following: fascias, gutters,
downpipes, rainwater tanks, chimneys, flues, domestic
fuel tanks, cooling or heating appliances, light fittings,
electricity and gas meters, aerials, antennae, pergolas,
sun blinds, unroofed terraces, landings, steps and
certain ramps. (As per Cl. 3.7.1.7 of the National
Building Code Vol. 2)

Zone R2 — Low Density Residential

Standard

Conditions

Street setback (from primary street
frontage} — at least the average distance of
the setback of the two adjoining dwelling
houses located within 40m of the lot on
which the dwelling house is to be erected:
or, where there are not two dwelling
houses located within 40m of the lot, the
front setback shall be a minimum of 8m.

Nil

Street setback (from secondary street
frontage if applicable) — minimum of 6m.

Nil

Side setback—1.6 m

Walls less than 3.5 m in height

Side setback — 1.6—m—+—0.5 m foreach
metre-wallsover3.5-m as per the Codes
SEPP

Walls greater than 3.5 m in height

Rear setback— 3.2 m

Walls less than 3.5 m in height

Rear setback — 3.2m + 0.5 m for each
metre wall is over 3.5 m

Walls greater than 3.5 m in height

‘¢ M@g)
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Projection into setbacks — 600mm ‘ Projection is one of the following: fascias, gutters,

downpipes, rainwater tanks, chimneys, flues, domestic

| fuel tanks, cooling or heating appliances, light fittings,

electricity and gas meters, aerials, antennae, pergolas,

sun blinds, unroofed terraces, landings, steps and

| certain ramps. (As per Cl. 3.7.1.7 of the National
Building Code Vol. 2)

Alternative approaches and design suggestions

Other proposed setbacks may be considered provided that they would achieve the Aims and Performance
Outcomes for Setbacks and would satisfy relevant NBC requirements.

Visitor parking {uncovered) may occupy up to 30% of the front setback area {by width) provided that the
development is compatible with the existing streetscape, and any parking spaces are set back at least 1m
from the front boundary of the property.

Open Spact_e___

Introduction and General Provisions

Open space is required with all new residential development to enhance residents’ amenity and shall be
provided in accordance with the standards in this section. Areas used for driveways, car parking, drying
areas and service areas shall not be included as landscaped areas or as part of the usable private open
space.

Aims

* To provide a landscaped setting for new development;
* To promote the planting of shade trees; and
o To provide for secluded private open space.

Performance Outcomes

* New development is within a landscaped setting which is compatible with or improves the
streetscape of the locality and which softens the appearance of new development;

* Landscaped areas provide for shade trees to enhance the character of the town and to improve
solar performance of the development in summer; and

* Open space areas provide adequate area for secluded private open space for each ground floor
dwelling and to provide functional private open space for upper fioor dwellings. Note: An upper
floor dwelling is a dwelling which, apart from access or parking, is located above another dweliing.

Acceptable Solutions

® Landscaped areas are provided in accordance with Table 3.3,
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Table 3.3

Landscaping

Dwelling Size (Ground
floor dwelling)

Landscaped area per dwelling

Zones R1 and | Zone R2 Zone RS

RUS
Small (<55m?) 45m* 60 m* No minimum
Medium (55-84m?) 45m* 60 m’ No minimum
Large (85-125m?) asm’ 60 m’ No minimum
Extra Large (>125 m?) 45m?* 60 m? No minimum
Dwelling Size {Upper | Landscaped area per dwelling
floor dwelling)

Zone R1 and | Zone R2 Zone RS

RUS
Small (<55m’) 30m’ 50 m’ No minimum
Medium (55-84m’) 45m? 90 m? No minimum
Large {85-125m?) 100m? 125 m* No minimum
Extra Large (>125 m?) 125m? 150 m? No minimum

Alternative approaches and design suggestions

Landscaped areas for upper floor dwellings may be varied where the development complies with all other
standards in this DCP and where the performance objectives of this chapter are achieved. For example this
could include a common area of private open space available for the use of residents, or usable balconies
(at least 10m’ wide and 2.4m deep} that do not overlook adjoining secluded private open space, or affect
the privacy of other dwellings.

Secluded private open space

Introduction and General Provisions

Secluded private open space is an expectation for every private dwelling. This chapter of the DCP outlines
the requirements, which differ for ground floor and other dwellings.

Aims

* Access to private open space meets the needs of the residents of the development.

Performance Gutcomes

Ground floor dwellings

* Seciuded private open space is provided, with at least one usable area for each dwelling, which is
directly accessible from a living area
* Secluded private open space addresses the performance outcomes for solar access in this DCP.
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Upper floor dwellings

* Access to outdoor private open space is provided for each dwelling without ground level access.

Acceptable Solutions

* Secluded private open space is provided in accordance with Table 3.4, and must be located behind
the front building fine.

Table 3.4 Secluded Private Open Space
Dwelling Type Secluded Private Open Space Provision
Zone R1 and RUS Zone R2 Zone RS
Ground Floor 24 m? (minimum dimension 3.5m) |30 m? {(minimum | No minimum
dimension 4.5m)
Upper Floor 10m?* balcony (min depth 2.4m) or | Not applicable Not
access to common open space with applicable
provision of amenities, of not less
than 15m’ per dwelling

Alternative approaches and design suggestions

Enclosing screen walls or fences should be designed to ensure privacy, both from adjoining communal open
space or access ways, and from dwellings and their courtyards.

Secluded private open space areas should, where possible, make provision for canopy trees or other shade
devices that permit access of winter sun to dwellings but limit summer sun. Where shade trees are
provided {which is encouraged) these should be compatible with the building structure and services, when
grown to their full size.

Landscaping of Open Space Areas

Introduction and General Provisions

Landscaping should provide a softening of the development, maintain or enhance the streetscape, and
assist to manage solar access. All parts of the site not built upon or paved shall be landscaped with grass,
ground covers, shrubs and/or trees. Site design should not result in bare expanses of fencing or driveway
with landscaping largely confined to private open space areas. Good quality presentation of public areas is
required.

Aims

* To provide an integrated approach to landscaping which achieves the following performance
outcomes.

Performance Qutcomes

* To contribute to the “greening” of Uralla, in particular though the further development of the
urban tree canopy;

* Toenhance the streetscape by providing good quality presentation to public areas;

* To provide areas for infiltration of water, to minimise off-site drainage requirements; and

¢ Toimprove the microclimate around dwellings.
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Acceptable Solutions

A landscape concept plan (similar to the example given in Figure 3.1} is provided with the development
application. A mix of exotic and native vegetation may be used noting that:

* Native trees (particularly ones from the local area) can help to enhance biodiversity and provide
urban habitat for birds and other wildlife; and

Exotic deciduous trees have an important role to play as part of managing solar access (i.e. shading
in summer, and allowing sunlight to permeate in the winter)
Advisory Note

Local nurseries and/or tree groups can be consulted to determine suitable species for landscaping.

Vegetation with root systems which could interfere with infrastructure (e.g. sewer, water, footpaths, roads,
buildings) should be avoided.

Figure 3.1 Example of Concept Landscaping Plan
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Alternative approaches and design suggestions

A landscape plan that has been prepared by a qualified horticulturalist with experience in the climatic
conditions and soils found in Uralta Shire will be accepted as an alternative to the acceptable solution.

In established areas, landscaping should relate to the streetscape and the landscaping of adjoining
development. Where possible, landscaped areas should adjoin the landscaped areas of adjacent allotments
and should incorporate the drip-line of mature trees planted in adjoining properties.

Regard should be given to the use of sun protection devices (i.e. verandas, pergolas, deciduous trees, etc.)
along western-facing walls to produce a comfortable microclimate in and around dwellings.

Careful consideration of the layout of external and internal living spaces can increase the occupants’
enjoyment of their dwelling. For example, a deck, terrace or balcony could provide an outdoor extension to
an internal living room.

Privacy

Introduction and General Principles
Maintaining privacy within habitable rooms of dwellings and in secluded private open space is an important
aspect of providing development that meets the occupants” needs. The requirements of this chapter
should be regarded as minimum requirements, and wherever feasible higher levels of privacy should be
provided.
Aims
To avoid direct views into windows of dwellings and to ensure that ground level secluded private open
space has adequate areas free of overlooking
Performance Outcomes

* Atleast 75% of secluded private open space is free from overlooking.

¢ No direct views occur into habitable rooms of a dwelling,
Acceptable Solutions

Direct facing windows or balconies of dwellings are not within 12m of windows, secluded private open
space or balconies of other dwellings (at horizontal angles up to 45 degrees — see Figure 3.2).
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Figure 3.2 Avoid direct viewing of adjacent windows

Windows are not within 4m {horizontal distance) of a communal area.
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Alternative Approaches and Design Suggestions

75% of the secluded private open space of a dwelling is not able to be overlooked (This applies to dwellings
within the development and dwellings that may be overlooked by the development).

Screening of windows is provided where windows do not meet the acceptable solutions.

Screening can be provided in various ways. These include opaque glass, ensuring sill heights are greater
than 1.7m, or the use of lattice or louvre screens attached to the side of windows (maximum permeability
of 25%). Screening to common areas and secluded private open space areas can be provided by hedges,
fences, courtyard walls or the like.

Fencing

Introduction and General Principles

Fencing of land provides the following benefits:
* It delineates the extent of the property;
* Itserves to limit the passage of humans and animals thus enhancing security; and
* |t can help to provide privacy.

Aims

To ensure that fencing is appropriate to the streetscape and environment in which it is erected.

Performance Outcomes

® Properties are suitably delineated;

* Privacy is enhanced where relevant;

¢ Fence construction materials and form are selected to be sympathetic to the location in which the
fence is constructed and any neighbour impacts are minimised,

Zone R1 - General Residential & Zone RUS - Village

Acceptable Solutions

* The maximum height of a side or front fence between the front of the dwelling and the street shall
be 900mm. Side or rear fences behind the front building line may be built to a maximum height of
1,800mm,

Alternative Approaches and Design Suggestions
Nil
Zone R2 — Low Density Residential & Zone R5 - Large Lot Residential

Acceptable Solutions

¢ Fencing to be constructed of materials and height suitabie to the lacal area.

Solar Access

Introduction and General Principles

In the New England climate, managing access to winter sun is a major objective. This assists to maintain
liveable dwellings and to reduce heating costs. Solar access should be considered as an integral and basic
aspect of the design. Relatively high ultraviolet levels in summer aiso demand that adequate shading be
provided where required.

Vil
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Aims
* To manage solar access so as to improve liveability in summer and winter, within the dwelling and

in the private open space.

Performance Outcomes

* At least 50% of the secluded private open space receives sun between the hours of 10am and 3pm

on 21 June.

Acceptable Solutions
Dwellings achieve the preferred solar orientation and placement on lots as shown in Figure 3.3 and

Figure 3.4 below;
Eaves and window heights achieve the design outcomes shown in Figure 3. below; and

[ ]
Secluded private open space is located on the north side of dwellings, and is provided with summer

shade.

Strees

Figure 3.3 Acceptable range for solar orientation

(source: www sustainability.vic.gov.au/resources/documents/Siting and solar access.pdf)
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Figure 3.4

(source: www.sustajnability.vic.gov.au/resources/documents/Siting_and solar access.pdf)
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Placement on lots for best solar access

The indicated setbacks from the northern boundaries in Figure 3. have been calculated for Victorian
latitudes where the minimum winter sun angle is about 30 degrees (for Melbourne). As Uralla is further
north, it has a higher minimum winter sun angle of about 36 degrees, and the northern setbacks can thus
be reduced to around 4.5 metres. This offset will not always guarantee good solar access, as site conditions
such as slope, aspect, vegetation and adjacent structures will also have an impact. In order to achieve the

best possible passive solar {and thus energy saving} design, a detailed site plan shouid be prepared which
analyses all of these variables.

&

Thar

Ll

)

Uralla Shire Council Development Control Plan — Draft 2014

Page 43 of 121



3
W P
"%’3 g
@ b Vo
ﬁa I
2
W, pr - ‘
“tg, . ¢ R
n 2 ) ) !
" ; :
]
B3° .
R 36 u‘: elevslihi
Joaglen { mnplean
| G RAKER WINTER
SOLAR ACCESS - SIDE VIEW .
Figure 3.5 Windows and Eaves

(source http://www.bom.gov.au/climate/environ/housedesign/solar access.shtml )

Alternative Approaches and Design Suggestions

* Utilise a combination of built elements {e.g. pergolas and eaves) and landscaping to achieve the
performance outcomes.

Dual Occupancy

Introduction and General Principles
Dual occupancy {2 dwellings on one lot of land) provides for flexibility in the provision of housing, and
enables a higher intensity of use of a lot.
Aims
* To ensure that dual occupancy developments are undertaken so as to provide for good liveability
for both dwellings;
* To ensure that developments are undertaken so as to minimise impacts on neighbours; and
* Toensure that developments to be sympathetic to the existing streetscape.
Performance Cutcomes

* Dual occupancy developments are undertaken in accord with the aims of this section.
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Acceptable Solutions

e Dual occupancies in urban areas may be attached or detached;

* Must comply with all other requirements for dwellings within this Chapter of the DCP;

* The ground floor of an existing dwelling house that is to be altered or added to will not be
increased by more than 30 percent as a result of the development where the dwellings
would occupy more than 30 percent of the allotment;

* Each dweliing shall be serviced by its own water supply and on-site management system or
separately connected to Council’s sewer mains;

¢ Where the development is connected to a reticulated water supply, separate water meters
are to be provided to each dwelling and any common property;

e Car parking facilities shall be provided behind the building line for the allotment at a
minimum rate of one space per dwelling and served by a driveway having a minimum width
of 3 metres;

* Acommon laundry may be provided only where external access is possible;

* A minimum of 30 % of the total site shall be landscaped area;

* Where available, dwellings must be connected to services (water, sewer and electricity);

* In areas where kerb and gutter is proposed in the future, applicants will be required to
provide concrete kerb and gutter to Council’s specification for the full frontage of the lot;

» Each dwelling must have its own private open space area in accordance with acceptable
solutions given elsewhere in the Chapter;

* The development shall blend and enhance the streetscape of the area; and

¢ The development must comply with the National Building Code, EP&A Act and the Uraila
LEP.

Alternative Approaches and Design Suggestions
Nil.

Secondary Dwellings

Introduction and General Principles

A secondary dwelling, commonly known as a ‘granny flat’ is a self-contained dwelling:

a) Established in conjunction with another dwelling (the principal dwelling), and

b) On the same lot of land as the principal dwelling {(not being an individual lot in a strata plan or
community title scheme), and

¢) May be located within, or attached to, or separate from, the principal dwelling.

Applications for secondary dwellings may be submitted to Council as either Complying Development or as a
Development Application.

Secondary dwellings are permitted in the following zones:

e Zone R1 General Residential

¢ Zone R2 Low Density Residential

e Zone R3 Medium Density Residential

s Zone R4 High Density Residential

s Zone RS Large Lot Residential (DA only)
e Zone RUS Village (DA only)

Complying Development

If the proposed secondary dwelling meets the general and land based requirements of the Codes SEPP
(refer Clauses 1.17A, 1.18(1} and {2) and Clauses 1.19(1),(3) and (6)} and complies with the development
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standards of the Affordable Housing SEPP (Schedule 1), then a Complying Development application may be
lodged.

Secondary dwellings that do not meet the development standards of the Codes SEPP or the Affordable
Rental Housing SEPP (AHSEPP) require a Development Application.

Aims
The aims of the AHSEPP are;

* Allowing granny flats to be approved as complying development in 10 days;
e Allowing granny flats to be built in all residentiat zones;
e Setting clear standards for the development of granny flats.

The aim of Council's DCP controls are to provide local controls and guidelines and to ensure consistency
with the AHSEPP for the assessment of Secondary dwellings that require a Development Application.

Objectives

Lot requirements

a) To ensure that secondary dwellings are provide on appropriately sized lots.

b) To ensure that development densities are not out of character with adjacent lots.

c} To ensure that the amenity of residents is maintained.

d) Toensure that ‘oversized’ lots are not unnecessarily ‘sterilised’ from future residential subdivision.

Site Coverage

a) To ensure that development maximises permeable surfaces and maintains a balance between built
and unbuilt areas.

b} To ensure that secondary dwelling development complements the density and built character of
the area.

c) Tofacilitate on-site stormwater infiltration and harvesting for re-use.

d} Toincorporate suitable measures ta minimise run-off directly accessing the lake or its waterways.

Design

a) To ensure that secondary dwellings meet relevant design and construction standards.
b) To ensure that the design of secondary dwellings meet the needs of its occupants.

Private Open Space

a) To ensure that occupants of secondary dwellings have access to private open space to support
independent living.
b) Ensure the private open space is usable, functional and easily accessible for occupants.

Acceptable Solutions

* The site area of the land in which the principal and the secondary dwelling are located must be at
least 450 m?,

= Secondary dwellings must have only one bedroom.

* Secondary dwellings must be constructed to be adaptable for people with a disability. (Adaptable
housing is designed so that if and when accessible features are required the superstructure is in
place to provide them without major work. It will suit future occupants with varying levels of
disability. AS 4299 Adaptable Housing provides relevant construction standards.).

* Alot on which a secondary dwelling is erected must have lawful access to a public road.

=  The lot on which a secondary dwelling is located cannot be subdivided.

* A secondary dwelling cannot be located on a single lot of land that is twice the size (200%) of the
minimum lot size for that land. The ULEP 2011 specifies the minimum lot size for land.

* The floor area of a secondary dwelling must not be greater than 60 m” or 30% of the total floor area
of the principal dwelling.
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e The maximum site coverage of the principal dwelling, secondary dwelling and driveways and the
like, on a lot must be less than:
o 50% for lots of at least 450 m’ and not more than 900 m? in area
o 40% for lots of at least 900 m’ and not more than 1,500 m? in area
o 30% for lots more than 1,500m’ in area,
e Secondary dwellings must meet the requirements of the National Building Code.
¢ Secondary dwellings must meet the requirements of SEPP (BASIX) 2004.
¢ Secondary dwellings attached to or within the principal dwelling must include at least cne direct
external access.
e External building materials, finishes and colours on the secondary dwelling must complement and
be consistent with the principal dwelling.
= Secondary dwellings must have separate private open space (POS), preferably north facing, that is
directly accessible from the living area. The minimum area for PGS is 24 m’ with a minimum
dimension of 4 m and is not steeper than a 1:50 gradient.
» Details of garbage bin storage areas must be provided with the Development Application.

The full list of development standards for secondary dwellings is found at Schedule 1 of the AHSEPP. It is
noted that if the AHSEPP does not explicitly override a local council DCP control, then the local council
planning control applies.

Pursuant to the AHSEPP, a consent authority cannot refuse consent to development for a secondary
dwelling on either of the following grounds:

a) site areaif:

. the secondary dwelling is located within, or is attached to, the principal dwelling, or
. the site area is at least 450 m?,

b) parking; if no additional parking is to be provided on the site.

Multi Dwelling Housing

Introduction and General Principles

Multi dwelling housing (3 or more dwellings on a single lot) provides for flexibility in the provision of
housing, and enables a higher intensity of use of a lot.

Aims

¢ To ensure that multi dwelling housing developments are undertaken so as to provide for good
liveability for all dwellings;

e To ensure that developments are undertaken so as to minimise impacts on neighbours; and

s Toensure that developments are sympathetic to the existing streetscape.

Performance Qutcomes

e  Multi dwelling housing developments are undertaken in accordance with the aims of this section

Acceptable Solutions

* May be attached or detached;

e Must comply with all other requirements for dwellings within this Chapter of the DCP;

¢ Must be connected to a reticulated water supply and Council’s sewerage system;

» Car parking facilities shall be provided behind the front building line for the allotment at a minimum
rate of 1 space per dwelling, and served by a driveway having a minimum width of 3 metres. Also
refer to Chapter 6 Access and Parking. Other specific engineering requirements may also apply
{including the provision of parking far visitors});
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* A minimum of 30% of the total site shall he landscaped area;

* In areas where kerb and gutter is proposed in the future, applicants will be required to provide
concrete kerb and gutter to Council’s specifications for the full frontage of the lot;

¢ The development shall blend and enhance the streetscape of the area.

»  Multi dwelling housing development may not be located on ‘hatchet or ‘battle-axe’ allotments:

* The development must comply with the National Building Code, EP&A Act and the Uralla LEP.

Alternative Approaches and Design Suggestions
Nil.
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Chapter 4 Rural Development

About this Chapter

This Chapter addresses various aspects of rural development including biodiversity, bushfire management,
access to rural properties and dwelling development.

Whgre this Chapter applies

This Chapter applies to land zoned in the Uralla LEP as

« RU1  — Primary Production

= RU2 - Rural Landscape;

= RS - Large Lot Residential;

s E3 — Environmental Management; and
= [4 — Environmental Living.

Note: Development in the village zones is addressed in chapters dealing with Residential Development and
Subdivision.

Biodiversity

Aims

* Tosupport Uralla LEP by providing additional detail and guidance on addressing biodiversity issues
associated with development.

Performance outcomes

* Biodiversity issues are addressed appropriately in development so that natural environment values
are maintained or enhanced as a result of the development; and
s Allrequirements of relevant environmental legislation have been met.

Acceptable solutions

* Proposals are reviewed against the provisions of the NSW Threatened Species Conservation Act
1995 and the NSW Office of Planning and Environment publication “Commonwealth Environmental
Protection and Biodiversity Conservation Act 1999 Guide to implementation in NSW May 2007”, by
an appropriately qualified and experienced ecologist or environmental scientist, and, if necessary,
appropriate additional environmental investigations are conducted;

* Where proposals would significantly affect areas of native vegetation, a review of the potential
impact on wildlife habitat and corridors is undertaken by an appropriately gualified and
experienced ecologist or environmental scientist ;

» If the lot to be developed has an area greater than 1 hectare, or, together with any adjoining land
in the same ownership, an area of more than 1 hectare, then the provisions of State and
Environmental Pianning Policy 44 Koala Habitat Protection apply. Among other things, this means
that:

o Council must satisfy itself that the land is not potential or actual koala habitat before giving
consent to a development application;

o Council may only satisfy itself based on information obtained from a person who is
qualified and experienced in koala habitat identification;

o !f the land proves to be core koala habitat, then a formal plan of management will need to
be prepared by the applicant prior to development consent being granted.
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Note: It is expected that this provision will be triggered for ALL development in zones RU1, RU2 and R5 as all
would involve lots in excess of 1ha in area.

(Note: Under the precautionary principle, persons proposing development that would affect significant
areas of native vegetation, including grasses, groundcovers, shrubs and trees should make preliminary
enquiries with an appropriately qualified and experienced ecologist or environmental scientist prior to
preparing and submitting a development application).

Alternative approaches and design suggestions

None specified.
Bushfire Management

Aims

® To support the Uralla LEP by providing additional detail and guidance on addressing bushfire
management issues.

Performance outcomes

¢ Development of bushfire prone land is undertaken in accordance with the requirements of
Planning for Bushfire Protection 2006.

Acceptable solutions

* Proposals falling within bushfire prone land undertake a review in accordance with the provisions of
Planning for Bushfire Protection 2006 published by the NSW Rural Fire Services and provide the
appropriate protection to comply with that document. (Note: if there is uncertainty as to whether
a property or proposal is affected, contact Council’s Planning Department for further advice},

*  Planning for Bushfire Protection 2006 identifies six key Bush Fire Protection Measures (BPMs) that
must be implemented for developments on bushfire prone lands:

o The provision of clear separation of buildings and bush fire hazards, in the form of fuel-
reduced Asset Protection Zones (and their subsets, inner and outer protection areas and
defendable space),

o Construction standards and design,

o Appropriate access standards for residents, fire fighters, emergency service workers and
those involved in evacuation,

c Adequate water supply and pressure,

o Emergency management arrangements for fire protection and/or evacuation, and

o Suitable landscaping, to limit fire spreading to a building;

* Details for each of the BPMs are provided in Planning for Bushfire Protection 2006 which is
available for download from the Rural Fire Service website {www.rfs.nsw.gov.au). Applicants will
need to access this document and ensure that their development propesal implements the
appropriate design and construction elements specified.

Alternative approaches and design suggestions

A report by a recognised bushfire planning consultant may propose alternative solutions to those identified
in Planning for Bushfire Protection 2006. Such solutions should involve early consultation with the Rural Fire
Service prior to submission of an application.
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Access to Rural Properties - General

Performance outcomes

* The development provides safe, convenient and readily maintainable access from a public road.

Acceptable solutions

* Access to rural properties is from a dedicated public road; and

* Anaccess point is constructed at the time of creation of an allotment with such access consisting of
a gate recessed 20m from the property boundary, together with a table drain crossing in
accordance with Council’s engineering standards.

Alternative approaches and design suggestions
Rights-of-carriageway to a rural property may only be considered in accordance with Table 4.1:

Note: “Right-of-Carriageway” is a strip of land over which one or more parcels of land enjoy certain right
of access. Rights-of-Carriageway are private agreements between individual owners of the parcels of land
involved and Council does not have responsibilities nor rights with regards to them. Council will require the
approval of all owners of land over which a Right-of-Carriageway is proposed prior to o Development
Application for subdivision being lodged. Construction and maintenance of o Right-of-Carriageway is not the
responsibifity of Council but is the full responsibifity of the relevant landholders.

Table 4.1 Rights of Carriageway

Benefited | Standard of Access Requirement

lots

Upto2 Access is maintained at | A notation is placed on the title of every benefitting
all times to a good |lot such that maintenance of the right-of-
trafficable standard | carriageway is required, to the standard specified,
suitable for two-wheel | with the cost being borne proportionally by each
drive vehicles owner based on the distance of the access point of

their allotment to the public road.
More than | Dedicated public road The access shall be constructed at developer cost to
2 a standard suitable for a dedicated public road.

Access to Rural Properties — Land subdivided for agricultural purposes

General

Council acknowledges that a subdivision which creates land for sale to another owner may not, in some
circumstances, warrant the construction of an independent access to that allotment in accordance with the
provisions in this section. This is particularly the case when a subdivision is undertaken for agricultural
purposes.

Performance Outcomes

¢ All created allotments have legal access; and
* Adequate physical access is available to a new allotment, being an allotment created for
agricultural purposes.

',
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Acceptable Solutions

* Each allotment created has legal access to a dedicated public road either through direct frontage, a
right-of-way arrangement, or by consolidation with an existing allotment that has such access;

* A covenant is provided on the title to any allotment created (that does not have constructed
physical access provided or already available at the time of creation) to require the construction of
such access at such time as the allotment is no longer in the same ownership as a directly abutting
allotment; and

* Any such access is constructed prior to transfer of title, and in accordance with Council’s Technical
Specifications. Note: this includes provisions relating to rights-of-carriageway where relevant.

Rural Dwellings

General

Council will give consideration to applications for rural dwellings either as a "right to build" application, or a
full application including full design details of the dwelling.

Note regarding permissibility

A dwelling must be permissible with consent under Uralla LEP on the land. This means the dwelling or the
“right to build" application must either meet the minimum requirements for the size of land under the LEP or
must be permissible with consent under the “existing holding * provisions in the LEP. Applicants are advised
to seek fegal advice that their proposal is permissible under the LEP prior to submitting an application.

Note regarding consultation

Prior to submitting an application, applicants are encouraged to consult with any neighbours regarding the
proposed dwelling site.

Basic information to be provided — all applications

The following information provides a guide to the minimum information requirements that Council will
need to assess the application:

* An extract of a topographic (or similar) map showing the property (including the allotment proposed
for the dwelling and any hoiding/overail property boundary), the location of the dwelling and the
location of powerlines;

* Evidence of the size of the allotment, property and/or holding (e.g. copy of the Deposited Plan, title
certificates or similar);

¢ The location of the proposed access road to the dwelling, and its proposed point of connection with the
public road network. This point of connection must comply with the Uralla LEP and must comply with
the access requirements for rural properties.

* A site location that is suitable for providing suitable asset protection zones and related Bushfire
Protection Measures if the land is bush fire prone land; and

e The location of dams, streams and the like.

Additional information

e Details of the dwelling including plan and elevations, drawn to an appropriate metric scale, and
indicating north point;

* Details of water supply including source of supply, and, where that is from a tan k, details of caiculations
S0 as to ensure that water supply will be adequate to serve the dwelling. Water supply and storage
information also needs to address Planning for Bushfire Protection 2006;

* Details of waste water disposal, including type of system; and

= Submission of a BASIX assessment.
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Performance Outcomes

* Dwelling sites are identified and are provided with safe connection to the public road network;
* Visual and other impacts on neighbours are minimised; and
¢ Adequate area exists for on-site waste water disposal.

Acceptable Solutions

¢ ForRU1 and RU2 zones:

o The dwelling is not within 50m of any boundary of the holding;

s ForR5, E3 and E4 zones:

o The dwelling is not within 25m of any boundary of the holding;

* The dwelling complies with the bushfire standards indicated elsewhere in this CCP;

* The dwelling complies with the flood provisions of this DCP;

* Access to the dwelling from the public road network complies with the provisions of this DCP reiating to
access to rural properties;

* The dwelling is located so that effluent disposal can be managed in accordance with Council’s On-Site
Waste Water Management Strategy (Note: This is to ensure that on-site disposal of waste water — e.g,
septic —is not located where there is a risk of contamination of waterways);

* The dwelling is not located adjacent to or within close proximity of:

o Old sheep and cattle yard sites,
o Old livestock dip sites,

o Orchard areas,

o Disused mining areas; and

The dwelling is not located adjacent to or within close proximity of an approved feedlot or other similar

operation.

Alternative approaches and design suggestions

* Variation to acceptable solutions would need to be supported by a comprehensive statement of
environmental effects which addresses the performance outcomes sought for rural dwellings and
which demonstrates that the acceptable solutions are unreasonable or unnecessary in the
circumstances of the case.

Dual occupancies in Rural Areas

Additional considerations for dual occupancies:

* Only attached dual occupancies are permitted in the RU1, RUZ, RS and E4 zones;

» Dual occupancies are not permitted in the E3 zone;

* No additional vehicular access point to the property is required;

* Provision is made on-site for all weather driveway and parking spaces to serve both dwellings;

* The development is adequately landscaped to protect the scenic amenity of the area;

* Any extensions to an original dwelling (to permit dual occupancy) shali have a design relationship
with the existing dwelling house;

* Building materials and colours shall blend with any existing buildings and the natural features of the
area and landscape;

* Details of water supply including source of supply, and, where that is from a tank, details of
calculations so as to ensure that water supply will be adequate to serve both dwellings. Water
supply and storage information also needs to address Planning for Bushfire Protection 2006;

® The proposed treatment of waste water must be in accordance with Council’s On-Site Waste Water
Management Strategy

= The development must comply with the provisions of the National Building Code.
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Chapter 5 Development in Commercial and Industrial Areas

About this Chapter

Uralla town includes a number of areas that constitute ‘employment lands’ - i.e. areas that provide for job
creation and ongoing employment within the town. These are zoned for commercial or industrial land
uses, and are intended to support the development and operation of various business enterprises.

In conjunction with the Uralla LEP which provides details of the uses permitted and/or prohibited on
employment lands areas, this chapter provides further guidance on how development should be conducted
for these land use zones.

Additional planning requirements that must also be met in particular circumstances are provided in other
chapters of this DCP. Therefore, this chapter should be read in conjunction with other chapters that are
relevant for particular developments including: Subdivision, Heritage Conservation, Development in
Gateway Areas, Parking, Signage and Outdoor Advertising, and Commercial Use of Public Footways.

Where thii_ghapter applies

This chapter applies to land zoned Business (B2, B4 or B6) and Industrial (IN1, IN2) under the Uralla LEP.

General Advice to Applicants

Different land uses are permissible within the five employment land zones, and applicants are urged to
check with Council’s planning staff about the permissibility or otherwise of a proposed development early
in the project planning stages.

The employment land zones each have different objectives in terms of the type of enterprise that is
appropriate, and developers are encouraged to consider how their proposed development will fit within
these.

Part 5A of the Codes SEPP lists certain types of the following development as com plying development:

* Building alterations (internal] — internal building alterations for all uses {excluding residential
accommodation, heavy industry, sex services or restricted premises) including uses such as clubs,
hotels, service stations, schools, private hospitals, doctor’s offices, medical centres amongst others.

* Change of use of premises — change of use of a premises including landscape materials supplies,
hardware and building supplies, vehicles sales or hire premises, garden centres, timber yards,
packaging industry, medical centre, amusement centre, function centres etc. These uses can only
be changed to uses of a similar type which are set out in tables in the SEPP.

e First use of premises — approval of a first use and first fitout of a building or tenancy within an
approved building will be allowed as complying development. For example, a new commercial
office building approved under a development application (DA) may seek to use a part of the
building for offices or retail tenancies, as complying development.

* Installation of mechanical ventilation systems, shop fronts and awnings, skylights and roof
windows.

» Installation of projecting wall signs, free standing pylon and directory board signs.

» Ancillary development including earthworks and retaining walls, driveways, hardstands, paving,
fences and garbage bin enclosures and sheds.

* Industrial Buildings — new buildings up to 20,000m® or additions to buildings up to 5,000m?%
Development that requires clearing of more than 1,000m’ of native vegetation cannot be
complying development under the code.
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* Commercial buildings — additions to the rear of existing commercial premises up to 50% of the
existing floor area, but not more than 1,000m? for retail and 2,500m? for commercial offices and
businesses,

Aims and Objectives

This chapter is intended to achieve the following:

¢ To reinforce the role of the central business precinct (B2 zone) as the main focus for retail and
commercial activity within the town;

* To encourage the design of commercial and industrial developments to complement and conserve
the existing streetscape character where there is an established character, and to contribute
towards the creation of a desirable streetscape image where a streetscape character has not been
established;

* To provide guidelines for elements, such as the external appearance of buildings and landscaping,
which contribute towards the preservation or establishment of a streetscape character;

»  To ensure that the design of developments provides ease of access for pedestrians, including
people with disabiiities;

¢ To ensure that business and industrial development is served by the necessary physical
infrastructure, including reticulated water supply and sewerage and drainage systems;

® To ensure that adequate vehicular access and parking is provided so as to protect the safety of
other road users; and

¢ To ensure that the provision of public services and amenities for commercial and industrial
development does not place an economic burden on the community.

Performance Outcomes

* Development of existing and new businesses which contribute to the social and economic well-
being of Uralla and which enhance the natural and built environments.

Acceptable Solutions

Change of Use

Developers are encouraged to consult with Council’s staff prior to undertaking a change of use of premises
in order to determine which of the following planning pathways would apply:

* Development consent is not required for a change of use of premises that is exempt development
under the Codes SEPP {State Environmental Planning Policy (Exempt and Complying Development
Codes) 2008). Although consent is not required for exempt development, it is still a requirement
that Council is given written notification of the change of use.

* Change of use may also be permissible as complying development under the Codes SEPP. In this
case, an application for a Complying Development Certificate will need to be lodged with Council.
The following categories are grouped into types of uses that can be changed to other uses of a
similar intensity:

o Category one: bulky good premises and large format retail premises (such as hardware and
building supplies and warehouse and distribution centres) can be changed to another
commercial business, offices, retail and large retail premises and industry.

o Category two: commercial premises such as shops, business offices and medical centres
can be changed to other commercial offices, business, retail or medical centres.

o Category three: industrial warehouse uses can be changed to neighbourhood shops,
industry and commercial office uses.
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o Category four: self-storage units can be changed to neighbourhood shops and industrial
and business uses.

o Category five: entertainment facilities can be changed to amusement centres, shops, food
and drink premises.
Category six: amusement centres, functions centres and registered clubs can be changed to
shops, food and drink premises.
Category seven: a wholesale supplier can be changed to neighbourhood shop, industrial
retail outlet or warehouse distribution centre.

* For a change of use of a premises that does not fall into the above categories, a Development
Application will need to be lodged with Council.

Provision of Services

® Subdivision within the Commercial and Industrial areas of Uralla requires connection to water and
sewerage and the provision of appropriate stormwater drainage (see chapter on Subdivision).
However, where any existing lots do not presently have connection to sewerage and water supply
or appropriate drainage arrangements, then this will need to be brought up to standard approved
by Council’s Technical Services Department when any development of the lot is undertaken,
irrespective of whether subdivision is involved or not.

Access for Persons with Disabilities

* Adequate provision is to be made to enable persons with disabilities to gain access to the
development and to the land on which the development is proposed to be carried out;

* The development is to comply with the relevant Australian Standard for access for disabled persons
applying at the time the development application is lodged; and

* The NSW Anti-Discrimination Act 1977 No 48 provides the legal framework for the provision of
access for people with disabilities to employees of, and people seeking goods from, business
premises. Under this Act, in some instance it may be permissible to not meet the requirements for
disabled access. In addition, considerations of ‘unjustifiable hardship’ (Cl 49C) may mean that the
requirements may be relaxed. Applicants would need to obtain independent legal advice as to
whether ‘unjustifiable hardship’ would apply in any given case.

Height

* The height limit for development within the business and industrial zones is 8 metres measured
from ground level to the roof ridge.

Access and car parking

These requirements are dealt with in the Chapter 6 Access and Parking.

On-site facilities

* On-site facilities for garbage bin and recycling storage and service meters are to be designed to be
physically convenient, visually attractive and require minimal maintenance;

* Garbage and recycling hin storage is to be within the site and not located at the street frontage.
Where collection is not on the street frontage, adequate loading and turning areas for service
vehicles is to be provided within the development; and

* Adequate provision is to be made for the storage and handling of solid wastes generated by the
development. The storage area is to be enclosed and the material stored is to be screened from
public view,
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Development on land adjoining land zoned R1 General Residential

Business development on land adjoining a residential zone should not have a significant adverse impact on
the amenity of the residential areas in the vicinity. Adverse impacts which may arise include:

* Noise associated with the amount of traffic generated by the development;

* The type of traffic generated by the development {cars, delivery vehicles etc);

¢ Location of car parking and loading/unioading areas;

e Hours of operation;

» Headlight glare from vehicles within the site;

s Odour;

* Nuisance caused by illumination of the development for advertising and/or security reasons; and

* Visual impact associated with the setback of the development from the common property
boundary and the design and scale of the development.

Possible adverse impacts on the locality, including the above factors, should be considered when choosing
the site and designing the development.

Energy efficiency

Opportunities may exist to design layouts for a development which minimise winter heat loss and make use
of solar energy. This may be achieved by:

® Locating main office and/or retail areas on the north side of the building. Storage areas, toilets and
other rooms requiring minimum climate control could be located away from the north side;

*  Walis set back sufficiently from the north site boundaries to enable winter solar access to the main
north facing areas;

* Buildings to incorporate window shading devices, such as eaves, verandahs and blinds, to reduce
exposure from hot summer sun, especially on the western side of the building; and

* landscaping that incorporates good solar design principles.

Zone B2 — Specific Considerations

B2 Local Centre

This zone relates to the core of Uralla’s business district. The objectives of the zone are:

* To provide a range of retail, business, entertainment and community uses that serve the needs of
people who live in, work in and visit the local area;

¢ Toencourage employment opportunities in accessible locations;

# To maximise public transport patronage and encourage walking and cycling; and

» To allow for residential and other accommaodation while maintaining active retail, business or other
non-residential uses at street level.
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It should be noted that there are restrictions on residential uses in this zone, with dwelling houses being
prohibited. (Note: existing dwellings remain permissible under ‘existing use rights’ contained in clauses 106
to 109 of the EP&A Act.)

Heritage Considerations

The majority of the B2 zone is contained within a Heritage Conservation Area and contains a number of
listed heritage items. As such, any proposals for development within the B2 zone should be carefully
checked to see whether heritage provisions will apply to the development.

As heritage considerations can place significant restrictions on the type of development that can be
undertaken, it is strongly recommended that potential developers contact Council planning staff early in
the development process to discuss this.

For any development to be undertaken on Heritage ltems or with a Heritage Conservation Area, the
provisions of Chapter 9 Development and Heritage Conservation will also apply.

Building lines and setbacks

This plan does not specify the setbacks of buildings from the property boundaries within the B2 zone. Each
development will be assessed on its individual merits. The following criteria will be used to determine
whether the building line and side and rear setbacks for a particular development are acceptable.

Front Building line

The main criteria for determining the front building line for new development is the effect that it will have
on the streetscape. A front setback of O metres would generally be appropriate given that this is the
existing situation in much of the zaone.

The front building line for each application will be assessed on its merits taking into account such factors as:

* Consistency or compatibility with the building line for adjoining properties;

¢ The length of the building and the overall layout of the development;

¢ The design of the building and the overall layout of the development;

* The purpose for which the development will be used;

* The impact on the streetscape quality of the locality;

» The maximisation of sight distances for drivers using the road, including visibility of points of access
o the road;

* The minimisation of distraction to drivers using the road; and

* Any possible future need to alter the road alignment.

Development on corner lots should address both frontages and have regard to the character of the
respective streetscapes,

Side and rear setbacks

The side and rear sethacks for a development will be assessed on their individual merits. In determining
suitable setbacks for a development proposal Council will take into account:

# The likely impact on adjoining land;

e Fire safety requirements;

* The visual impact of the bulk and scale of the development; and
* The impact on the streetscape quality of the locality.

Zone B4 - Specific Considerations

The B4 zone is located adjacent to the B2 zone and provides for a more diverse range of uses appropriate
to land not in the heart of the commercial centre. The objectives of the zone are:
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* To provide a mixture of compatible land uses; and

* To integrate suitable business, office, residential, retail and other development in accessible
locations so as to maximise public transport patronage and encourage walking and cycling.

* To encourage development that supports or complements the primary office and retail functions of
the local centre zone.

The permitted land uses in this zone are intended to be more flexible than those in the B2 zone, reflecting
the presently more diverse existing land uses and encouraging further development of this area for a range
of potential uses. Some relaxation of the restriction on residential uses compared to the B2 zone occurs in
this zone, although dwelling houses remain a prohibited use. While there are a number of existing
residential buildings in this zone, it is not intended that this becomes a predominantly residential area.

Building lines and setbacks

Front setbacks

As this is a mixed use zone including existing commercial and residential land uses along with a diversity of
streetscape character, different requirements exist in the zone as follow:

* Hill Street between Bridge and Maitland Streets - Buildings are permitted to be built with a Om
front setback subject to satisfactory compliance with the factors specified for the front building line
in Zone B2;

* Salisbury Street between Bridge and Maitland Streets - Buildings are permitted to be built with a
Om front setback subject to satisfactory compliance with the factors specified for the front building
line in Zone B2;

¢ Other street frontages in the zone - Generally a front setback of 6m applies, although this can be
varied subject to consideration of the factors specified for the front building line in Zone B2.

Side and rear setbacks

The side and rear setbacks for a development will be assessed on their individual merits. In determining
suitable setbacks for a development proposal Council will take into account:

¢ The likely impact on adjeining land;

e Fire safety requirements;

* The visual impact of the bulk and scale of the development; and

= The impact on the streetscape quaiity of the locaiity.

Zone B6 — Specific Considerations

Bé Enterprise Corridor. This zone is located along the New England Highway to the south of East Street.
The objectives of the zone are:

* To promote businesses along main roads and to encourage a mix of compatible uses;

* To provide a range of employment uses {including business, office, retail and light industrial uses);
and

¢ To maintain the economic strength of the (Uralla Town) Centre by limiting retailing (in the
Enterprise Corridor).

Building lines and setbacks

All street frontages in the zone

Generally a front sethack of 8m applies, although this can be varied subject to consideration of the factors
specified for the front building line in Zone B2,
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Side and rear setbacks

The side and rear setbacks for a development will be assessed on their individual merits. In determining
suitable setbacks for a development proposal Council will take into account:

* The likely impact on adjoining land;

o Fire safety requirements;

* The visual impact of the bulk and scale of the development; and

* The impact on the streetscape quality of the locality.
Development in Gateway Areas

As the B6 zone is a gateway area, the provisions of Chapter 10 Development in Gateway Areas apply.

Zone IN1 - Specific Considerations

The objectives of this zone are:

= To provide a wide range of industrial and warehouse land uses.

e Toencourage employment opportunities,

¢ To minimise any adverse effect of industry on other land uses.

* Tosupport and protect industrial land for industrial uses.

* Toenable other land uses that provide facilities or services to meet the day to day needs of workers
in the area.

Building lines and setbacks

All street frontages in the zone

Generally a front setback of 8m applies, although this can be varied subject to consideration of the factors
specified for the front building line in Zone B2.

Side and rear setbacks

The side and rear setbacks for a development will be assessed on their individual merits. In determining
suitable setbacks for a development proposal Council will take into account:

»  The likely impact on adjoining land;

e Fire safety requirements;

* The visual impact of the bulk and scale of the development; and

* The impact on the streetscape quality of the locality.

Zone IN2 - Specific Considerations

The objectives of this zone are:

* To provide a wide range of light industrial, warehouse and related land uses;

* To encourage employment opportunities and to support the viability of centres;

* To minimise any adverse effect of industry on other land uses;

* Toenable other land uses that provide facilities or services to meet the day to day needs of workers
in the area; and

* Tosupport and protect industrial land for industrial uses.

There are three distinct areas around Uralla that are zoned for light industrial use. One of these is located
immediately to the south of the B6 Enterprise Corridor land and provides significant development potential
with excellent highway frontage. Together with the B6 land, it is within an im portant gateway area and as
such any development needs to achieve specified visual and amenity outcomes {see Chapter 10
Development in Gateway Areas).

&
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Building lines and setbacks

All street frontages in the zone

Generally a front sethack of 8m applies, although this can be varied subject to consideration of the factors
specified for the front building line in Zone B2.

Side and rear setbacks

The side and rear setbacks for a development will be assessed on their individual merits. In determining
suitable setbacks for a development proposal Council will take into account:

e The likely impact on adjoining land;

#  Fire safety requirements;

® The visual impact of the bulk and scale of the development; and
The impact on the streetscape quality of the locality.
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Chapter 6 Access and Parking

About this Chapter

This chapter of the DCP been prepared as a guide to Council’s requirements in connection with the
provision of car parking, access and loading facilities as part of development works within the Uralla Shire.
The chapter supports desired growth while protecting traffic and pedestrian flows.

Where this Chapter applies

This Chapter applies to all zones under the Uralla LEP.

Aims and Objectives

To provide a guide for the provision of access and parking associated with development in Uralla Shire in
order that:

s Traffic safety and management are maintained or improved;

* Parking areas are provided that are convenient, functional and sufficient for use;

* Adequate provision is made for access and parking for people with disabilities;

* A balance is achieved between the needs of the proposed use and of vehicular and pedestrian
traffic; and

* Parking areas, once established, are maintained in an adequate condition that continues to provide
facilities that comply with those required when development consent was granted.

Access and Traffic Generation

The potential of a development to create additional traffic loads on the road network needs to be assessed.
For smaller developments, there is unlikely to be any appreciable impact, and it will be sufficient to ensure
that safe access (road connection and footpath crossing) is provided as required.

For more significant developments, Council may require a Traffic Impact Study to be undertaken in order to
address the following matters:

® The rate of traffic generation associated with the proposed development;

* The impact(s) the traffic generated by the development will have on traffic efficiency, amenity,
safety, and road pavement life;

* The cost impacts of traffic generated by the development and how those costs are to be met; and

In addition, consideration must be given as to whether the development constitutes ‘traffic generating
development’ (as per Schedule 3 of the State Environmental Planning Policy {Infrastructure) 2007), and
thus whether it must be referred to the Roads and Traffic Authority for comment.

Parking Requirements

General

* The provisions of this chapter will be applied to new development. The provisions of this chapter
will also be applied to the extension of an existing building or works as if it were an independent
development;

* Off-street car parking provision now provided to existing developments shall be retained.
Additional parking spaces required for any new development or redevelopment shall comply with
the provisions of this chapter;
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* In the case of a change in the use of an existing building, Council will apply the provisions of this
DCP if it considers that the proposed new use will produce a substantially different parking
requirement than those attributable to the existing use;

# The total number of on-site parking spaces provided in association with new development shall be
in accordance with the recommended ratios set out in this Chapter as appropriate, subject to any
qualifications or exceptions which may be applicable in the circumstances of the case. In this regard
parking proposals that provide less parking than required by this Chapter shall be supported by a
parking study. (Note the specific definition of Gross Leasable Floor Area in the notes to the Standard
of Provision Table below.); and

* Inthe event of a confiict between this chapter and an Australian Standard, the Australian Standard
(AS 2890) shall prevail.

Provision of Parking Spaces

Aims

@ To provide accessible car parks; and
* To provide sufficient car parks to serve the needs of particular developments.

Performance Outcomes

* New car parks are sufficient in number and design to provide appropriately for the needs of new
developments;

* Adequate provision is made for parking for people with disabilities; and

* All parking bays must be readily accessible and an adequate area is provided for the turning and
manoeuvring of vehicles.

Acceptable Solutions

*  Council will require the provision of on-site car parking at the rate set out in Table 6.3 for any
particular type or category of development;

* Car parking is provided on the site of the development;

= The layout and dimensions of car parking areas is in accordance with the design standards and
principles as set out in Appendix B,

* Provision of car parks for people with disabilities shall be in accordance with AS 2890.6 (2009);

* All required car parking areas, driveways, turning areas and loading areas are paved in either a
bitumen seal coat, asphaltic or bituminous concrete, cement concrete, concrete paving blocks, or
brick paving blacks. Note: The standard of paving required will be dependent upon the type of
development proposed, with regard to traffic loadings including turning movements of heavy
vehicles;

* Invillages and rural areas paving to driveways, turning areas, loading areas and car parking areas
shall be all-weather. Note: surface materials to be at the discretion of Council’s Director of
Technical Services;

*  All parking spaces shall be suitably marked by lines, or indicated by other approved means; and

= Free and uninterrupted access to car parking areas sha!l be maintained at all times.

Note: When assessing car parking spaces provided, no account shail be taken of spaces which do not have
direct access to a driveway, or which are double banked (except where specific provision is made for tandem
or “stack” spaces) or obstructed in any way.

Alternative approaches and design suggestions

A design that complies with the relevant Australian Standard and/or any relevant State Environmental
Planning Policies will be considered.
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While the Council would normally expect the provision of car parking to be on the site of the development,
Council is prepared to consider the provision on other land owned or leased by the developer provided that
the alternate location is convenient to the subject development, and an appropriate legal mechanism is put
in place to ensure the ongoing availability of the off-site parking for the life of the development.

Where developers are unable to meet the requirement to provide on-site parking, Council may require a
cash contribution in lieu. Contributions will be based upon the number of spaces, rate of total parking
demand, cost of provision and Council’s ability to provide parking.

Table 6.1

Car Park Provision - Acceptable Solutions

Please Note: Council will require the number of spaces to be rounded up .i.e. 2.4 spaces to 3 spaces unless
Council determines otherwise based on individual merits of the proposed development.

Land and building use

Rate of Provision

All educational establishments

Council will require the provision of on-site set-
down and pick-up areas for buses and cars taking
students to or from the school or colleges. Specific
requirements depending on the educational use
must also be met. Consultation with Council is
strongly suggested as part of the site design process.

Boarding houses, hostels, unlicensed hotels, guests
houses and similar uses

1 space per 3 guest rooms, plus
1 space for a manager, plus
1 space per 3 employees or part thereof.

Bowling clubs

30 spaces per green

Brothels

2 spaces per room used for prostitution plus one 1
space for each employee;

Catering and reception premises

1 space per 3 guests

Detached dwellings (single units)

2 spaces (stack parking permitted) per dwelling.

Dual occupancy/duplex residential buildings

i.e. @ building containing two but no more than two
flats such as duplex, maisonettes or semi-detached
dwellings.

One or two bedroom* unit: 1 on-site car parking
space per unit

Three bedroom unit: 2 on-site car parking spaces
per unit.

Home for aged persons

1space per 5 units plus

1 space for resident manager or as per requirements
under SEPP (Housing for People with a Disability),
whichever is the lesser

Hospitals, nursing homes and similar institutions

1 space per 3 beds, plus
1 space for each resident or staff doctor, plus
1 space for each three employees or part thereof

Industrial warehouses

1 space per 100 square metres

%fﬂf‘%
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Land and building use

Rate of Provision

Industries than vehicle

workshops)

{cther motor repair

1 space per 2 staff empioyed, or
1 space per 100 square metres of gross leasable
floor area {whichever is the greater)

Licensed hotels, clubs and restaurants

1 space per guest room or unit, plus
1 space for manager, plus

1 space per 7.5 square metres of bar,
lounge, restaurant service areas

Motels

1 space per unit, plus 5
1 space for manager, plus
1 space per 7.5 square metres of bar, '
lounge, restaurant service areas

Motor vehicle repair workshops (includes panel
beating and spray painting workshops, general
repair or servicing of motor cars and light
commercial vehicles and trucks)

1 space per 60 square metres of gross leasable floor
area

Motor vehicle showrooms and display areas

1 space per 100 square metres of gross leasable .
floor area of the building plus i

1 space per 320 square metres of open display area
~ Note: this assumes one space is required per 16
cars displayed. One car display — equals 20 square
metres

Offices, including banks, professional offices and
other similar uses

1 space per 50 square metres of gross leasable fioor
area

Places of worship, mortuary, chapels, church halls
and similar uses

1 space per 5 seats, or, if no seats,

1 space per 10 square metres of gross leasable floor
area likely to be used for seating

Pre-school, infants and primary schools

1 space per staff employed

Residential flat buildings

i.e. more than two dwellings

One bedroom unit; 1 space per unit

Two bedroom unit: 1.2 space per unit

Three bedroom unit: 1.5 spaces per unit;

Visitors parking: 1 space for every 3 units or part
thereof.

Restaurants, refreshments rooms and cafes (where
no liquor license is required)

1 space per 10 square metres of service area

Secondary schools

1 space per staff employed, plus
1 space per 10 senior students (Years 11 and 12)
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Land and building use

Rate of Provision

Service stations

3 spaces for service station use, with additional
spaces to be provided for other on-site uses in
accordance with Table 3.1.

Shops, (not including supermarkets), department
stores and the like.

1 space per 35 square metres of gross leasable floor
area

Sports stadium

1 space per 10 seats

Squash courts, tennis courts and bowling alleys

3 spaces per court or alley

Supermarkets

1 space per 20 square metres of gross leasable floor

area

1 space per staff employed, plus

1space per 5 students, plus

1 space per live-in student where residential
accommodation is provided

Tertiary schools and colleges

Theatres, concert halls, cinemas and similar uses 1 space per 10 seats

Note: This chapter defines parking standards for a number of uses, which are the most frequently
encountered. The Council will define a requirement for uses not referred to in the DCP occording to the
merits of the specific case. The RMS Guide to Traffic Generating Development may be utilised in this
instance, noting thot this document requires updating and may not be refevant in ail instances.

Explanatory Notes

1. In this Chapter Gross Leasable Floor Area means the overalf usable area of the building excluding
amenities, stairways, lift wells and plant rooms.

2. Ancillary or incidental uses will be assessed as part of the main user of the building i.e. the office of
a supermarket will be included in the area of the supermarket and will not be treated as a separate
office use.

3. A use comprising a combination of two or more uses such as combined motor sales and repairs will
be assessed as if the two uses existed independently and the required on-site parking provisions will
be the aggregation of the independently derived requirements.

4. For the purpose of Table 6.1, "bedroom” is taken to be any room which would be available for use
as a bedroom without structural alteration to the dwelling.

5. The parking provision for restaurants and function rooms may be reduced where it is demonstrated
that the time of peak demand for parking associated with each facility does not coincide or where
common usage reduces total demand. Each case will be considered on its individual merits.

6. If the calculation of required car spaces results in a non-integer value such as 3.6, then this should
be raunded up or down according to the following rule:

a. Partial values less than 0.5 can be rounded down (e.g. 2.4 can be rounded down to 2)
b. Partial values of 0.5 or more should be rounded up (e.g. 2.5 and 2.7 would both be rounded
up to 3)
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Chapter 7 Commercial Use of Public Footways

About this Chapter

This Chapter provides a framework for managing the commercial use of public footways.

Where this Chapter applies

This Chapter applies to land zoned Business (B2, B4 and B6) under the Uralla LEP,

General Advice to Applicants for Commercial Use of Public Footways

Aims

* To support the Uralla LEP by providing additional detail and guidance on the regulation of the
commercial use of public footways and public spaces; and

» To enable businesses to enter into a lease agreement with Council, for the use of public footways
and public spaces within the business zones, for certain commercial purposes in the Uralla Local
Government Area.

Objectives

* To manage footpath use by private enterprise in a controlled and safe manner;
* Toensure the commercial use of footways does not compromise safety;

* To permit the provision of outdoor seating in the business zone;

* To minimise the risk of injury to the public;

e Toensure a free path of travel for all pedestrians;

* Toensure access to and from premises is not obstructed;

* Toensure people with a disability are not disadvantaged; and

* To provide additional colour and interest to the business areas of the shire.

Gaining Approval
The following approvals/consents are required to be obtained prior to the use of public footways tfor
commercial purposes:

* Development Consent under Part 4 of the EP&A Act;
* Approval under clauses 125 and/or 138 of the Roads Act, 1993;
¢ Approval under clauses 68 of the Loca! Government Act, 1993,

Should Council determine to grant consent to an application for the commercial use of a public footpath,
Councii witl obtain/issue the abovementioned approvals/consents as part of the development consent
process.

Lease Agreement

As well as the abovementioned approvals the applicant shall enter into a lease agreement with Council for
the area of public land used by the development. The term of any lease agreement shall not exceed the
term of the development consent. The lease charges are detailed in Council’s current Management Plan.

Public Liability Insurance

As a condition of any approval Council will request that at all times the applicant shall have in force a Public
Liability nsurance policy in the sum of not less than $10,000,000 or otherwise as specified by Council. The
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policy shall include the public area the subject of the development consent and shall indemnify Council in
the event of any claim. Council shall be named in the policy as an interested party.

A copy of the policy shall be lodged with Council prior to the release of the development consent and
thereafter annually.

Hours of Operation

The hours of operation of any commercial use of a public footpath shall not exceed the hours of operation
of the associated premises.

Footpath Clearance and Building Access

Introduction and General Provisions:

The layout of activities and outdoor furniture pertaining to any use of a public footpath should maintain
unobstructed pedestrian flows and should not compromise the safety of the footpath’s users. It should
also enhance or complement the existing neighbourhood character.

Aims

¢ To ensure the commercial use of footways does not compremise the access or safety of its users
and pedestrians.

Performance outcomes

e Commercial use of footpaths is arranged so that there is enough room for its users to move around
without obstructing or endangering pedestrians;

* Unobstructed access along the footpath as well as to and from all premises is maintained at all
times;

¢ The width of any required emergency exit is not diminished, obstructed or encroached upon by any
use of the footpath;

* Vehicular traffic entitled to cross the footpath is not obstructed by any use of the footpath;

*  Access for disabled persons is not obstructed by any use of the footpath; and

e Qutdoor furniture ar stands are stable and safe.

Acceptable solutions

* Except for blisters (see Figure 7.3 ), commercial uses of footpaths must be located outside the
associated premises. In this regard commercial uses of footpaths shall be set back 1 metre from the
associated premise’s projected side boundaries and 600mm from the kerb;

* A clear pedestrian pathway of at least 2 metres wide must be maintained along the footpath. This
clear pathway must be kept clear of obstacles (including sandwich boards) at all times.

¢ Doorways and crossovers must be maintained clear at all times for a width at least equal to that of
the doorway or crossover;

* Outdoor furniture/stands/umbrellas must be stable with no sharp corners, edges or projections;

¢ Outdoor furniture/stands/umbrellas must not be fixed to the pavement but care must be taken to
ensure stability in windy conditions;

* In the Uralla Heritage Conservation Area, outdoor furniture comprising seats and table shall be
constructed as per the standard design already in use including the forged end pieces marked
‘Uralla 2002’; and

* Freestanding umbrellas may be used in areas without shade only and they must not overhang any
pedestrian corridor and must have a minimum clearance of 2.1 metres.

Note: 900mm high (canvas} screens and/or planter boxes of a high standard of appearahce may be used to
defineate dining areas subject to Council approval.
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Commercial uses along footpaths should generally be arranged as shown in Figure

7.1 through

Figure 7.3.
SHOP
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Area availabie for footpath trade or street furniture
Figure 7.1 Footpath lease area adjacent to the kerb

Additional seating or display space may be available by placing the dining or display area towards the kerb.
Where shopkeepers wish to use a combination of shopfront and kerbside dining or display areas, then a
transition zone not less than three metres long shall be maintained where a deviation in the pedestrian
thoroughfare is required. These facilities shall be located in accordance with Figure 7.2,
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Figure 7.2 Alternative footpath lease area arrangements
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Kerb blisters provide ideal areas for commercial activities to take place. Council may consent to the use of
kerb blisters for footpath dining or other uses where the use extends in front of adjoining shops where no
objection is raised by the adjoining shopkeeper. (Figure 7.3).
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Operation of Outdoor Dining Areas

Aims

* Toensure outdoor dining areas maintain good leveis of hygiene; and
* To ensure an outdoor dining area does not compromise the access ar safety of its users and other
pedestrians.

Performance Qutcomes

* Qutdoor dining areas are to be kept ciean and managed as Council approved food premises;
* Qutdoor dining areas and their users should not obstruct or enda nger pedestrians; and
* Outdoor dining areas should not detract from the existing or preferred neighbourhood character.

Acceptable Solutions

* Outdoor dining areas are provided only in conjunction with Council approved food premises;

* The outdoor dining area is either in front or immediately adjacent to the food premises;

¢ OQutdoor dining areas do not operate beyond the approved hours of operation for the associated
food premises;

* Outdoor dining areas are only to be located on sealed surfaces that comply with all of Council’s
requirements. Note: Should an applicant propose outdoor dining on an unsealed surface, the
applicant will be required to pay the cost of construction for the required sealed surface;

* Outdoor furniture, other facilities and the pavement are kept clean and free of food scraps or other
droppings and litter at all times;

* The lessee provides and maintains litter bins in the dining area;
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* An outdoor water point is provided, such being recessed into the wall of the associated food
premises and is used for cleaning the outdoor dining area as required;

¢ The lessee steam cleans the pavement of the outdoor dining area and adjacent pavement
immediately if directed to do so by an officer of Council;

*  Qutdoor furniture is maintained in an aesthetically pleasing condition; and

* Outdoor furniture is kept strictly within a bounding area in compliance with the requirements
outlined above in the Footpath Clearance and Building Access clause.

Alternative approaches and design suggestions

* Any development within the Uralla town centre Heritage Conservation Area will need to be
undertaken in a manner that does not detract from heritage vaiues.

Merchandise Displays on Public Footpath Areas

Aims

* To ensure merchandise displays on public footpath areas do not compromise the access or safety
of pedestrians.

Performance Qutcomes

»  Displays shall not interfere with safe pedestrian use of the footpath.

Acceptable Solutions

No Council approval is required for the placement of merchandise displays within the road reserve
(footpath) provided that it complies with the following requirements:

* Merchandise from each business house must be located immediately in front of the subject
premises only, and must not obstruct pedestrian or vehicular traffic unnecessarily;

* The merchandise must be located in accordance with Figures 7.1, 7.2 and 2-7.3 and shall be
removed from the road reserve at night;

* The merchandise is to be anchored to the satisfaction of the Council, e.g. suitably designed Skg
weight or an approved recessed ring;

* Shopkeepers/proprietors are responsible for ensure adequate Public Risk Insurance coverage {to a
minimum of $10m) is taken out to indemnify Council against any claims for damages that may arise
from claims of damage from the merchandise. A copy of the current Policy is to be submitted to
Council annually; and

* A clear pedestrian pathway of 2m shall be maintained at all times between merchandise displays
and any street furniture iocated wholly or partly within the clear pathway.

Sandwic_b_ligards_

Aims

* To ensure that the placement of sandwich boards on public footpath areas do not compromise the
access or safety of pedestrians.

Performance Qutcomes

* Sandwich boards are to be secured to ensure stability; and

s Sandwich boards shall not interfere with safe pedestrian use of the footpath.

Acceptable Solutions

No Council approval is required for the placement of a sandwich board sign within the road reserve
{footpath) provided that it complies with the following requirements:
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* One (1) sandwich board type sign will be permitted for each business house, with business houses
having a street frontage of 10 metres or greater allowed to have one additional sign (total of 2
sandwich board signs);

* The sign(s}, when located on the footpath must not obstruct pedestrian or vehicular traffic and
shall be located in front of the business premises to which they refer;

* A minimum 2 metre clear pedestrian pathway shall be maintained at all times along the footpath,
and a clear space of 2m shall be maintained at all times between a sandwich board and any street
furniture located wholly or partly within the clear pathway;

e The sign should not exceed 1m x 1m in size;

* Sandwich board signs must not be located at any time on roadside blisters;

» The sign must be removed from the road reserve (footpath) at night;

* The board is to be anchored to the satisfaction of the Council, e.g. suitably designed weight
{minimum 5kg) or an approved recessed ring; and

* Shopkeepers/proprietors are responsible for adequate Public Risk Insurance coverage {to a
minimum of $10m) is taken out to indemnify Council against any claims for damages that may arise
from claims of damage from the signs. A copy of the current Policy is to be submitted to Council
annually.
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Chapter 8 Signage and Outdoor Advertising

About this Chapter

The purpose of this chapter is to provide guidance about the permissible use of signage and outdoor
advertising. It provides information from State Environmental Planning Policy 64 — Advertising and Signage,
and the Codes SEPP 2008, both of which apply to Uralla Shire.

If there is any inconsistency between the chapter and the above mentioned SEPPs, then the SEPPs take
precedence.

Where this Chapter Applies

This Chapter applies to all zones under the Uralla LEP.

Aims and Objecti_\_n_es

* To provide guidance for development involving the erection of signs and advertising structures
within Uralla Shire; and

* To ensure that the provisions of the relevant State Environmental Planning Policies are applied
within the Uralla Shire.

Performance Outcomes

* Signs provide clear guidance about the type and nature of a business without imparting
unacceptable adverse impacts on neighbours or the environment;

* Signs within defined heritage areas or on or near heritage buildings are designed and located so as
to minimise visual and other impacts on the heritage values; and

» Signs are to be of a type, size and location appropriate for the land zone and locale in which they
are placed.

General advice to Applicants for Development

No Approval Regquired for Some Signs
Under Code SEPP, the following development is exempt development and thus no approval is required:

The replacement of:
* an existing building identification sign or the content of such a sign, or
¢ an existing business identification sign or the content of such a sign.
The standards specified are that the development must:

s replace a lawful sign, and

* not be greater in size than the sign that is replaced, and

¢ not be a sign that is flashing or animated, and

s notinvolve any alteration to the structure or vessel on which the sign is displayed, and
* not obstruct or interfere with traffic signs.

Note. The Summary Offences Act 1988 regulates or prohibits certain business signs.

Development applications

* All advertising structures (except those listed above as not requiring approval) are subject to a
development application prior to being erected;

(‘
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* A development application fee is payable as specified in Council’s current Management Plan; and

# The application shall indicate the sign’s position and location, site, size, construction details, if
double sided, distance from other signs, wording, and colour. (The sign must be non-flashing and
not interfere with traffic.)

In determining an application for a sign, Council shall take into consideration the following matters:

* The aims, objectives and performance outcomes of this chapter;

* The need to limit the number of signs to any one business;

* Requirements for advertisers to maintain their signs in good order and condition as part of the
visual environment;

* The need to define the various types of signs;

¢ The likely impact of the proposed advertising structure on the amenity of the neighbourhood;

¢ The likely impact of the proposed advertising structure on the historic, scientific, cultural, social,
archaeological, architectural, natural or aesthetic significance and its setting as the case may be;
and

* The likely impact of the proposed advertising structure on traffic safety in the locality.

A development consent for a sign or advertising structure will usually have a maximum period of 15 years
after which time the consent will lapse [as per Cl 14 of State Environmental Planning Policy No 64—
Advertising and Signage].

Maintenance

All signs must be professionally painted and maintained in good order and condition, to Council’s
satisfaction, at all times.

Signs that are not acceptable

The following types of signs are not considered acceptable:

* Signs which project from the building facade and obscure the view of neighbouring buildings or
interrupt the perspective view of the streetscape;
=  Signs which obstruct any other existing signs;
» Signs fixed to trees or light, telephone or power poles, etc;
* Signs which could reduce road safety by adversely interfering with the operation of traffic lights or
authorised road signs;
* Any sign which would, in the opinion of Council, be unsightly, objectionable or injurious to the
amenity of the locality, any natural landscape, public reserve or public place;
» Signs on or attached to parked vehicles directing attention to a nearby business or goods for sale;
¢ Numerous small signs and advertisements carrying duplicate information;
* Any sign not on the land to which it refers or relates within the urban areas (except for tourist /
directional signs);
e Overhead barners and bunting, except for:
o temporary signs related to local festivals, fairs or celebrations; or
o the opening of a new business, for a duration not exceeding two weeks;
* Signs on bus sheds, seats and waste bins unless approved by Council or for community related
purposes; and
* Any sign located over the footpath which is lower than 2.6m above the footpath.

lllegal signs

Council will seek removal of all illegal, redundant and poorly maintained signs as an essential part of the
total effort to achieve an orderly and interesting display of signage in the Shire.

Council may order the advertiser to alter, obliterate, demolish or remove an advertisement and any
associated advertising structure where:
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e The advertisement is unsightly, objectionable or injurious to the amenity of any natural landscape,
public reserve or public place at or near where the advertisement is displayed;

* Anunauthorised advertisement is displayed;

* Anunauthorised advertising structure is erected; or

¢ Alternatively, where the condition of an advertising structure threatens the safety of the public,
Council may order the advertiser to do whatever is considered necessary to remove the threat.

Should the advertiser not comply with the order, Council will undertake the work and charge the advertiser
for the cost of the work. In such cases Council will also seek to have fines imposed on the advertiser.

Acceptable Solutions

Signs shall comply with the specifications in Table 8.1 and can only be erected where they are permissible
as detailed in this chapter and Uralla LEP.

Signs in Heritage Areas or on or near Heritage Buildings

The only permissible signs for heritage areas are the following:

e Business identification signs;
e Building identification signs; and
* Replacement of the above signs.

A development application must be lodged for any new business identification or building identifications
signs. In addition to the general requirements for a development application for a sign as noted above, a
DA for a sign in a heritage area or on or near a heritage building must explicitly address how any
undesirable impacts of the sign will be minimised. Council’s Heritage Advisor is available by appointment
to assist in this process. Additional matters that will need to be considered include:

e  Proposed sign location:

¢ Proposed sign colours and size of lettering;
e Proposed size of sign; and

*  Proposed illumination of sign.

The following guidelines, which primarily aim to protect the heritage value of individuai buildings and the
conservation area, should also be considered for development involving outdoor advertising:

= Applied signs should not obscure the building silhouette presented to the street;

¢ Original signs should stay insitu wherever possible;

* Where a sign is of cast letters forming part of the architecture of the building but is no longer
applicable to the business, it may be painted to match the background colour of the building;

e Signs are not to be painted onto stone or brick walls;

e Signs should not cover architectural details, including windows, doors or ¢ast iron balustrading;

* Signs on modern buildings may be illuminated but may only be lit with continuous light ie, not
blinking or intermittent;

* A preferable alternative to electric sighage on historic buildings is illumination of the building which
advertises its business as well as its heritage qualities;

* Lettering styles should be sympathetic with the architectural style of the building on which the
advertisement is to be placed, especially for signage on or above awnings;

» The number of colours should be restricted to the minimum and the colours used should relate to
the general colour effect of the building, especially for signage on or above awnings;

e Signs should not be placed on parapets unless it is part of the original design;

e Advertising is permitted on blinds; and

e Signs are to be stationary ie. non-motorised.
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Street seat and bus shelter advertising

& A seat and bus shelter including advertising sign when located within the road reserve (on
footpath) must not obstruct pedestrian or vehicular traffic unnecessarily;

e The area of any sign will not exceed 1.4m?;

* The advertisement will apply to local business houses only;

* Council will control the location and wording of each sign; and

* The sign is to be of heritage colours and lettering in the Uralla Commercial Precinct Heritage
Conservation Area.

Sandwich boards

See Chapter 7 Commercial Use of Public Footways.

Tourist information/directional signs

Notwithstanding any other provision of this Policy, Council may authorise the erection of signs, indicating
the location of attractions in the locality including:

* Places of historic, scientific, educational or public interest;

¢ Picnic areas, parks or rest areas;

*  Public buildings, public utilities or essential services;

* Recreational, sporting, charitable or religious facilities, including facilities for the motorist, e.g.
caravan parks, camping areas, hotel/motels, service stations, churches and sports clubs; and

» Tourist related facilities or undertakings.

Signs in Residential Zones (R1, R2 & R5)

The oniy permissible signs for residential zones are the following:

¢ Business identification signs;
* Building identification signs; and
* Replacement of the above signs.

Signs other than these are prohibited by clause 10 of SEPP 64 Advertising and Signage.

Signs in Business and Industrial Zones {B2, B4, B6, IN1 and IN2)

Development consent will only be granted in respect of an advertising structure or advertisement
displaying notices relating to the purpose for which the land is used. Note explicit limitations for signage in
heritage areas and on heritage buildings noted above.

Area and height of signs

* No advertising structures will have a surface area greater than 10m* except where such signs are
replacement signs. In this case, if the sign is larger than that allowed and was erected prior to the
introduction of this policy, Council may approve it provided that the new sign is not larger than the
sign it replaces;

* The height of any free-standing sign will not exceed 8m from the ground except where it replaces
an existing sign, in which case Council may approve such sign provided that it does not exceed the
height of the original sign;

* The height of signs erected on roof lines shall not exceed 1m between the roof line and the bottom
of the advertising sign;

¢ All advertising signs approved by Council are to comply with State and regional electricity
regulations in respect to safety distances from electrical power lines and installations.
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Location

* An advertising structure within the Business or Industrial Zones shall be located at the discretion of
Council within the boundaries of the same lot to which the sign refers; and

® The location of advertising structures shall also be in compliance with the Roads & Traffic Authority
requirements in respect of classified roads and State Rail Authority in respect of railway land. The

same conditions shall apply to Council roads to prevent a sign from obscuring or interfering with
safety.

Number of signs

There is a limit of two advertising structures in the Business Zones and four advertising structures in the
Industrial Zones to each advertiser.

Signs in Rural Zones {RU1 and RU2)

The only permissible signs for rural zones are the following:

e Asign directing the travelling public to -
o Tourist facilities or activities, or
o Places of scientific, historical or scenic interest;
= Asign relating to the land on which the sign is to be displayed, or to premises situated on that land
or adjacent land, and specifying one or more of the following particulars -
© The purpose for which the land or premises is or are used,
o The identification of a person residing or carrying on an occupation or business on the land
of premises,
o Adescription of an occupation or business in the preceding point, or
o Particulars of the goods or services dealt with or provided on the land or premises.

Signs other than these are prohibited by clause 10 of SEPP 64 Advertising and Signage.

Location

» The advertising structure shall be erected not less than 5m from the frontage or road frontage of
the site on State Rail Authority land or classified roads;

* The location of advertising structures shall also be in compliance with the Roads and Traffic
Authority requirements in respect of classified roads and State Rail Authority in respect of railway

land. The same conditions shall apply to Council roads to prevent a sign from obscuring or
interfering with safety; and

»  Concurrence of the RMS may be required.

Controls for signs greater than 20m? in area.

Clauses 17, 18 and 19 of SEPP 64 contain specific provisions for signs with an area in excess of 20m?
Applications for such signage will need to comply with these provisions.
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Table 8.1 Signage
SIGN TYPE DEFINITION REQUIREMENTS
Advertising Panel 1. notto extend laterally beyond the wall/boundary

Any advertising structure, other than those

Ul

described below, which Is unilluminated, 2. projection above the top of the wall not to exceed 2.4m
including a hearding or bulletin board
Awning Sign; Sign attached to the underside of an awning 1. shall not exceed 2.5 m.etres in length
{other than the fascia or return end) 2. Shall not exceed C.5m In deoth
under-awning 3. Shall be erected horizental to the ground at right angles to the building and no closer
than 2.6 metres from the ground
3. Shali not project beyond the awning
4. Shall be securely fixed by metal support
5. Maximum of 1 sign per & metres of street frontage with 2 maximum cf 2 signs per
business. Signs shall be spaced at least 6 metres apart from other under-awning signs
an the same or adjeining properties
Awning Sign: Sign attached to the upperside of an awning | 1. This form of sign is considered unacceptable in all areas.
above-awning (other than the fascia or return end
Fascla Slgn Sign attachec to the fascia or return of an 1. Shall r.mt .pr.mect vertically or horizontally beyond the fascia or return end of the awning
awning to which it is attached
2. shall not extend more than 300mm from the fascia or return end of the awning
Floodlit Sign llluminated {as to any part of the advertising ; E.i‘la:;mum s:.e ta be df;ernllredtb; sslgnafe tvpbe th 41 the si oct
area) by an external light source angd | = LigNting medium must be at least 2.6 metres ahove the groun e sign projects over
. . a footpath
whether or notincluded in any other class of . . !
- 3. Lighting must not create glare to vehicles or pedestrians,
advertising structure S - . . . .
- o 4. Lighting must be located to avold light spill into residential properties

2014
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Painted Blind Sign

A sigh painted on a blind attached to the
fascia or front underside of an awning

Flush Wall Sign Attached to the wall of a building {other - Ly pro!ect atek S 00mmbiE the.faFe of the wall
. ] 2. Shall not project beyond the comer of the building or above the parapet or eaves
than the transom of & doorway or display . s
window) 3. Shall be located to complement the architecture of the building
4. Shall not cover any window cr architectural projections
5. Shall not have an advertising area greater than 4.5m?
6. Where the sign projects more than 50mm from the face of the wall, the sign shall have
a minimum clearance of 2.6 metres from ground level to the underside of the sign
7. Shail not be illuminated internally
llluminated Sign llluminated {as to any part of the advertising - Mam_mum SHAE LU S s.|gnage type .
) P 2. Lighting must not create glare to vehicles or pedestrians.
area) by an internal source of artificial light A A o . . .
. ) 3. Lighting must be located to aveid light spill into residential properties
and whether or not included in any other 4. Must not be a flashing si
class of advertising structure - Must not be a flashing sign
Moving Sign Attached to a building and capable of | 1. This form of sign is considered unacceptable in all areas.
movement by any source of power (whether
or not included in any other class of
advertising structure}
Painted Wall Sign Painted on to a wall of 2 building 1. Shall not have an advertising area greater than 4.5m>.
1. Shall not have an advertising area greater than 2.0m”>

2. The blind must run parallel with the street frontage

Projecting Wall Sign

Attached to the wall of a building (other
than the transom of a doorway or display
window) and projecting horizontally mare
than 300mm

w

- U

. Will not generally be permitted unless they can be demcnstrated to be of an

architectural style which is particularly suited to that building and to the design of that
and adjoining buildings

. Shall not be located above the awning of a building
. Shall be erected horizontal to the ground at right angles tc the building and no closer

than 2.6 metres from the ground

. Shall have a maximum width of 1.2 metres

. Shall have a maximum depth of 0.5 metres

. Shall not be within 0.6 metres of the vertical projection of the kerb

. Maximum of 1 sign per & metres of street frontage with a maximum of 2 signs per

business. Signs shall be spaced at least 6 metres apart from other under-awning signs
on the same cr adjoining properties
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Roof Sign Erected above the rocof or parapet of a | 1. This form of sign is considered unacceptable in all areas.
building

. Shall not extend below the level of the head of the doorway or window it is attached to

. Shall be located on the ground floor and shall not project above the ceiling leve!

. Shall not be more than 3 m* in area

. Shall be painted or fixed flat to and not project more than 50mm from the surface of
the wall

5. Shall not be internally illuminated

Top Hamper Sign Attached to the transom of a doorway or
display window of a building

oW e

Reference
Australian Council of National Trusts, 1984. “Lettering and Signs an Buildings, C. 1850-1900”, Technical Bulletin 2.2 {Copy available at Council’s Office)
Department of Planning (undated). “Outdoor Advertising. An Urban Design-Based Approach”, Department of Planning, Sydney. {Copy available at Council's Office)

Jackson, R. and Lawrance, C, 2006. Conserving Historic Signs. Conservation guideline for historic signs and new signs for heritage building, NSW Heritage Office. (Available
on the NSW Heritage Office website).

NSW Heritage Office (undated). “Street Smart: Corporate Development in Historic Town Centres”, NSW Heritage Office. (Copy available at Council’s Office)

Pears, Harry C. 2003, “Decorate with type: Typeface Research”. {Example of varicus type for particular decades) {Copy available at Council’s Office)
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Chapter 9 Development and Heritage Conservation

About this Chapter

The intent of this chapter is to provide guidance about development within Heritage Conservation
Areas or on Heritage Items. Heritage Conservation Areas and Heritage ltems are listed in the Uralla
LEP and their locations are recorded on the associated Heritage Maps. The Uraila LEP also states
objectives for heritage conservation and explicitly addresses requirements for development in
heritage areas or on heritage items.

This Chapter provides additional information about development and heritage conservation.

Where this Chapter applies

This Chapter applies to all land identified in the Uralla LEP and associated maps as having heritage
significance.

General Advice to Applicants for Development

In order to help assist developers undertake developments that respect and enhance heritage
values, Council has a heritage advisor who is available for consultation free of charge to potential
developers. Council recommends that developers contact Council early in their design process and
seek advice on heritage issues so that the design response can be more cost-effectively worked into
the overall design solution.

Exempt Development

* Must not be carried out on land that comprises, or on which there is, an item that is listed on
the State Heritage Register under the Heritage Act 1977; however

* Where heritage items listed in Schedule 5 of the LEP are clearly mapped and described, certain
types of exempt development can take place on parts of the lot that are not the heritage item.

* Additionally, development that is subject to a specific exemption under s57 of the Heritage Act

Note: only certain types of development are permitted to be undertaken as Exempt Development
and these are specified in the Codes SEPP.

Complying Development

« Complying development cannot be carried out on an item listed on the State Heritage Register
(SHR) or that is subject to an interim heritage order under the Heritage Act 1377; however

* Complying development may be carried out on such land if the development is located outside
of the area of the item as defined on the SHR or if the work is subject to a specific exemption
under s57 of the Heritage Act 1977;

* Where heritage items are clearly mapped and described, complying development can take place
on parts of the lot that are not the heritage item. Additionally, development that is enabled by
the Codes SEPP and also identified in specific exemptions under the Heritage Act 1977 is
enabled on heritage items;
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¢ Complying development generally cannot take place on heritage items and draft heritage items
locally listed on Schedule 5 of the LEP; but if the item is clearly mapped or described, the
development can still take place on the land outside the mapped area;

* May be permissible within a Heritage Conservation Area, although not for development under
the General Housing Code or the Rural Housing Code unless the development is for a
{residential) detached outbuilding or a swimming pool; and

e Certain complying development types are permissible under the General Commercial and
Industrial Code in the Codes SEPP (see chapter 5 Development in Commercial and Industrial
Areas).

Performance Criteria

* Development that achieves desirable social and economic benefits as well as meeting the
heritage objectives of the Uralla LEP.

Acceptable Solutions — Uralla Town Centre

Aims and Objectives

* The objective of conserving the character of the Meritage Conservation Area is to
sympathetically accommodate development (change), not to prevent it. The area must be
aliowed to redevelop and grow to accommodate the needs of the commercial area.

* These development guidelines aim to promote development that is well sited and designed to
be sympathetic with the character of the area.

The following guidelines are based mainly upon the recommendations of the Uralla Main Street
Study (R J Ratcliffe, 1997). The information on the heritage value of individual buildings within the
town centre has been included on inventory sheets in Volume 2 of the Uralla Main Street Study
{1997). A copy of the Study is available for public inspection at Council’s office by appointment
during ordinary business hours.

Significant features

Features of significance should be conserved or reinstated. Any inappropriate alteration should be
removed and the original feature re-constructed as well as possible. The heritage inventory form for
the building will assist in identifying any significant features.

Material and external appearance

Insensitive application of new materials or finishes to an old building may ruin its appearance, for
example face brickwork should not be painted or rendered.

Streetscape

Colour schemes

Only buildings with high heritage significance should be painted in their original colour schemes.
Otherwise a traditional colour scheme which fits in with the street as a whole should be considered,
especially for that part of the building from the awning soffit upwards. For different styles and
periods of building there are alternative colour schemes availabie. Refer to two books by Evans,

)
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Lucas and Stapleton on Colour Schemes for Old Australian Houses {see reference list-atend-of-this
Hoorareastorey

Parapets, awning soffits and fascias that are continuous across more than one occupancy should be
painted with the same colour(s) irrespective of the different signage.

Infill development

Infill buildings should not pretend to be heritage buildings but must be sympathetic to the period of
the buildings surrounding it and fit into the streetscape. Materials for major building elements
should relate to the common materials existing in the area. For development within a row of
buildings, the new work should try to adopt the existing horizontal lines which run along buildings,
such as roof ridges, parapets, gutters, window sills and awnings.

Window and door openings are a major part of a building’s design. For infill development the
proportions of the openings should be similar to those of adjoining buildings, Long facades should
be broken up by windows or recesses, combined with verandahs, awnings or window hoods.

Verandahs and awnings

If a canopy is proposed or is to be altered to a building which originally had post supported
verandahs or awnings it should aim to replicate the original style and details. Replacement of
suspended awnings with original post supported awnings is encouraged. However, replacement of
original suspended awnings with post supported verandahs is inappropriate.

New infill development and most new awnings may be built in the modern style of suspended steel.
However, the dimensions and siting of the new awning should consider the pitch, height and depth
of verandahs and awnings on neighbouring buildings.

Roofs

Many roofs on heritage buildings cannot be seen from the street because they are hidden by
parapets. For new buildings, if the roof is visible the roofing materials and pitch should be
sympathetic with neighbouring buildings.

Contributory buildings {includes Heritage items)

The following criteria should be used to determine the extent to which an existing building within a
Heritage Conservation Area contributes to the heritage significance of the area, and thus the degree
of conservation that is required. Generally buildings will fall into one of the categories outlined in
Table 9.1.

Table 8.1 Heritage significance categories
Category Description Acceptable Solutions
Category 1: These buildings generally have a high degree of | Maintain heritage

intactness and are significant both as an | characteristics and all
individual heritage item in their own right and | significant fabric and

for their high level of contribution to the | streetscape intactness.
character of the area. These buildings are often
landmarks within the conservation area. The

Heritage ltems &
Landmark
Buildings

compromised. in the Uralla LEP.

significance of these buildings should not be | Note: These buildings are listed
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Category

Description

Acceptable Solutions

Category 2:

Significant
Contribution

Buildings of form and character with a high
degree of intactness which contribute
significantly to the character of the area.

Maintain and where
appropriate, restore heritage
characteristics and streetscape
intactness,

Category 3:

Contribution
Compromised

Buildings which contribute to the character of
the area but whose significance has been
reduced by loss of original materials/details {e.g.
roofs, fences, werandas verandahs and
unsympathetic changes) or inappropriate
decorative treatment.

Reconstruct original features/
remove unsympathetic
additions.

Category 4:

Complementary
In-fill or Neutral
Impact Buildings

tn-fill buildings which complement heritage
characteristics and streetscape qualities.

Buildings whose impact on the

character of the area is neutral.

heritage

Ensure buildings and/ or the
site continues to complement
its surrounding development
with no adverse impact on the
heritage significance of the
area.

Maintain the neutral impact of
such buildings and improve as
and when appropriate, by
reconstruction of original
features or removal of
unsympathetic additions.

Category 5:

Adverse Impact

Buildings which have an adverse impact on the
precinct because of their scale, design,
assertiveness, materials, or because their
original qualities have been altered, removed or
destroyed

Encourage the ultimate
replacement of the building
with one less assertive, or
ameliorate their adverse
impact by more appropriate
colour scheme, etc.

Acceptable Solutions — Bundarra Town Centre

* The relevant parts of the Acceptable Solutions for the Uralla Town Centre shall apply for
development within the Bundarra Town Centre.

Acceptable Solutions — Rocky River Gold Mining Precinct

e All development should avoid damaging or impacting upon artefacts such as water races and
remains of diggings and structures relating to the historic mining activities; and

* Consent is required for any development that would involve altering a heritage item or a
building, work, relic, tree or place.
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Acceptable Solutions — Wollun Village Precinct

* This precinct has #e few specific heritage buildings to be protected, hewever and it does
represent an important location in terms of being the site of a former small town that has been
subjected to decline through increased mobility and depopulation; and

* Consent is required for any development that would involve altering a heritage item or a
building, work, relic, tree or place.

Alternative Solutions

Council will consider alternative approaches providing they meet the heritage objectives of the
Uralla LEP and any other relevant legislation and/or planning policies and guidelines.
Reference

Evans, I, Lucas, C. and Stapleton, \. 1984. Colour schemes for Old Australian houses, The Flannel
fiower Press Pty Ltd, Yeronga.

Evans, I., Lucas, C. and Stapleton, |. 1992. More Colour schemes for Old Australian houses, The
Flannel flower Press Pty Ltd, Yeronga,

Vines, E. 1996. “Streetwise. A practical guide for the revitalisation of commercial heritage precincts
and traditional main street in Australian Country Towns”, National Trust of Australia (NSW), {Copy
available at Council’s Office)
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Chapter 10 Development in Gateway Areas

About this Chapter

The southern approaches {gateways) to Uralla along the New England Highway and Thunderboit’s
Way each have areas of industrial and/or commercial land. It is important that as these sites are
developed, an aesthetically pleasing town entrance vista is maintained and where possible
enhanced. This chapter provides guidance to help ensure that this is achieved.

_Wmhere this Chapter applies

This chapter applies to land zoned B6 Enterprise Corridor and IN2 Light Industrial adjoining the New
England Highway and Thunderboli’s Way to the south of Uralla.

Aims and Objectives

& To ensure that the southern gateway areas of Uralla provide an inviting and pleasing vista
for those travelling towards Uralla.

Performance Qutcomes

» Development in gateway areas serves to enhance the overall landscape and streetscape

General Advice to Applicants for Development

A pre-lodgement meeting with Council is recommended in the conceptual planning stages of any
development.

Acceptable Solutions

Development within the southern gateway areas should contribute towards an attractive
streetscape and a significant aspect of this is the provision of landscaped areas along site frontages.
Given the diversity of developments permitted within the zones, landscaping is one of the few
elements which can provide a unifying theme towards creating an established streetscape. A
landscaping plan is to be submitted with any development application.

The landscaping requirements and guidelines for development are:

* The area between the front site boundary and the buiiding line is to be landscaped;

o Car parking areas are permitted between the front site boundary and the building line but only
if the car park is suitably screened from public view with landscaping;

s High fences or walls along site boundaries adjacent to public roads are not considered desirable.
However, where they are required for noise attenuation or security purposes and the like, the
fence or wall is to be set back at least 1 metre from the front boundary and the area between
the fence or wall and the front boundary is to be landscaped to reduce its visual impact;

* Unutilised parts of the site should be landscaped;

s Existing trees should be retained where possible;

¢ Since landscaped areas are to be properly established and maintained, particular attention
should be given to the types of landscaping materials (including plants, fencing and paving) to
be used so as to achieve a durable and low maintenance landscaped area;
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Large car parking areas should use landscaping to break up the visual impact of the expanse of

sealed surface and to provide shade; and
Trees may be planted to shade buildings, especially deciduous trees planted to control north

sun entry to windows.
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Chapter 11 Floodplain Development and Management

About this Chapter

The purpose of this Chapter is to supplement flood planning provisions of the Uralla LEP. Council's
flood studies have been developed in accordance with the NSW Government’'s Floodplain
Development Manual 2005 which provides recommended approaches to the various planning
controls that ought to be applied to land within a Flood Planning Area.

Flood studies have been completed for the Bundarra Village and land adjacent to the Rocky and
Uralla Creek within the Uralla town area. The remainder of flood susceptible land adjacent to
waterways within the LGA have not been studied and are subject to the standard provisions of
Clause 6.2(3) of the LEP.

The manual categorises floodplain risk into three hydraulic classifications; “floodways”, “flood
storage” and “flood fringe”, with each category broken down into “high hazard” and “low hazard”
flood risk.

Under the standard clauses within the Uralla LEP, Council is required to apply planning controls to
the following land:

a) land that is shown as “Flood Planning Area” on the Flood Planning Map, and
b} other land at or below the Flood Planning Level.

The LEP Flood Planning Map Sheet FLD_001A identifies the Flood Planning Area at Bundarra.
Planning controls that apply to this area are indicated in the section in this chapter headed “Flood
Planning Controls — Bundarra”. Area specific flood planning controls for Uralla are provided in this
chapter headed “Flood Planning Controls — Uralla”

Council is also required to apply planning controls to other land in the Shire even if it is not formally
identified or mapped through a flood study. This applies to land near waterways within the Shire.
Planning controls that apply to these areas are indicated in the section headed “Flood Planning
Controls — Unmapped Areas”.

Where this Chaptgr_gpplies

This Chapter applies to all land within the Uralta Shire.

Terms used in this Chapter

Technical terms used in this Chapter are defined below.

Annual exceedonce

probability (AEP) the chance of a flood of a given or larger size occurring in any one year,
usually expressed as a percentage.

Extreme flood has been adopted as the design 1% AEP flood factored by three (3) for
emergency management purposes.

Floodway areas: those areas of the floodplain where a significant discharge of water occurs

during floods. They are often aligned with naturally defined channels.
Floodways are areas that, even if only partially blocked, would cause a
significant redistribution of flood flow, or a significant increase in flood
levels.
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Flood storage areas:  those parts of the floodplain that are important for the temporary storage
of floodwaters during the passage of a flood. The extent and behaviour of
flood storage areas may change with flood severity, and loss of flood
storage can increase the severity of flood impacts by reducing natural flood
attenuation. Hence, it is necessary to investigate a range of flood sizes
before defining flood storage areas.

Flood fringe areas the remaining area of flood liable land after floodway and flood storage
areas have been defined.

Flood planning level  the level of a 1% AEP flood event plus 0.5 metres freeboard.
Flood Planning Map 1. Uralla Local Environment Plan 2012 Flood Planning Map;
2. Figure 11.2 Flood Planning Area at Uralla.

Relationship to Other Planning Instruments

This Chapter has been prepared to be consistent with the aims, objectives and provisions of all
relevant State Environmental Planning Policies {SEPP’s), the Uralla LEP and the NSW Floodplain
Development Manual.

Minor development may be carried out in accordance with the State Environmental Planning Policy
{(Exempt and Complying Development Codes) 2008 (Codes SEPP). Clauses 3A.38 and 3.36C
Development standards for flood controf lots of the Codes SEPP provides controls for complying
development carried out in a flood storage area, a floodway and high hazard area.

Ge_neral Advice to Applicants

Applicants should check with Council staff on whether flood controls would apply in any given
situation.

Aims and Objectives

* To provide detailed controls for the assessment of applications lodged in accordance with
the EP&A Act for development on flood liable land;
To facilitate appropriate development for flood liable land;

# To ensure consistency when dealing with applications relating to flood liable land;

* To manage the risk to life, property and minimise the cost to the community as a result of
flood events;

# To permit minor extensions to existing development at floor levels consistent with that
existing development, where appropriate;

#» To provide guidelines for determination of merit of proposed development on flood liable
land; and

* To inform the community of Council’s policies for the use and development of flood liable
land.

Performance Outcomes:

e Development is consistent with the principles of the NSW Floodplain Development Manual
and the Uralla LEP;

¢ Development does not materiaily increase the risk to life; and
* New development occurs at or above the relevant flood planning level for area.

(""
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Acceptable Solutions:

Flood Planning Controls — Bundarra

Flood planning controls are based upon a flood plain management study completed in 1982 by
consultants Cameron McNamara. In this study, the consultants identified two distinct flood control
areas within the flood planning area at Bundarra — Area A which can be characterised as a floodway,
and Area B which can be characterised as a flood storage area.?

The Flood Planning Area is as mapped in Flood Pianning Map Sheet FLD_001A in the LEP, and
reflects a level at the Bundarra gauge of 13.2m pius a freeboard of 0.5m {AHD 653.54). This height
(AHD 653.54) is the Flood Planning Level for Bundarra.

Land in the floodway would be subject to relatively deep inundation and access problems in the 1%
AEP flood event, and as such further development within this zone should be limited. The flood
storage area can support further development provided that various precautions are implemented.
The areas hatched in light blue in Figure 11.1 are the flood storage areas, while the rest of the flood
planning area enclosed by the dark blue line is expected to behave as a floodway in a 1% AEP flood
event.

Before determining an application for development on land within the Flood Planning Area in
Bundarra, Council must take into account the general considerations applying to all applications as
well as those additional matters which are relevant to the type of development that is proposed.

i

Figure11.1 Flood Planning Area at Bundarra. Flood storage areas are hatched in light blue.

Unhatched area is floodway in a 1% AEP event.

% While not formally identified as either ‘floodway” or ‘flood storage area’ in the Cameron McNamara study,
the areas can be reascnably characterized in this way given the general comments about flood behavior and
flow provided in that study.
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Flood Planning Controls - Uralla

Flood planning controls are derived from the Rocky and Uralla Creeks Flood Study completed in June
2014 by Paterson Consultants Pty Ltd and are summarised as follows:
a) There are virtually no areas that would be considered as “flood storage” as separate from
“floodway”.

b} “Flood fringe” can be defined as where flood depths are less than 0.3 metres. Plotting of the
areas of “flood fringe” shows such areas are not more than 4 metres from the design 1%

AEP flood extent.
c) The flood extent of the design 1% AEP event should be defined as “floodway”

d) Distances between low and high hazard areas are very small, therefore, the flood extent of
the design 1% AEP flood is defined as “High Hazard Floodway”

Figure 11.2 identifies the design 1% AEP flood extents as “High Hazard Floodway” {shown dark blue}
with the extent of the “Extreme Flood” for emergency management purposes (shown light blue).
Flood planning fevels for Uralla are found at Figure 18 of the Rocky & Uralla Creeks Flood Study
available from Council or on the Council website at http://www.uralla.nsw.gov.au.

Before determining an application for development on land within the Flood Planning Area in Uralla,
Council must take into account the matters listed in Flood Planning Clause 6.2(3) of the LEP.
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Figure 11.2 Fload Planning Area at Uralla
Extent of Extreme Flood

High Hazard Floodway {extent of design 1% AEP event)
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Development in Floodways

Development in floodways may adversely affect flood levels and velocities due to the potential to
block or divert flow. There is also the potential for structures to be damaged or undermined due to
the flow of water. In general, it is preferable that structures not be located in a floodway.

Development Generally

Building floor levels, including non-habitable rooms, shall be at or above the Flood Planning
Level.

Filling of land shall ensure flood flow velocities shall not be increased by more than 10 %.
Community infrastructure is not to be located in the floodway:.

Any dangerous goods or chemicals must have adequate and proper storage above the
Fiood Planning Level.

New Development

No new buildings are to be constructed in the floodway unless the site has been filled to
above the 1% AEP flood level (refer separate controls for filling of land in the floodway) or
the development is certified * by a qualified engineer that it will not alter flood behaviour to
the detriment of other property.

Filling of land or enclosed building foundations will only be permitted where it can be
demonstrated there will be no change to flood behaviour beyond the property bou ndary.
Where filling or enclosed building foundations are involved, the proposal shall be
accompanied by a certified flood study report {refer footnote #3)which demonstrates that
there will be no measurable adverse effect on flood behaviour, over the full range of floods,
beyond the property boundary or adverse effects to drainage or surface runoff of adjoining
properties.

Buildings will not be enclosed below the Flood Planning Level, except for the purposes of a
garage and laundry facilities and the entry to a maximum enclosed area of 40 square
metres;

Any on-site sewerage management system must be constructed above the Flood Planning
Level or must be sealed against flood waters.

Development shall be sited to provide safe access (vehicular and pedestrian) to a location
above the 1% AEP flood level.

Redevelopment

Redevelopment and extensions to existing buildings will only be permitted for legal /
authorised structures.

Consideration will be given to redevelopment and extensions to existing buildings where it
can be demonstrated that there is a net public benefit or improvement in the flood impact
of the existing structure.

Floor levels of new work, including non-habitable rooms, shall be equal to or above the
Flood Planning Level.

Consent will not be granted to convert existing sheds, garages or the like that are sited
below the Flood Planning Level for habitable purposes.

Flood proofing shall be provided to all parts of the structure up to the Flood Planning Level
by the provision of approved flood proofing measures”.

Extensions to existing buildings:

3 Unless instructed otherwise by Council, flood certification and flood studies shall be prepared under the
guidelines of the NSW Government's Floodplain Development Manual 2005 and shall be undertaken and
certified by a professional Civil / Hydraulic Engineer with qualifications suitable for admission as a corporate
Member of Engineers Australia.

4 Refer Appendix 11.1 Flood Proofing Guidelines
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Fencing

Develo

Prior to

© May result in an additional area floor area less than 75% of the existing floor area of
the building.

o Building extensions are not to be sited to cause further intrusion into the floodway.

o The floor level of attached extensions will match or be no lower than the existing
building floor level.

o The floor level of detached extensions shall be at or above the Flood Pianning Level.

o Building material requirements for extensions shall be consistent with the material
listed in Table A.11.1 (Appendix).

© Building extensions will require structural engineer’s certification {refer footnote
#3) that the structure can withstand the force of floodwater, debris and buoyancy in
a PMF flood and that cladding and other non-structural components are designed to
cater for the force of floodwater, debris and buoyancy up to the FPL.

Fencing in floodways shall be permeable to the flow of flood water and designed to
minimise the accumulation of debris.
Post and wire or collapsible fencing is preferred. Alternatively, fencing shall have a
maximum obstruction up to 900mm to the flow of 15%, openings of no less than 125mm
and a maximum height of 1.2m (the use of open mesh with 100mm minimum openings is
permitted for swimming pool fences).

pment in Flood Storage Areas and Extreme Flood Extent

giving consent to any development with these areas, Council shall take into consideration

the following:

Any adverse influence on the passage of flood waters.

Depths of inundation and possible duration.

Access during a major flood event.

The structural adequacy of any structure which is the subject of the application and the
structure’s ability to withstand flooding (refer footnote #3).

A mound consisting of suitable consolidated fill at least of a height equivalent to the Flood
Planning Level and with top dimensions at least three metres larger in all directions than the
dwelling. The fill shall have batters of 3:1 or flatter, adequately protected by pitching or
grass to prevent erosion and be contained within the allotment, or other approved method
of construction

Any on-site sewerage management system must be constructed above the Flood Planning
Level or must be sealed against flood waters.

Community infrastructure for the purpose of emergency services is not to be located in
these areas.

Additional Matters for Consideration ~ Commercial and Industrial Development

When ¢
within f

onsidering an application to carry out development for commercial or industrial purposes
lood liable land (floodway, flood storage or extreme flood extent), Council shall consider the

following additional matters:

The floor level of any structure or building shall be at or above the Flood Planning Level.

The likely depth of water and the proposed floor levei.

Measures to store or remove goods and plant above the Flood Planrning Level,

Whether any development below natural ground level is capable of being adequately
drained.

Whether satisfactory egress is provided from the building during times of a major flood
event.
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* Any dangerous goods or chemicals must have adequate and proper storage above the Flood
Planning Level.

Flood Planning Controls — Unmapped Areas

As noted above, land outside of the Uralla and Bundarra flood planning areas in the proximity of
waterways are also subject to inundation during flood events. However, in the absence of a flood
study it is not possible to accurately identify the location of a Flood Planning Level for the various
waterways involved. The only recourse is to base analysis on historical data and qualitative
assessment. Unfortunately, historical flood information gives an incomplete picture of flood risk.
The scant information often available does not provide an understanding of the range of potential
flood risk, their likely frequency, nor a good understanding of the variation in hazard across the
floodplain. Hence exposure to hazard and the cumulative impacts of development decisions would
not be fully understood.

The Floodplain Management Manual provides the following advice:

Until a flood study is completed (providing a better understanding of flood behaviour and hazard) it
is important that consideration and implementation of appropriate limits and controls for different
scales of development are set. These could include:

* Small scale and infill development outside known significant flow areas. These may require
minimum fill and floor levels based upon known historical flood levels and a freeboard
allowance, typically 0.5m for residential development though a higher freeboard may be
considered appropriate due to the degree of uncertainty. For infill development minimum
fill levels may not be feasible and it may be more appropriate to require minimum floor
level and structural certification of below floor components;

* larger scale developments or developments in areas known or expected to have significant
flood flows. The proponent may be required to submit a flood assessment to determine
potential impacts on flood behaviour, set appropriate minimum floor and fill levels. No
significant impacts on flood behaviour on other properties should be acceptable.
Emergency management should be considered in relation to the local flood plan, with self-
sufficient evacuation a requirement; and

s Additions and extensions to existing development shouid be considered in light of the
philosophy of merit based decision making and the information available on flood risk.
Additional Information Required for Development Applications in Unmapped Areas
where there is Potentially Flood Liable Land

Depending on the circumstances, Council may require an applicant to provide a Flood Investigation
Report by a suitably qualified and experienced professional to determine whether the proposed site
for a development would be within the FPL in a 1% AEP flood event. If it would be, then the
appropriate controls would be applied.

The appropriate controls for this section are the same as the general controls for the Bundarra
Flood Planning Area, and the specific controls for Flood Control Area A at Bundarra.

Alternative Solutions and Design Suggestions:

Other forms of development

Any forms of development not covered by the acceptable solutions need to demonstrate
consistency with the principles of the NSW Floodplain Development Manual 2005 and the Aims,
Objectives and Performance Outcomes of this Chapter.
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Note: An applicant may determine the category of hazard pertaining to o particular site by applying
the methodology detailed in the NSW Government Floodplain Development Manual, 2005. Any such
application and calculotions shall be accompanied by certification from an appropriately qualified
practising engineer that the principles of the Floodplain Development Manual, and this Chapter of
the DCP have been adopted.

Variations to the DCP requirements

Council may give consideration to varying the requirements of this plan where these are considered
unreasonabie or unnecessary in the circumstances of the case (such as where infill development or
replacement of existing buildings is proposed) and where the Aims, Objectives and Performance
Outcomes of this Chapter will not be compromised.

Any request for variation must be accompanied by sufficient calculations and documentation to
allow Council’s Director of Technical Services to give the proposed variation full consideration in
deciding to recommend to Council approval or refusal of the variation.

Decision criteria for variations to the DCP

In assessing all such applications Council will have regard to:

*  The relevant provisions of the EP&A Act 1979 as applicable in the circumstances;

¢ The likely effect of the development on the depth, velocity and distribution of flood waters
and flood behaviour;

*  The potential for damage to the development and the likely damage to stock, machinery
and equipment to be located in the development;

*  The number of persons expected to be housed or employed in the development and the
measures to be established for their evacuation and the social disruption and financial loss
arising from such evacuation;

®  The availability of alternative flood free sites and reasonable alternative uses for the land;

*  The potential for cumulative adverse impact if the proposed variation sets, or is likely to
set a precedent; and

®  The relationship to adjoining development.

Flood Proofing Guidelines

Flood proofing refers to any combination of measures incorporated in the design, construction and
alteration of individual buildings or structures subject to flooding, to reduce or eliminate flood
damages.

Flood proofing by filling of the site is generaily preferable where

® practical;

» if below the GFPL, compensatory works are provided to ensure there is no net loss in flood
storage at any flood level;

* if in a floodway, compensatory works are provided to ensure there is no increase in
adjacent flood levels nor redistribution of flow; and

= otherwise permitted.

Retrofitting removable shutters and the like to doors and windows may be a viable option for
existing development however this form of flood proofing is generally not viable for new
development or extensions to development as it relies of ongoing maintenance of the equipment
and timely intervention by the building occupiers. Notwithstanding, removable shutters and the like
would be a valuable adjunct to the measures described below.

Uralla Shire Council Development Control Flan - v6032015

Page S5 of 122



Therefore, when flood proofing is specified in this Plan and flood proofing by filling is not suitable,
the following basic guidelines shall be complied with.

The guidelines in Table A.11.1 provide an outline of basic construction materials for development
below the applicable Flood Planning Level. It should be noted that compliance with these guidelines
does not guarantee the performance of a structure under flood conditions. Further structural
details and certification may be required by Council for specific proposals

Table A.11.1  Flood Compatible Materials

Flooring and Sub-tloor

Wall Struciure

Wall and Ceiling Linings

Roof Structure

Doors

Insulation

Windows

Nails, Bolts, Hinges and Fittings

Main Power Supply

Concrete clab-on-ground monolith construction
Suspended reinforced concrete stab

Solid brickwork, blockwork, reintorced, voncrete or mass concrete
Fibro-cement

Brick, face or glazed

Clay tile glazed in waterproof mortar

Concrete

Concrete block

Steel with waterproof applications

Stone, natural solid or veneer, waterproof grout
Glass blocks

Glass

Plastic sheeting or wall with waterproof adhesive

Reinforced concrete construction
Galvanised metal construction

Sohd panel with water proof adhesives
Flush door with marine ply filled with closed cell foam
Painted metal construction

Aluminium or galvanised steel frame

Closed cell solid insulation

Plastic/polystyrene boards

Aluminium frame with stainless steel rolters or similar corrosion
and water resistant matenal

Brass, nylon or stamnless steel

Removable pin hinges

Hot dipped galvanised steel wire nalls or similar

Subject to the approval of the relevant authority the incoming
main commercial power service equipment, including all metering
equipment, shall be located above the designated flood level

Means shall be available to easily disconnect the dwelling from
the main power supply
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Flood Compatible Material

Wiring

Electrical Eqquipment

Heating and Asr Conditioning
Systems

Fuel storage for heating
purposes

Ducting for heating/cooting
purposes

All wining, power outlets, switches, etc, should be located zhpve
the designated flood level All electrical wiring installed below this
leve:l should be switable for continuous underwater immersion
and should contain no fibrous compenents

Earth leakage circuit-breakers {core balance relays) or Residual
Current Devices {RCD) must be installed

Only submersible type splices should be used below maximum
flood level

All conduits located below the relevant designated flood level
should be so installed that they will be self-draining if subjected to
flooding

All equipment installed below or partially below the designated
flood level should be capable of disconnection by a single plug
and socket assembly

Heating and air conditioning systems should be installed in areac
and spaces of the house above the designated flood level

Heating systems using gas or oil as a fuel should have a manually
operated valve located in the fuel supply line to enable fuel vut-
off '

The heating equipment and related fuel storage tanks should be
mounted on and securely anchored to a foundation pad of
sufficient mass ta overcome buoyancy and prevent movement
that could damage the fuel supply fine. The tanks should be
vented to an elevation of 600 millimetres above the designated
flood level

All ductwork located below the relevant flood level should be
provided with openings for drainage and clezning Self-draining
may be achieved by constructing the ductwork on a suitable
grade Where ductwork must pasc through a water-tight wall or
floor below the relevant flood level, a closure assembly operated
from above relevant flood level should protect the ductwork
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Chapter 12 Regulation of Brothels

About this Chapter

Brothels require development consent from Council before they can operate and must also comply
with Council's planning controls. These controls are contained within the Uraila LEP and this chapter
of the Development Control Plan.

The planning controls are designed to ensure that brothels operate in appropriate locations and in
an appropriate manner so that their effects on the community are minimised and do not result in
the loss of any community amenity,

Where this Chapter applies

This Chapter applies to any application for a brothel in the Uralla Shire.

General Advice to Applicants for Brothels__

Purpose

The purpose of this chapter is to provide detailed planning controls and guidance for the operation
of brothels.

Aims
This aims of this chapter are to:

¢ Provide guidelines and planning controls for the determination of development applications
for brothels in the Uralla Shire; and

* Ensure that the operation of brothels meets community standards and does not adversely
affect the amenity of land used for educational, recreational, residential, cultural, religious
or community purposes or neighbourhood business.

Objectives

The objectives of this chapter of the DCP are:

* To ensure that brothels are appropriately located to minimise offence to the community
and mitigate any adverse social impacts;

* Toensure that the access to brothels is safe for patrons and staff;

* To ensure that brothels are designed to minimise the impact and presence of the
development in the locality;

s Toensure that there is adequate provision for off street car parking;

+ To ensure the safe and healthy operation of brothels;

* To ensure that brothels operate at times where they will have least impact on the
community and surrounding neighbourhood; and

* To allow Council to monitor the operation of approved brothels in terms of compliance with
conditions of consent and complaints from the general public.

Application of the Chapter

Council shall take the provisions of this chapter into consideration in determining applications for
the operation of brothels. Compliance with the provisions of this Chapter does not necessarily mean
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that Council will consent to an application. Council must consider the full range of matters listed
under Chapter79C(1) of the EP&A Act. Each application will be considered on its merits.

Note that Council may give consideration to a time-limjted consent, in particular where Council is of
the opinion that a limited period of operation is necessary to fully assess whether a brothel could
operate in a compliant manner. Within this period the applicant shall be entitled to seek an
amendment under Section 96(2) of the EP&A Act to alfow an extension to the operation of the
brothel. Council may then decide to either allow the brothel to operate for a further period or decline
to amend the period of operation, in which case the brothe! shall cease operation on the expiration
of the consent.

Information to be supplied

The following information as a minimum must accompany any development application for a
brothel:

(a) Plan Information:

. A fully dimensioned location plan, drawn to scale, showing proximity and location to
nearby churches, schools, community facilities, hospitals, bus stops, parks and
recreation facilities used by children, such as amusement arcades, sporting fields etc
and distance from any residential zone or from properties used or partly used or
capable of being lawfully used for residential purposes {other than ancillary
dwellings); and

® Type of land uses carried out on adjacent and nearby properties; and
¢ The location of any other brothei in the vicinity;

Il. A fully dimensioned site plan drawn to scale which locates the proposed brothel
accurately in relation to the boundaries of the subject land;

lll. A floor plan and elevation plans of the building drawn to scale which indicates the
proposed use of each room and shows compliance with the National Building Code
and the Disability Discrimination Act 1992; and

¢  Entrances to and exits from the site; and

¢  Location, number and layout of off-street car parking; and
®  The exterior colour scheme of the proposed brothel: and
®  Details of the existing and proposed external lighting.

(b) Written Information:

The application shall include a Statement of Environmental Effects detailing the proposed use and
indicating the following:

*  Name of occupier of the premises or contact person;

®  Number of employees, including the number of sex warkers;

®  Proposed hours of operation;

*  Number of rooms in the premises proposed to be used for prostitution;

e  (Car parking facilities;

@ Method of laundering linen/towels;

®  Sanitary facilities to be provided;

e Health and hygiene control;

* Ventilation and lighting; and

®  Security provisions.
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The Statement of Environmental Effects submitted with the application shall also demonstrate how
the proposal complies with Council's planning requirements and the matters to be assessed under
Section 79C(1) of the EP&A Act.

{c} A Waste Management Plan is to be prepared in accordance with the NSW Health
Department's guidelines.

Note: Failure to comply with this Plan or submit the information detailed above will usually mean
that the application wifl be delayed or refused,

Establishment of Brothels

tntroduction and General Provisions

Brothels are only to be located within the industrial zones {IN1 and IN2) as identified in the Uralla
LEP.

Aims:

® To ensure brothels and associated activities remain discreet and dispersed; and
= To prevent safety problems for staff and patrons.

Performance outcomes

® Brothels are not located in such concentration (either alone or in combination with other
sex-related businesses) as to result in the creation of a "red light" district;

® Access to or from a brothel is not near or within view from a church, hespital, bus stop,
school or any place frequented by children for recreational or cultural activities;
® Patrons of brothels do not loiter outside the premises;

® Access to the premises is clearly illuminated in order to discourage loitering and to ensure
the safety of patrons and staff;

® Brothel premises are designed to be compatible with the built form of adjacent premises;
and

* Disabled persons are able to access the development (as per requirements of the National
Building Code).

Acceptable solutions

® The brothel is not located within 100 metres (by pedestrian travel paths) of any other
brothel;

® The brothel is notin a “shop front” premises;

¢ The brothel is not located within 150 metres (by pedestrian travel paths) of existing
dwellings and hospitals;

¢ The brothel is not located within 200 metres (by pedestrian travel paths) from churches,
schools, recreation areas and childcare centres;

® The brothel does not adjoin a residential flat, a residential flat building, an activity operated
by a religious institution, a restaurant, a supermarket, a video shop, or amusement parlours
and/or arcades;

® The brothel is not be located in or adjoining licensed premises, motels, boarding or guest
houses;

® The brothel does not contain more than 4 separate rooms for the purposes of sex services;
* The brothel is provided with a waiting room of at least 20 square metres in size;
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¢ The brothel is fitted with the necessary facilities and services for Class 6 buildings under the
National Building Code;

&  All windows are covered with blinds or curtains at all times:
® Outdoor lighting complies with Council’s requirements; and

¢ Access for disabled persons is provided to the development in accordance with the
Disabitity Discrimination Act, 1992 and the National Building Code.

Alternative approaches and design suggestions
N/A.

Operation of Brothels

Introduction and general provisions

The premises must be kept in a clean condition at all times. Cleaning is to be carried out by staff as
required. Particular attention must be paid to showers, baths and toilets (which may harbour and
spread fungi if inadequately disinfected and ventilated), linen, and swimming and spa pools.

Other general provisions:

*  Hours of operation are to avoid times of peak community activity in the locality;

*  Signs indicating that any premises are used for, are available for use, or that a person is
available, for the purposes of sex services are not to be erected;

*  Nofood or alcohol shall be served or consumed by clients on the premises; and

* In addition to emergency service providers, the brothel must allow entry to Police and
authorised persons from Uralla Shire Council (planning, health and building sections) or the
NSW Department of Health immediately upon request.

Aims

¢ Toensure the health and safety of patrons and staff; and
*  Toensure the brothel and associated activities remain discreet.

Performance outcomes

*»  Adequate sanitary facilities are provided for staff and patrons;

*  Showers, baths and toilets are kept clean and free of mould and fungus;

¢ Linen provided to patrons and staff is ciean;

* Contaminated waste is appropriately managed and disposed of;

*  Good levels of hygiene are maintained for swimming and spa pools;

*  The use of the premises does not give rise to transmission of noise to any place of different
occupancy or an offensive noise as defined in the Protection of the Environment Operations
Act 1997, and

¢  The brothe} maintains a discreet profile.

Acceptable solutions

Sanitary facilities:
* Sanitary facilities are provided in accordance with the requirements of the National
Building Code Part F. Separate toilet facilities are provided for staff:
+  Each room contains its own sanitary facilities comprising shower, toilet and hand basin for
the use of both sex workers and their clients. All required hand basins shall be provided
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with an adequate supply of potable water, at a temperature of at least 40°C, delivered
through an approved mixing device which can be adjusted to enable hands to be washed
under hot running water;

e The proprietor ensures that baths, toilets, and showers are cleaned and disinfected after
each use with a hypochlorite based disinfectant; and

*  Soap and single use towels are provided at all hand basins required in the premises.

Linen:

» The proprietor provides clean linen or clean cover; and clean towels for the use of
individual clients and sex workers;

¢ All linen, including towelling, which comes into contact with sex workers or clients, is
changed immediately after use;

¢ Two receptacles are provided for the separate storage of clean and used linen;

¢ Linen is washed by category in a hot water wash {water temperature a minimum of 70
degrees Celsius) using laundry detergent; and

®  Alllinen items are thoroughly dried after washing.

Note : It is recommended that proprietors use private contractors to launder towels, sheets etc,
When laundering is carried out on the premises, commerciolfindustrial equipment must be used.

Contaminated waste:

* Contaminated waste is disposed of by Environment Protection Authority licensed waste
collectors. Used condoms must be double bagged in plastic and placed in a suitable waste
receptacle on the premises.

Spa and swimming pools:

e  Spa baths are drained after each use 50 they can be cleaned and refilled with fresh
water. Note: Officers of Council and the NSW Health Department may carry out
periodic tests to ensure the pool water is suitable for bathing purposes;

*  The proprietor keeps on the premises an accurate kit used for the testing of pool

water. The kit is able to determine the concentration of:

free chlorine, total chlorine, and combined chlorine; or

total bromine; or

baquacil;

pH; and

reserved alkalinity.

Swimming and spa pools comply with the NSW Health Department Guidelines for

Disinfecting Public Swimming Pools and Spa Pools.

¢ All swimming or spa pools are disinfected by a method approved by the NSW Health
Department.

O 0 0 0 ¢

Note: Approved methods include:

o chlorine, or
o  bromine, or
o  salt water chlorination, or
o ozone.
*  Spa pools are drained each day so they can be cleaned and refilled with fresh water;
*  Swimming or Spa pools are provided with a system of automatic analysis and dosage
control equipment that will maintain the level of disinfectant; and
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*  Tests are conducted on every swimming pool or spa pool before the pool or spa is opened
each day, and every four (4) hours thereafter when the pool or spa is in use.

o Alog book of the pool or spa water quality is kept by the proprietor and is available for
inspection by Council's officers.

Note : The temperature of the water in the bathing area of a spa pool should not be alfowed to
exceed 40°C.The guidelines for disinfecting public swimming and spa pools can be obtained from
Council’s Technical Services Department.

Ventilation and Lighting:

*  The premises are ventilated in accordance with the requirements of the National Building
Code; and

¢ The premises are provided with adequate lighting in accordance with Australian Standard
AS 1680.

Noise:

*  The use of the premises does not give rise to sound levels at any point on the boundary of a
site greater than 5dBA above the background levels specified in Australian Standard 1055,
Acoustic Description and Measurement of Environment Noise.

Alternative approaches and design suggestions

N/A.
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Chapter 13 Notification Procedures

About this Chapter of the DCP

Outline

This Chapter of the DCP:

*  Supplements the provisions of the Uralla LEP; and
* Provides policies and guidelines on the notification of Development Applications.

Purpose

This Chapter of the DCP outlines Council’s policy for community notification in the assessment of
development applications and the formulation of development guidelines and policies. The Chapter
also outlines the necessary procedures involved in carrying out such notification.

Aims and Cbjectives

e Set out Council's requirements for the notification of development applications and
formulation of guidelines and policy;

* Provide for public participation in the consideration of applications that may detrimentally
affect the enjoyment of property or the public interest;

s Ensure the community is consulted during the formulation of guidelines and policies;

» Ensure that policy formulation is undertaken in a wider and more informed context;

* Allow for a reasonable time for inspection and making submissions on applications while
recognising the obligations of the Council to determine applications within prescribed
periods;

¢ Provide a direct avenue of access to the application process by affected residents and
owners who wish to express their concerns about proposals to Council staff, Councillors or
the relevant Council Committee;

* Set out matters for which the Council will have regard when forming its opinion as to
whether or not the enjoyment of adjoining land may be detrimentally affected by a
proposed development;

* Specify the circumstances when notification is not required; and

* Detail the form that notification will take and an applicant’s responsibility to provide a
notification plan.

Structure of this Chapter

This Chapter is divided into the following parts:

*  About this Chapter - Outlines the purpose, principal aims and contents of this Section;

» Notification and Advertising Procedures and Guidelines - This sets out the level of public
consultation required for various development applications. Detailed guidelines regarding
public notification and advertising procedures are also provided;

¢ Integrated, Designated and other categories of Development - This deals specifically with
the notification and advertising requirements of the above categories of development; and

e Policy Formulation - Outlines the community consultation guidelines that must be followed
when formulating a range of planning policies. These guidelines have been set to ensure
that policy formulation is undertaken in a wider and more informed context.
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Notification Procedures and Guidelines for Applications

This section provides detailed guidelines on procedural processes that must be followed when
notifying the community of applications. This plan provides for two levels of public consultation that
an application may be subject to, these are notification and advertising.

Notification of Applications

Adjoining landowners will be given notice of an application if, in the opinion of Council, the
enjoyment of land adjoining the development may be detrimentally affected by the proposed
development.

The following issues will be considered in forming an opinion as to whether or not the enjoyment of
land may be detrimentally affected by a proposed development:

*  The views to and the views from the land;

*  Overshadowing of the land;

e The privacy of the land;

* The likelthood of the land being detrimentally affected by the proposed use, such as noise,
odour or other polluting emissions;

¢ Proposed hours of use for the development;

® The scale or bulk of the proposed development; and

e Thesiting of the development in relation to site boundaries.

Upon the lodgement of an Application, the Planning Manager will determine who may be
detrimentally affected in terms of the matters to be considered.

Note: Council may also broaden the extent of notification following any inspection of the
development site, or increase the length of notification.
Applications which will not be notified

The following Applications will not be notified as per the provisions of this document:

Exempt and Complying Development:

* Exempt or complying development as set out in State Environmental Planning Policy
(Exempt and Complying Development Codes) 2008 {the Codes SEPP).

Subdivisions:

* Minor boundary adjustments, which do not require physical works: and
e Strata subdivision proposals.

Commercial or Industrial Uses:

* The change of use of buildings (in a commercial and industrial zone), except at Council’s
discretion.

Houses and Extensions:

* Detached single-storey dwellings in a Residential Zone {other than second-hand dwellings);

¢ Ancillary structures associated with residential developments, including carports, pergalas,
garden sheds and the like, which are sited 1m from any boundary, sited behind or in-line
with the existing building line and comply with Council’s building setbacks;

* Alterations to an existing residential building where the works will not result in any change
to the height, external configuration or external fagade of the existing building;
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* Single rural dwellings on properties of greater than 10 hectares, where the proposed
dwelling is located a minimum of 20m from the boundaries of the property;

* Alterations and extensions to rural dwellings on properties of greater than 10 hectares,
where the proposed dwelling is located a minimum of 20m from the boundaries of the
property; and

® Rural workers accommodation on properties greater than 100 hectares where the proposed
accommodation is located a minimum of 20 m from the boundaries of the site.

Swimming Pools:

*  Private swimming pools.

Persons to be Notified

Written notice of a Development Application will be sent to those persons who appear to the
Council to own or occupy adjoining land and neighbouring land if, in the Council’s opinion, the
enjoyment of the land may be detrimentally affected by the development proposal. This could
include land opposite or otherwise distanced from the application site.

Other Referrals

Certain Development Applications will attract a need for notification of other government
authorities and the seeking of their comments.

Notice will also be given to relevant Councils listed below, if the proposed development is located in
proximity to the Local Government Area boundaries of:

¢ Armidale Dumaresq Council;
* Tamworth Regional Council;
*  Walcha Shire Council;

*  Gwydir Shire Council; or

e Guyra Shire Council.

In the case of an Integrated Development Application, the application is to be referred to the
relevant authority in accordance with Clause 52A of the Environmental Planning and Assessment
Regulation 2000.

Notification of Amendments prior to determination & Modification Applications under
$96

Amendments prior to Determination

An applicant may make amendments to an application at any time before its determination, subject
to Council’s acceptance of those amendments. In these circumstances, Council will re-notify:

* Those persons who made submissions on the original application; and

* Any persons who own adjoining or neighbouring land (including those persons who were
previously notified of the application} who may in Council's opinion potentially be
detrimentally affected by the propesal as amended.

NOTE: If re-notification is required, further sets of plans for this purpose must be provided by the
applicant.
Modification of an Approval (after Determination) under Section 96

An applicant may lodge an application to modify an approval {under Section 96 of the EP&A Act) if
Council is satisfied that the development, as proposed to be modified, remains substantially the
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same development as that originally approved. Council will re-notify persons who made submission
on the original application and any persons who own adjoining or neighbouring land only where in
Council's those persons could be detrimentally affected by the proposal as amended.

Submissions received in relation to the modified proposal will be considered in Council’s assessment
of the application.

Notification Period

A person may inspect a plan and make a submission within the notification period which will be a
minimum of 14 days.

NOTE: For “advertised” and “designated development” the length of the notification period varies
and will be in accordance with the advertising requirements of the Environmental Planning and
Assessment Regulations (2000), unless a longer period is determined by Council.

Form of Submissions from Persons Notified & the General Public

Submissions made in respect of applications must be in writing and addressed to the General
Manager. Submissions must clearly indicate the name and address of the person making the
submission and details of the proposal to which the submission relates. Should an objection be part
of the submission, the reasons for the objection are to be provided. All submissions are to be
accompanied by a form declaring any donations or gifts to an elected member of Council or a
Council staff member (as set out in the form available for such declarations available frem Council
or Council’'s website).

Note: information regarding the making of a submission shall be provided with the notification
letter.

Consideration of Submissions

Council will consider all submissions received within the specified time period before determining a
Development Application. In making a determination the content of a submission must be balanced
with the Council’s statutory obligations. Submissions form a part of the assessment of an application
and each application will be assessed on its merits.

When determining a development application, Council will take into consideration any submissions
it has received during the notification period. Delegated authority will not be used to determine a
development application that has received a written objection to the proposal. Development
applications that have had a written objection submitted will be referred to the Development
Betermination-Advisory—nit relevant standing Council Committee for comment prior to being

referred to Council for determination discussion.

Applicant to be advised of Objections

Written submissions cannot remain confidential as they may be used to assist in negotiations with
the owner/applicant of the proposal or be included in Council business papers. The applicant, on
request, will be advised of the terms of any objection and is entitled to read all submissions
received. Where applications are amended in response to objections received, comments may be
sought from previous objector/s.

Notification of Determination

Following determination of an application each person who made a submission will be advised in
writing of Council’s decision in determining an application as soon as practical.
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Advertising of Applications

Where Council considers a given development may have the potential to have a much wider impact
than just on nearby property owners or have a community interest, Council may decide that the
development application should be advertised in the local print media (i.e. newspapers). A person
may inspect a plan and make a submission within the advertising period which will be a minimum of
14 days.

Advertising & Notification Costs

The applicant shall pay the Council a fee in accordance with Council’s adopted Schedule of Fees and
Charges to cover the cost of advertising and notification of the application and any amendment or
modification of it.

Integrated, Designated Development and other Categories of Development

Statutory notification requirements exist under the EP&A Act for certain categories of development
such as:

e [ntegrated Development;
» Designated development; and
* Other types of Approvals, including assessment of “activities” under Part 5 of the EP&A Act.

These must be advertised and exhibited in line with the requirements as outlined in the EP&A Act
and the Regulations.

NOTE: The requirements of the EP&A Act and Regulations are mandatory

Integrated Development

This is defined as a category of development {not being Exempt or Complying) that, in order for it to
be carried out, requires development consent and one of more approvals set out in Clause 91 of the
EP&A Act 1979.

Public Notification and Exhibition

The advertising and exhibition peried is a minimum of 21 days. Written notice is to be provided to
neighbouring owners surrounding the application site. The written notice shall contain all
information as outlined in the Regulations to the Act. The relevant government authority is to be
forwarded a written notice of application and notification plan within 2 days of receiving the
application. The notice shall also clearly state that the application is an Integrated Development,

Designated Development

Designated Developments are developments, which have major impacts on the environment.
Schedule 3 of the EP&A Regulations outlines what types of Development are classified as
Designated Development

Public Notification and Exhibition

The advertising and exhibition period is a minimum of 30 days. Written notice is to be given to
neighbotiring owners surrounding the application site. The written notice shall contain all
information as outlined in the Regulations to the EP & A Act. The relevant government authority is
to be forwarded a written notice and notification plan. The notice shall also clearly state that the
application is a Designated Development. Notice must include;

* A minimum of 2 public notices in local newspaper circulated in the area; and
* Anotification sign placed on the property (application site).
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Other types of Approval

“Activities” under Part 5 of the EP&A Act must be notified and exhibited in accordance with the
requirements of Section 113(1) of that act.

Public Notification and Exhibition

The advertising and exhibition period is a minimum of 30 days and advertising must include:

¢ A minimum of 2 public notices in a local newspaper circulated in the area.
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Chapter 14 Contaminated Land

About this Chapter

Development on land that is contaminated is a significant planning issue. At its worst,
contamination can be a risk to the health of users of land and/or the environment, and this risk can
be exacerbated when a change of land use occurs. All development is subject to controls contained
in the following documents:

s Contaminated Land Management Act 1997,
e State Environmental Planning Policy No 55 — Remediation of Land; and
* Managing Land Contamination — Planning Guidelines, SEPP 55-Remediation of Land.

This Chapter provides a summary of the planning controls relating to development activity.

uw_hgre this Chaptej applies

This Chapter applies to all land within the Uralla Shire.

General Advice to Applicants

There is a requirement that prior to issuing development consent for any development {including
both Complying Development and Development Applications), Council is required to consider
whether the land is (or might be) contaminated, and if it is to ensure that appropriate investigatory
and/or remedial action is undertaken prior to consent being issued.

The onus is on the developer of the land to take the necessary steps to determine whether the land
is actually or potentially contaminated prior to lodgement of an application. Among other things,
this will entail consideration of whether any of the land uses identified in Table 14.11 have ever
been undertaken on the subject land.

Table 14.1 Potential land contaminating activities

e acid/alkali plant and formulation

e agricultural/horticultural activities

o airports

e asbestos production and disposal

e chemicals manufacture and formulation
e defence works

e drum re-conditioning works

* dry cleaning establishments

» electrical manufacturing (transformers)
* electroplating and heat treatment premises
*  engine works

= explosives industry

= gas works

e iron and steel works

e |andfill sites

* metal treatment

e mining and extractive industries

¢  0il production and storage

* paint formulation and manufacture
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® pesticide manufacture and formulation
* power stations

e railway yards

® scrapyards

s service stations

¢ sheep and cattle dips

e smelting and refining

* tanning and associated trades

* waste storage and treatment

e wood preservation

The above uses are those referred to in Table 1 of Managing Land Contamination-Planning
Guidelines. The Guidelines make the following important note about this list:

ft is not sufficient to rely solely on the contents of this Table to determine whether a site is likely to
be contaminated or not. The Table is a guide only. A conclusive status can only be determined after a
review of the site history and, if necessary, sampling and analysis.

Aims and Objectives

+ To provide a consistent basis for Council in dealing with land use planning and development
matters, as well as requests for information from the public, where land is, or may
potentially be, contaminated as a result of existing or previous land use activities:

s To ensure that land use changes will not increase the risk to human health or to the
environment;

* To minimise the potential for adverse social and economic consequences which may arise
from a failure to identify and respond to issues of potential or actual contamination as part
of the land use planning and development process;

* To avoid inappropriate restrictions on land use as a consequence of existing or previous
land use activities;

* To ensure that Council fulfils its legal obligation of duty of care in relation to land
contamination issues; and

* To provide effective risk management for Council and community by reference to the law,
industry best practice literature and protocols, having regard in particular to the EP&A Act.

Performance Qutcomes

¢ Contaminated lands are identified and remediated as required as part of the development
process.

Acceptable Solutions

As noted above, Council is required to ensure that any contamination on land is appropriately
addressed as part of any development process.
SEPP 55 Requirements for Development

The following is drawn directly from the relevant section of State Environmental Planning Policy No
55 — Remediation of Land:

1. Council will not consent to the carrying out of any development on land unless:
a. it has considered whether the land is contaminated, and
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b. if the land is contaminated, it is satisfied that the land is suitable in its contaminated state
(or will be suitable, after remediation) for the purpose for which the development is
proposed to be carried out, and

c. if the land requires remediation to be made suitable for the purpose for which the
development is proposed to be carried out, it is satisfied that the land will be remediated
before the land is used for that purpose.

2. Before determining an application for consent to carry out development that would involve a
change of use on any of the land specified in subclause {4}, Counci! will consider a report
specifying the findings of a preliminary investigation of the land concerned carried out in
accordance with the contaminated land planning guidelines.

3. The applicant for development consent must carry out the investigation required by subclause
(2) and must provide a report on it to Council. Council may require the applicant to carry out,
and provide a report on, a detailed investigation (as referred to in the contaminated land
planning guidelines) if it considers that the findings of the preliminary investigation warrant
such an investigation.

4. The land concerned is:

a. land that is within an investigation area,

b. land on which development for a purpose referred to in Table 14.1 is being, or is known to
have been, carried out,

c. to the extent to which it is proposed to carry out development on it for residential,
educational, recreational or child care purposes, or for the purposes of a hospital—land:

i. in relation to which there is no knowledge {or incomplete knowledge) as to
whether development for a purpose referred to in Table 14.1 has been carried
out, and

ii. on which it would have been lawful to carry out such development during any
period in respect of which there is no knowledge (or incomplete knowledge).

Other Planning Considerations for Contaminated Land
In addition to the specific requirements for a development, Council is also required to consider
contaminated fands issues in a number of other situations including:

e Making of a Local Environmental Plan;
¢ Spot rezoning; and
= Making a Development Control Plan.
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Alternative Solutions

Any alternative solutions must comply with the provision of:

e Contaminated Land Management Act 1997;
* State Environmental Planning Policy No 55 — Remediation of Land; and
* Managing Land Contamination — Planning Guidelines, SEPP 55-Remediation of Land.

Former Pole Treatment Plant

The Environment Protection Authority (EPA) have given specific regulatory advice to Council
regarding this land known as the former Koppers Timber Treatment Site Lot 385 DP 755846.

Whife the EPA considers that regulatory intervention on this former timber site is not warranted and
that the site is suitable for industrial use in principle, this site is nevertheless a contaminated land.
Council, as a development consent authority, is advised to observe State Environmental Planning
Policy No.55 (SEPP 55} — Remediation of land. In this regard, the EPA offers the following specific
advice:

1. Should any part of the land be redeveloped for o use more sensitive than
commercial/industrial use, that specific area must be subject to a formal
contaminated site assessment to confirm its suitability of the intended use.

2. There has been no groundwater assessment carried out on the site in the past. The
EPA believes that the risk that the site will be subject to extensive groundwater
contamination is relatively low. This potential risk should not predicate the in-
principle suitability of the site for industrial use. However, we recommend that
Council requires a preliminary groundwater assessment on the areas where the
timber treatment facilities were located and were subsequently remediated to a soif
standard suitable for industrial use. The general location of these areas can be
found in the EES 1994 Validation Report. The findings may assist Council in
determining whether an environmental management plan (EMP} is required in
managing any residual contamination left on the site, for example, whether onsite
extraction of groundwater for a particular use is permitted. The EPA should be
provided with a copy of the findings.

Letter to Council from the NSW Environment Protection Authority dated 14 February 2012.
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Chapter 15 Other Matters

About this Chapter

This chapter provides information about additional matters not covered elsewhere in this DCP.

Where this Chapter applies

This Chapter applies to all land within the Uralla Shire.

Temporary Dwellings

The following applies to the use of a building as a temporary dwelling while a permanent dwelling is
being erected and where both dwellings are located on the same parcel of land.

Where it is proposed to reside in a moveable dwelling, such as a caravan, Council approval is
required.

Occupation of a temporary dwelling cannot commence until:

* Development consent for the erection of the permanent dwelling and the use of a
temporary dwelling has been granted;

* A construction certificate for the erection of the permanent dwelling has been issued,
footing/slabs poured and inspected by Certifier; and

* A compliance certificate has been issued to confirm that washing, bathing, cooking and
toilet facilities have been provided for the temporary dwelling.

If the temporary occupancy is undertaken without Council’'s approval, the dwelling must be vacated
prior to consideration of the application.

The following criteria will be taken into account when Council’s delegated officer determines
whether to approve an application for temporary occupation:

* The circumstances of the case;

* The standard and type of temporary dwelling proposed and its location; and

e Matters relating to health and convenience.

The initial period of occupation of the temporary dwelling is to be no longer than twelve {12)
months. Council will extend the period if;

* Satisfactory progress is being made in the construction of the permanent dwelling within
the twelve (12) month period; and
* The circumstances of the case justify an extension to the period.

Upon completion and occupation of the permanent dwelling, the use of the temporary dwelling for
residential purposes must cease.

Relocation of Buildings

The following provisions apply to the relocation of a building to land within Uralla Shire. A proposal
to relocate a building requires development consent from Council and a construction certificate.

The development application is to be supported by a detailed report of an inspection of the dwelling
to be relocated, including photographs. The inspection is to be carried out by a suitably qualified
person such as an architect, building surveyor, building consultant or engineer.
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In determining whether to grant development consent Council must take into consideration:

The condition and acceptability of the building;

The purpose for which the building is to be used;

Compliance with the National Building Code; and

The suitability of the building for the proposed site and to adjacent development.

Within 12 months of the building being sited on the land, a compliance certificate must be applied
for which confirms that the development has been completed and all conditions of the
development consent have been satisfied. Where the development will not be completed within
twelve (12} months, the applicant may apply, at least one month prior to the expiration of the 12
month period, for an extension of time to complete the development. The request is to be made in
writing and give reasons for seeking the extension. Council will take these reasons into
consideration in determining whether to extend the period for completion of the project.

Prior to the structure being relocated on the site a bond is te be lodged with Council. Lodgement of
the bond is to ensure satisfactory completion of all external works within twelve {12} months, or
later period if council has granted an extension, of the building being sited on the land. The bond
can be a Deed, bank guarantee or joint account. The amount of the bond shall be determined as
per Council's manhagement plan.

A refund of the bond and occupation of the building cannot occur until a compliance certificate has
been issued confirming that the development has been completed and all conditions of consent of
the development have been satisfied.

Shipping Containers

Shipping containers are considered a ‘building’ under the EP&A Act and as such may require
development consent unless the development is Exempt Development.

Exempt Development

The State Environmental Planning Policy (Exempt and Complying Development} 2008 {the Code
SEPP) has some exemptions from the requirement to obtain development consent for the
placement of shipping containers. These exemptions relate to:

* Some farm buildings {see Subdivision 16 of the Code SEPP)
* Building site shed, office or associated structure (temporary) {see Subdivision 39 of the Code
SEPP)
If the proposed shipping container development meets the development standards of the SEPP then
development consent is not required.

Shipping containers are not permitted on land zoned E1 National Parks and Nature Reserves or E2
Envircnmental Conservation.

If the proposal is not exempt development then development consent is required prior to the
installation of any shipping and/or storage container on any land. In assessing a Development
Application, the following controls are applicable.

General Standards (All zones)

¢ Containers must comply with the criteria specific to the zone of the property (below).
¢ Containers must not be located over water, wastewater or stormwater mains or dedicated
drainage easements.

* Containers must not be located over effluent treatment disposal areas/systems.

M "W.C e Uralla Shire Councii Development Centrol Plan —vB032015 Paf;:e 115 ef 121
e



= Containers must not be located over gas lines or underground power lines.

* Setbacks to overhead powerlines must comply with the requirements of the refevant
electricity authority.

* Containers must be screened from the streetscape by suitable vegetation or other
appropriate screening,

¢ Containers will not be permitted in flood liable areas.

* Containers must be painted a neutral colour to blend with the surrounding natural
environment and built structures, with the proposed colour to be approved by Council,

¢ Containers must not be stacked.

* Containers will not be permitted in Heritage Conservation Areas or on lots containing a
Heritage ltem unless they are approved on a short-term basis (less than 2 years} in
conjunction with an approved Development Application and Construction Certificate for
specific works.

= Containers must not contain sanitary facilities or be used for the collection of rainwater.

» Containers must be placed on flat, solid ground. Any associated earthworks {cut and fill}
must be in accordance with the State Environmental Planning Policy {Exempt and Complying
Development) 2008 {Subdivision 15 — Earthworks and retaining walls).

* Containers must not be used to store contaminated or hazardous materials.

Residential, Village or Rural Residential zones:

(R1 General Residential Zone, R2 Low Density Residential, RUS Village Zone, R5 Large Lot Residential
Zone)

* A maximum of one (1) container with a maximum size of 12.2m x 2.2m (40 x 7 feet) per
property.

* Containers must not be located within the front building setback {6m from the boundary
facing a road). Note: This applies to both frontages for corner allotments.

* Containers must not be located forward of the building line on any parcel of land within the
zone (building line being the setback associated with an existing dweiling erected on the
property).

« Containers must not be located any closer than one (1) m from side and/or rear boundaries

¢ Containers must be located within any building envelope associated with the lat.

* Containers must be used for domestic storage purposes only.

Rural and Environmental zones:

{RU1 Primary Production Zone, RU2 Rural Landscape, E3 Environmental Management Zone, E4
Environmental Living)

* A maximum of one (1} container per allotment is permissible if it is in accordance with
Subdivision 16 of the Code SEPP. Additional containers require Development Consent.

* Containers must not be located within 50 m of the front, side or rear boundaries of a
property and must comply with setback standards that apply to the particular parcel of land
and be within any specified building envelope for that parcel.

* Containers must be used for domestic or agricultural storage purposes only.

Industrial zones:

{IN1 and IN2 industrial Zone)
¢ Containers being stored on industrial land for the purpose of re-sale or hire will not be
required to meet all setback requirements provided they are not being used for storage or
other purposes. If used for storage or other purposes, approval is required and the
requirements of the National Building Code (NBC) and Council will apply.
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¢ The placement and use of shipping containers in Industrial zones shall be assessed on a
case-by-case merit basis following submission of a Development Application.

Business zones:

(B2 Local Centre Zone, B4 Mixed Use Zone, B6 Enterprise Corridor Zone)
* Containers will only be approved on a temporary basis, for a maximum of 12 months.
» Containers must not encroach upon any existing car-parking spaces.
* Containers will be assessed as a NBC Class 7 building and as such will be assessed for fire
rating and essential services.

Modification of shipping container :

* Any shipping container modified for residential purposes, ie dwelling, dual occupancy,
secondary dwelling and granny flat must be compliant with the provisions of the National
Construction Code and BASIX,

Bed and Breakfast Accommodation

Bed and breakfast accommodation means an existing dwelling in which temporary or short-term
accommodation is provided on a commercial basis by the permanent residents of the dwelling and
where:

(a) meals are provided for guests only, and
(b) cooking facilities for the preparation of meals are not provided within guests’ rooms, and
{c) dormitory-style accommodation is not provided.

The Codes SEPP provides that certain Bed and Breakfast Accommodation may be carried cut as
Complying Development, however, land based exclusions including bush fire prone land, critical
habitat and certain heritage listings means that some development for Bed and Breakfast
Accommodation will require a Development Application.

This section of the DCP provides controls for Bed and Breakfast Accommodation that requires a
Development Application.

Bed and Breakfast Accommodation is permissible with consent in the following zones:

. RU1 Primary Production

. RUZ Rural Landscape

. RUS Village

. R1 General Residential

. R2 Low Density Residential
. RS Large Lot Residential

. B2 Local Centre

. B4 Mixed Use

* SP3 Tourist

® E3 Environmental Management
. E4 Environmental Living

Clause 5.4 of the ULEP limits guest accommodation to no more than four (4) bedrooms.

Objectives

. To promote the use of dwellings for the purposes of providing small scale tourist
accommodation.

) To ensure that Bed and Breakfast Accommodation does not adversely affect the character
of the surrounding neighbourhood or rural area.
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] To ensure that potential impacts to the amenity of neighbours is minimised.
. To ensure that Bed and Breakfast Accommodation provides an acceptable level of amenity
to guests, and maintains adequate health and safety standards.

Controls

* Bed and Breakfast accommodation must:

o Be operated by the permanent residents of the dwelling house.

o Be used for short term guests only.

o Have at least one (1) guest bathroom (separate to the bathroom serving the
permanent occupants of the dwelling)

o Have a fire extinguisher and fire blanket in the kitchen

o Have at least one (1) off-road car parking space per guest bedroom

o Not be carried out on Strata or Community Title dwelling houses without the prior
approval of the owner’s corporation or the neighbourhood association.

* Comply with the refevant provisions of the National Building Code, including fire safety, the
provision of sanitary facilities and safety of swimming pools.

* Signage must not exceed a single sign with a maximum area of 1.2 m?,

* Signage must not be illuminated and the style and materials of the sign must be compatible
with the character of the area.

* No stacked car parking will be permitted.

» Parking spaces must be provided to an all-weather, dust free standard and suitably drained
to prevent drainage nuisance to an adjoining property.

* Parking spaces must be suitably screened and planting is to be provided between the car
parking area/s and adjoining properties.

* Inthe case of proposals in rural areas, access must be provided to 2-wheel drive all weather
standard.

* Where reticulated sewerage is not available, the existing or proposed onsite sewerage
disposal system is to be designed {or upgraded) to ensure that alt effluent can be disposed
of onsite having regards to any increase in expected effluent loadings and capacity of soils
to accept wastewater.
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Chapter 16 Kerbing and Guttering

About this Chapter

This chapter provides details about various requirements for kerbing and guttering.

Where this Chapter Applies

This chapter applies to the following land use zones within Uralla Shire:

» RI1&R2
o [N1&IN2
e B2, B4&B6

Aims and Objectives

* Toensure that the ‘user pays’ principle is implemented in an appropriate manner
* To ensure that kerb and gutter infrastructure is provided for new developments

Performance Outcomes

* Kerbing and guttering is provided as a routine component of subdivision developments

Acceptable Solutions

The following are particular provisions in relation to the costs of kerbing and guttering:

1. Where subdivision is not involved, owners are to contribute 50 percent of the total cost of
the kerb and gutter when it is constructed as part of Council's Works Programme;

2. Where a subdivision creates any new allotment, the applicant is to meet 100 percent of the
costs of construction of all kerbing and guttering and all necessary associated stormwater
drainage;

3. Where a subdivision creates a drainage problem, the applicant is to pay 100 percent of the
costs involved in rectifying that problem;

4. Where Council requires as a condition of approval to a subdivision that kerb and gutter
must be constructed in order to achieve any of the following:

a. overcome a drainage problem,

connect to existing nearby kerb and gutter,

prevent a drainage problem,

overcome or prevent a traffic problem,

improve the amenity of the allotments created,

oo o

the applicant is to pay 100 percent of the cost of the kerbing and guttering involved;

5. The subdivision of corner blocks can create confusion and the method of dealing with them
needs to be clear. In such cases the need to construct kerb and gutter will be considered by
Council for each of the road frontages as follows:

a. If the conditions in 4 above occur in either or both road frontages and Council
consequently requires that kerb and gutter must be constructed, as a condition of
approval to the subdivision, then the applicant is to contribute 100 percent of the
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cost of kerb and gutter in either or both frontages in which the need for the kerb
and gutter is identified.

b. if the conditions in 4 above do not apply to both road frontages or only apply to one
road frontage and Council does not require kerb and gutter to be constructed in
one or both frontages, the applicant will contribute 50 percent to the cost of kerb
and gutter when the work is included in Council's Works Programme, as per item 1
above,

c. Alernatively, if the applicant wishes kerb and gutter to be constructed in any case,
then the conditions as per item 6 below apply;

6. Where a subdivision is involved and Council does not require kerbing and guttering to be
constructed but the applicant wishes kerbing and guttering to be constructed, then the
applicant shall make a 100 percent contribution to the costs of doing so;

7. Where a subdivision creates a situation which can best be solved by extending kerbing and
guttering beyond the boundaries of the land to be subdivided, Council will consider meeting
the cost of that extension in its works programme. If associated funds are not available to
Council to solve the problem, the costs wili need to be fully met by the applicant or the
application may be refused;

8. In the above clauses a reference to the cost of kerbing and guttering refers also to the cost
of associated road pavement, shoulder and sealing works and footpath construction works
required to be undertaken as part of the kerbing and guttering works; and

9. Where an applicant is required to dedicate land to Council for pubiic road or open space
purposes, no special consideration is to be given in the matter of kerbing and guttering
costs.

Exemptions
An applicant may be exempt from the requirement to construct kerbing and guttering if such
construction is impractical because of site conditions. Any such exemption would be subject to

Council approval.

Alte_rqgtive Solutions

Nil.

@7’%{;@ Uralla Shire Councii Development Contral Flan — vb032015

Page 120 ot 121



Uralla Shire Council Development Contro! Plan
Adopted: 19 December 2011

Amended: XXXXX 2015

Version: v6.3,2015

For further information:

Visit www uralla nsw.gov.au or contact Council on
02 6778 6300 or by email at
council@uralla.nsw.gov. au

Uralla Shire Council

Council Chambers and Administration Centre
32 Salisbury Street

Uralla NSW 2358

T {02} 6778 6300

F(02) 6778 5073
council@uralla.nsw.gov.au
www.uralla.nsw.gov.au
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ATTAC HMENT M

Mr Damien Connor Your ref: DA 55-2014
General Manager

Uralla Shire Council

FQ Box 108

URALLA NSW 2358

Attention: Elizabeth Cumming

Dear Mr Connor

Uralla LEP 2012 Clause 4.6 Variation for Development Application 55-2014

| refer to Council’s letter dated 22 January 2015 seeking the concurrence of the
Secretary of the Department of Planning and Environment under clause 4.6 of Uralla
LEP 2012 for a minimum lot size variation associated with Development Application 55-
2014 (dwelling entilement at Lot 74 DP 3378, Thunderbolts Way, Uralia).

As discussed with Council staff, the Secretary is unable to consider the request as it is
not possible to grant consent for a ‘dwelling entitlemeant’. A dwelling entittement is not
considered fo be development as defined under the Environmental Planning and
Assessment Act for which approval can be granted. Whie it has been argued at times
that it may be considered as the ‘use of land’, the High Court has held that the use of
land must be for a present use rather than a contemplated or intended use. The
obtaining of consent for a ‘dwelling entittement’ in this instance would only facilitate the
intended use of the land at some time of the future (and only once consent for the
erection of a dwelling has baen cbtained) and therefore does not constitute a present
use that can be approved.

Should the proponent wish to pursue this matter, it is recommended that the
development application be amended to a present uge by including proposed dwelling
plans and details. In accordance with Clause 2562A of the Environment Planning and
Assessment Regulation, a concurrence fee of $320.00 should also be forwarded to the
Depariment with the submission of an amended proposal.

Should you require any further information conceming this matter please me on (02)
8701 9685,

Yo E sincerely

Craig Diss 24| (s
Team Leader, Northem Region

Tamworth Office  Levei 3, Noet Park House 155-157 Marius Street Tamworth PO Box 550 Tamworth NSW 2340
Telephone: (02) 6701 9689 Facsimile: (02) 6701 5690 Websita planning.nsw.gov.au
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Mr D Connor Our ref: 15/05214
General Manager Your ref: DA-55-2014
Uralla Shire Council

PO Box 106

URALLA NSW 2358
4 March 2015
Attention: Elizabeth Cumming

Dear Mr Connor
Subject: Request for Concurrence for Development Application No 55-2014

| refer to Council's recent request for the Secretary’s concurrence for Development Application
No DA-55-2014 in accordance with clause 4.6 of the Uralla Local Environmental Plan 2012
(LEP).

Following consideration of the application, concurrence has been granted under
clause 4.6(4)(b) of the LEP in respect to the application to allow a dwelling house on
Lot 74, DP 3378, 14 Marsh Street, Uralla.

Concurrence has been granted in this instance for the following reasons:

* the lot is surrounded to the south and south west by lots of similar size each containing
a residential dwelling, and

* there is no public benefit in maintaining the 200ha minimum lot size development
standard for the proposed development.

Should you require any further information please contact Ms Gina Davis on 67019687.

Yours sincerely

&; URALLA SHIRE COUN:

Craig Diss Hels F/N DP\“S%’ \Ar

Team Leader

Northern Region RIN G\ \X \5 \8().%?
Al PC%\\‘WW}/ i
v v '

Northern Region 155-157 Marius Street Tamworth NSW 2340 PO Box 550 Tamworth NSW 2340
Telephone: (02) 67019689 Facsimile (02) 67019680 Website planning.nsw.gov.au



ARTTACHMENT N

Development Assessment Report

DA Number: 4/2015 Council: Uralia
Location: 44 Barleyfields Road, Uralla
Development Description: 60 Lot Subdivision

Title Details: Lot Lots 81, 462 & 543 DP 755846

Proposal Overview

The proposed development is for a 80 lot subdivision being small lo medium sized residential lols over seven

stages.
Property Details/History
Checked Comments
File History Yes |
Title Plan Yes
Check Yes
i Ownership i
Is there any other issue that requires notation? No

Application Type

Is this application an Integrated Development Application? No
Is this application a Designated Development Application? No
Is this application for State Significant Development? No
Is this application submitted by/on behalf of a Public Authority? No
Is this application a staged Development? Yes

Is this application a section 96 amendment? No

Concurrence/Referral

Secrion 790 — EF & A At

Does this application require concurrence referral? No
Does this application require courtesy comment? No
Is there any other issue that requires notation?
Does this application require referral to the Environment, Development & Infrastructure

Committee? Yes

Does this application require referral for decision by Council? Yes



Local Environmental Plan

Seelon et ain —EE &4 Act

This land is zoned: R1 — General Residential

; List the relevant clausefclauses applicable under the LEP
Clause Compliance Comment
Land Use Yes . Complies with zone objectives
Table
4.1 Yes 1 Minimum subdivision lot size
|
Is there a draft LEP or draft LEP amendment which may affect this proposal? No
Is there any other issueffeature that requires notation? No
Do ‘existing use’ provisions apply to this development?
No

Development Control Plan

Sechor L9 el = EF R A Ao

Does the Uralla DCP 2011 applies to this land/proposal? Yes

List the relevant clausel/clauses under the appiicable DCP
Chapter Compliance Comment

2. Subdivision Yes e Complies with aims & objectives for R1 zoning.
« All acceptable solutions have been applied to this subdivision.

¢ There are no alternative solutions required for this subdivision.

3. Residential Yes » The subdivision design has taken into account the provisions in
Development this chapter.
8. Access and Parking Yes s Access and traffic generation have been complied with.

« Council's design specifications have been taken into account.

14. Natification Yes « Notification was carried out as per the provisions of this
Procedures chapter.

» There were 5 submissions that were require referraf to the
ED&I Comittee for consideration.

15. Kerbing and | Yes *» All acceptable solutions have been applied to this subdivision.
Guttering

i » There are no alternative solutions required for this subdivision.
|

Is there a draft DCP which may affect this proposal? No

Is there any other issue that requires notation? No

Regional Environmental Plan

There is no REP applicable to this area.



State Environmental Planning Policy

Is this proposal affected by a SEPP? Mo

Planning Agreement

anS3E(10) — ER & A A
Is there a Planning Agreement in force under section 93F of the EP&A Act? No
Has a Planning Agreement been offered under this development? No

Planning Strategies/Local Policy

Tl B o S =i 5 B Vo

Is there a Planning Strategy or Local Policy that requires notation? No
Has the applicant submitted any supporting planning assessments? Yes
Comment: An extensive statement of environmental effects.

Is there any other issue/feature that requires notation? No

Is this application for subdivision? Yes

How many new lots are being created? 57

FRc(1lib) = EF &4 Act

Does this proposal have any potential impact on?

impact Comment

Social Yes The size of this residential subdivision will result in a growth on the
services within the Uralla township and community. This growth will
affect social infrastructure such as schools, medical, emergency services
and sporting clubs. The size of the potential growth wili be a beneficial
not a detrimental effect.

Economical Yes The size of this residential subdivision will include the added potential
benefit of extra patronage to the Uralla commercial and industrial
community.

Siting & Yes The siting of the subdivision is on the outskirts of Uralla. The
Configuration configuration of the design has taken into account where possible all
favourable aspects in relation to the size of the allotments and the natural
topography.
Setbacks No The size of the lots will allow setbacks for dwellings and associated

structures as per the provisions set out in the Uralla DCP 2011.

Privacy Yes The road location has been amended to ensure waiting traffic entering
Barleyfields Road give as much privacy as possible to the existing
dwellings across the road. The affected existing residential dwellings are
on the northern side of Barleyfields Road. It is hard to argue privacy loss
when the existing dwellings are of the same nature and the lot sizing

i similar as the proposed.




Overshadowing

No There will be no overshadowing on the existing dwellings on the northern
side of Barleyfields Road. Overshadowing of any future dwellings will be
considered at the time of construction.

Solar Access Yes The subdivision design and the size of the lots will allow for good solar
access within the design of any future dweliings.
Visual Yes This development will create a visual impact, but it will not be offensive,
and will one that should be expected from residential development.
Significant No No significant views will be lost.
Views
' Amenity Yes The siting of the subdivision is on the outskirts of Uralla. The
configuration of the design has taken into account where possible all
favourable aspects in relation to the size of the allotments and the natural
topography, hence creating a favourable amenity for this development.
Water Yes Reticulated water will be made available to the subdivision.
Air No There will be no effect on the air.
Noise Yes There will be an increase in noise in the area. This noise will be
residential in nature and not industrial.
Land Yes Land degradation has been taken into account. A soil and erosion
Degradation control plan will be required for all construction works, with drainage
measures being put in place to prevent and land degradation in the
| future.
I
Tree Loss No | There will be minimal tree loss, but it is expected there will be extensive
landscaping as per the normal for residential development such as this.
Flora No There will be some effect and any clearing especially in the northern
i eastern corner or on the TSR will require Council compliance before it
| happens. This ahs been conditioned.
]
Fauna No { There will be some effect but it is expected to be minimal as the land is

| currently used for grazing purposes.

Envimnmentql Impacts - Threatened Species

e T B) = EP S A AGE
Has a Threatened Species Impact Assessment been prepared? No
Are there any species/communities listed under the TSC Act? No
Does the proposed development require approval under the EPBC Act? Ne

Environmental Impacts — Heritage

Sechon TN = EFP-& 4 A

Does this proposal have any potential impact on?

Heritage Impact Comment
European No
Aboriginal No




Is this land classified as containing an item of environmental heritage? No

Is there an impact on and adjoining or in close vicinity to an item of environmentat No
heritage?

Is this proposal in a heritage conservation Zone? No
Is this proposal in an adjoining or in close vicinity to a conservation zone? No
Has a Heritage Impact Statement been prepared for this proposal? No
Has an Archaeological Survey been prepared for this proposal? No
Is there any other issue/feature/impact that requires notation? No

Flooding

SECIOh FHG B =a ek et

Is this property flocd affected? Yes

Comment: The land has been identified in the Rocky and Uralla Creeks Flood Study 2014. The flood
affected land has been marked on the proposed development and no building sites have been placed within
the flood affected areas.

Bush Fire Prone Land

el T S PR = S A T

Is this property bush fire prone as per the Bush Fire Prone Map? No
Contaminated Land
SECHOT THC( T — EF &4 At
Has this land been identified as being contaminated land by Council? Mo
Is this land in the close vicinity or adjoining a known contaminated site? No
Has an engineering assessment been completed? Yes

Does this proposal have any potential impact on:

impact Comment

Sewer Yes Reticulated Council service will be supplied to the subdivision. This
will be subject to final engineering design and approval.
Easements will be provided where necessary.

Water Yes Reticulated Council service will be supplied to the subdivision. This
will be subject to final engineering design and approval.
Easements will be provided where necessary.

Drainage Yes This will be subject to final engineering design and approval, and
wilt take into account the natural topography. Easements will be
provided where necessary.




Access Yes This will be subject to final engineering design and approval. All
Council engineering specifications will be taken into account in the
final design process.

All access handles are to be bitumen sealed and where there are
2 users a maintenance agreement created as part of a section
88b instrument,

Approval will be required from LLS to get access across TSR for
stages 4 & 5.

No access for lot 109 from Warwick street due to site safety
distance.

Kerb & Gutter Yes This will be subject to final engineering design and approval.
Upgrade Existing No The intersection of Barleyfields Road and Warwick strest will
Road require upgrading and a 10m splay taken from lot 109.

Road Network Yes There will be an increased traffic generation created from the
subdivision.

Existing Yes No effect

Easements
Electricity Yes This will be constructed to the requirements of the energy provider.
Telecommunications Yes This will be constructed to the requirements of the
telecommunications provider.

Pedestrian Access No A raised flat pedestrian path wiil be required along the frontage of
the subdivision, particularly in Barleyfields Road. This will be
condfitioned.

Loading & Unloading No Not Applicable
Parking No Not Applicable
Energy Conservation No Not Applicable
Does the develcpment require any new easements? Yes
Comment: Easements will need to be created for; water, sewer and drainage provisions: access to the
lots 906 and 610.
Has an Erosion and Soil Control Pian been submitted? No
Was there any outstanding issues requiring attention? No
Construction Assessment
Is a construction assessment required? MNo

Section 68 Assessment

Is a section 68 assessment required? No



Developer Contributions

Sechion B4 —EF &4 Act
Does this proposal require any Developer Contribution? No
Is there any other issue that requires notation? No
Has this application included signage? No

Notification

SEClN L O I df = E R &4 8

Is this application an advertised development application? Yes
Was this application advertised as per the provisions of? DCP
Was this application notified as per the provisions of Council’s Notification Policy? Yes
Were there any written submissions received? Yes
if Yes, what was the number of submissions received? 7

Submission Maker K & D Clayton

Issues:

* The subdivision should only be accessed by Warwick street and not Barleyfields Road due to the
increased impact on the existing residential dwellings in Barleyfields Road.

Comment: It makes more design sense to have an access into the subdivision off both Barfeyfields Road
and Warwick Street. The aspect will change for the existing dwellings in Barleyfields Road, as they will be
looking into a like natured residential subdivision and not a rural aspect. The land is has been identified for

residential purposes and not rural, therefore the Barleyfields Road residents should expect to seen this land
developed at some point for residential purposes.

Submission Maker II C & R Hargrave

Issues:

* Due to the increased speed limit that the speed limit be reduced to 50 kms per hour
¢ Would like to see a walking leycling track to ensure pedestrian safety.

Comment: The speed limit would automatically be decreased past this residential area. The speed limit
will definitely be 50 kms through this subdivision. The Director of infrastructure and Regulation will direct staff
to change once the construction works for the subdivision are commenced.

Submission Maker D Philip

Issues:

* Speed limit would be decreased to 50 kms/hour
* A designated walking track be provided along Warwick Street and Barleyfields Road.

Comment: As per the above comment.




Submission Maker S Willey & D Vine

Issues:

* Noise from the braking and turning traffic, plus the exhaust fumes.
* Lights would turn into driveway and onto the house.
*  Would like the intersection to be relocated further east where there are no houses in Barleyfields Road.

Comment: As a result of this submission, the developer was requested to make a representation. The
layout has been altered to ensure that the intersection of the new road into stage 2 with Barleyfields Roads
runs between two houses instead of directly opposite a house. investigation was undertaken in regards to the
relocation further east but due to topography constraints, this was considered the better option. The applicant
also intends to plant a landscape screen of medium shrubs along the northern edge of the intersection to
minimise the impact of car headlights on the dwellings.

' Submission Maker | G & J Maisey

| Issues:

The access into the subdivision should be off Warwick Street and not Barleyfields Road.
Effect the viaduct has on the traffic.

Speed limits along Barleyfields Road.

Concerned about the safety of walking and cycling pedestrians along Barleyfields Road.
The design will lead to many homes facing west.

There is no land set aside for recreation.

Comment: See comments above. The lot sizing will aliow houses to gain the best possible solar access.
Houses are not limited to facing west. No land has been set aside for recreation purposes as the recreation
area known as The Glen is in very close proximity.

Submission Maker . A Hacker

Issues:

e The dense cluster of housing is out of ambience with the village aspect of Uralia
» Concerned that the development is not going to be connected to the towns sewerage system.

Comment: This type of development is not out of the ambience with Uralla. The development could be
classed as being of medium density with limited future subdivision potential. There are many lots throughout
Uralla of a similar size. The smallest lot is 820m® which is 32% larger than Council's minimum lot size for this
area (560m2). The subdivision will have reticulated water and sewer supply. There will be no cnsite sewer
treatment systems except for lot 701 which is 1.03 ha. Lots 702 and 703 will be connected and any existing
onsite waste treatment systems will be decommissioned.

Submission Maker . E Wilkinson

Issues:

: * Concerned about the increased traffic effect on King Street

|« Wouid iike to see a cement path from the corner of Gostwyck Street to the rail bridge and continued
around the sports fiefd along Maitland Street.

s

| Comment: There may be increased traffic along King Street, but most of the increase will be on
| Barleyfields Road. The Uralla Traffic Committee will investigate further pedestrian paths in this area of Uralla.

Is there any other issueffeature that requires notation? No




Section 88b Instrument

Does Council require a Section 88b instrument to be prepared? Yes

Comment: Council will require a section 88b instrument to be prepared to take into account and
easements for water, sewer, drainage, access, subdivision restriction and fencing..

Public Interest

sechon Tl el — EF & A At
Does this proposal have any construction or safety issues? No
Is there any public health issues? No
Are there any other public interest issues? No

Site Suitability

TaciTlfer—EREA At

Seehion

Is this a suitable site for this proposal No

Comment: Council determined this site suitable for this type of development by zoning it General
Residential in 1988 and then again in 2012 by use of the Local Environmental Plan.

Assessing Officer General Comment

Comment: This development should be classified as being a positive development for Uralia. It will
encourage further in residential development

Recommendation

Tat this development application be approved subject to the following conditions, including any necessary
engineering or construction conditions that result from the conclusion of the engineering and construction
assessment.

PRESCRIBED CONDITIONS (under Environmental Planning and Assessment Regulation 2000)

Nil

GENERAL CONDITIONS

1. This approval is for seven stages being:

Stage One being Lots 101-109

Stage Two being Lots 201-208

Stage Three being Lots 301-307

Stage Four being Lots 401-402, 405-411
Stage Five being Lots 501-507

Stage Six being Lots 501-612

Stage Seven being Lots 701-703

2. The development must take place in accordance with the approved plans (bearing the Council
approval stamp) and documents submitted with the application, and subject to the conditions below to
ensure the development is consistent with Council's consent.

3. All Engineering works to be designed by a competent person, endorsed by a Certified Practicing
Engineer, and carried out in accordance with Council's Engineering Code, unless otherwise
indicated in this consent, to ensure that these works are of a sustainable and safe standard.



CONDITIONS TO BE COMPLETED PRIOR T0 ISSUE OF CONSTRUCTION CERTIFICATE

10.

A Construction Certificate shail be submitted to and approved by the relevant Certifying Authority
prior to construction commencing on each stage.

The method and type of fencing material used for boundary fencing is to be approved by Council
prior to installation. Council will not allow paling or Colorbond fencing as boundary fencing.

The dedicated pedestrian walkways between Lots 303 and 304, and 411 and 501 are to be removed
from the design of the subdivision.

No tree removal is allowed from the road reserve unless prior consent has been given by Council.

The applicant shall have prepared, by a suitably qualified person, detailed engineering drawings,
submitted for Council's approval, generally in accordance with Council's DCP 2011, for the
construction of all the internal roads and intersections of Warwick Street and the new internal road in
accordance with the following requirements:

a) Pavement design for all new internal roads shall be based on a design traffic load of 3 x 10°
ESA’s with subgrade testing on 10 day soaked CBR’s.

b) Full kerb and gutter is to provided along the frontage of Barleyfields Road and Warwick
Street.

¢) The internal access roads to the development shall be constructed with a minimum two (2)
coat hot bitumen sealed pavement width of 6 metres with kerb and gutter, including all
necessary underground drainage.

d) All cul-de-sac bulbs shall be constructed at the end of the proposed new internal roads with a
minimum radius of 15 metres to face of kerb to accommodate the turning movement of a
semi rigid truck.

€) At the new internal road’s intersection with Warwick Street, the applicants shall design and
construct a typical T intersection at both locations.

All the above works are to be designed and completed generally in accordance with Council's DCP
2011, and professional practical standards, before the issue of a Subdivision Certificate.

The applicant shall have prepared an Erosion and Sediment Contral Plan and Soil and Water
Management Plan, in accordance with the requirements of the Department of Housing’s Managing
Urban Stormwater - Soils and Construction, to be submitted with the application for a Construction
Certificate for the development for approval by the relevant Certifying Authority. The Soil and Water
Management Plan must include sediment basin calculations and the approved plan implemented in
conjunction with the project.

The applicant shall have prepared a plan demonsirating the protection of the development by
provision of underground drainage pipelines (within easements or roadways) to cater for a
stormwater flood frequency of 20% Annual Exceedance Probability (AEP) and fail-safe aboveground
floodways to cater as a minimum for a flooding frequency of 1% AEP, to connect to the existing
drainage gully adjacent to the site. Details to be provided to the relevant Certifying Authority for
approval before the issue of a Construction Certificate for the development. Completed works are to
be inspected and approved by the relevant Certifying Authority or warks secured for an amount
approved by Council's Development Engineer or nominee, before the issue of a Subdivision /
Occupation Certificate.

10



11.

12.

13.

The applicant shall have prepared an Inter-allotment drainage design for all lots which do not drain
naturally to a public road, to protect those lots and adjoining property. All inter-allotment drainage is
to be contained within & suitably located easement {minimum width 2m). Details to be provided to
Council’s Director of Infrastructure & Regulation or nominee for approval before the issue of a
Construction Certificate for the development.

Title Plan submissions are to confirm easement details before the issue of a Subdivision Certificate
for the development.

Stormwater systems must cater, as a minimum, for a stormwater flooding event of 20% Annual
Exceedance Probability (AEP) for pipes, and 1% AEP for aboveground flow paths.

The applicant shall have prepared a design for the extension of sewer reticulation mains from the
existing infrastructure downstream of the site to serve each of the proposed allotments within the
development. Detailed Engineering drawings prepared by a suitably qualified person must be
submitted for the approval of Council's Director of Infrastructure & Regulation or nominee before the
issue of a Construction Certificate for the development.

The applicant shall have prepared a design for the exiension of water supply mains to serve the
proposed development. Detailed engineering drawings, prepared by a suitably qualified person,
must be submitted for the approval of Council’s Director of Infrastructure & Regulation or nominee
before the issue of a Censtruction Certificate for the development,

The internal water mains within the estate are to form a looped system with no dead ends. Water
supply design is to be a sustainable cost effective operation by Council in the future. Fire flows
required are 11L/sec at a pressure of not less than 275 kPa (28m). These fiows are to be supplied in
addition to peak instantaneous demands for a typical residential water demand.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

14.

15.

16.

17.

18.

19.

All works are to be completed and to be inspected, tested and approved by the Council’s Director of
Infrastructure & Regulation or nominee or works secured for an amount approved by Council’s
Director of Infrastructure & Regulation or nominee, before the issue of a Subdivision Certificate.

The applicants shall provide written advice from telecommunications and electricity providers,
confirming that satisfactory arrangements have been made for the provision of telecommunications
and electricity services to each of the proposed allotments within the development.

The applicants shall have made arrangements and paid for the provision of new street lighting to be
provided to all new footways and streets, and thus maintain visibility and safety for pedestrians. The
developer is to liasise with Essential Energy with regard to street light location. Completed works are
to be inspected and approved by the Council's Director of Infrastructure & Regulation or nominee
before the issue of a Subdivision Certificate/release of any bond for incomplete works.

Developer suggestions for the name of the new road, together with the reasons for the name
proposed, should be submitted at least three (3) months before issue of the Subdivision Certificate for
the development, for Council's consideration. Council favours names with historical, zoological,
botanical or geographic association with the locallity.

The applicants shall lodge with Council a monetary security for civii works, to cover the cost of
carrying out rectification work in public areas in connection with the proposal should any defect arise
within twelve (12) months of completion of the works. Security shall be in the form of cash or bank
guarantee for an amount determined by Council. Application for a 90% refund of the security may be
made on documented completion of the works, with full refund of the remaining 10% upon
satisfactory completion of the twelve-month defects liability period.

The applicants shall provide one set of print film copies of “work as executed” plans to Council for
works carried out on Council property or benefiting Councit. Each plan is to have a scale adjacent to
the title block showing the scale used on that plan. The location of any fill introduced, by both plan

limit and depth, together with relevant classifications shall be shown on the “work as executed” plans
to be submitted to Council,

11



20.

21,

At the time of the issue of a Subdivision Certificate, the applicants shall have prepared documentation
for presentation to the Land Titles Office for the dedication to Council of all drainage easements, in
order to protect the area from inadvertent filling or destruction that could change the flow
characteristics of the flow regime.

At the time of submission of the application for a Subdivision Certificate, the applicant shall submit to
Council three (3) copies of the Title Plan. The applicant/developer is to ensure that a checklist clearly
showing that all conditions of consent have been met is provided with the application.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF CONSTRUCTION COMMENCING

22.

23.

24

25.

Council is to be given written notice of the intention to commence works and the appointment of a
Principal Certifying Authority (if the PCA is not Council) at least two days before the proposed date of
commencement, in accordance with ¢l 103 and 104 of the Environmental Planning and Assessment
Regulation 2000.

Before construction commences on the site and throughout the construction phase of the
development, erosion control measures are to be installed to prevent soil erosion, water polluticn or
the discharge of loose sediment on surrounding land, as follows:

divert contaminated run-off away from disturbed areas,
erect silt fencing along the downhill side of the property boundary,
prevent tracking of sediment by vehicles onto roads by limiting access to the site and, where
necessary, installing a temporary driveway and

¢ stockpile all topsoil, excavated material and construction debris on the site, erecting silt fencing
around the pile where appropriate.

Failure to take effective action may render the developer liable to prosecution under the NSW
Protection of the Environment Operations Act.

No storage of building materials, soil or equipment is to occur on Council's property or roads without
the written consent of Council's Director of Infrastructure & Regulation. No unfenced, potentially
dangerous activity or material to be located in close proximity to the street boundary or pedestrian
walkway adjoining the site. No unsupervised transit of plant, equipment or vehicles across public
areas or other obstruction of those areas is permitted.

Under-road conduits are to be provided to cater for electricity, telecommunications, gas supply or
other underground utility services. Utility crossings of public roads are to be under-road bored and
Council's Director of Infrastructure & Regulation advised of the intention to commence work at least
48 hours in advance. The developer and its agents are responsible for ascertaining the location of
existing underground services before commencing work. Any damage to existing services or to the
road construction is to be made good at the expense of the developer.

CONDITIONS TO BE COMPLETED DURING CONSTRUCTION

26.

28.

Action being taken by the developer and contractors to ensure that public safety is maintained on
roadways under construction at all times, by the provision of effective barriers to distinguish between
adjacent public roadways and the roadways under construction.

Effective dust control measures to be maintained during construction to maintain public
safety/amenity and construction activities are to be restricted solely to the subject site.

ADVISING: Failure to take effective action may render the developer liable to prosecution under the
NSW Protection of the Environment Operations Act.

Materials must not be burned on-site. All waste generated on site must be disposed of at Council's
Waste Disposal Depot or Waste Transfer Station, to protect the amenity of the area and avoid the
potential of air pollution.
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29.  Any fill which is placed on the site shall be free of any contaminants and placed in accordance with
the requirements of AS 3798-1990 Guidelines on Earthworks for Commercial and Residential
Developments. The developer’s structural engineering consultant shall:

» identify the source of the fill and certify that it is free from contamination; and
= classify the area within any building envelope on any such filled lot in accordance with the
requirements of "Residential Slabs and Footings" AS 2870.1.

Stage One Specific Conditions

GENERAL CONDITIONS

30.  Asplay is lo be taken from the north eastern corner of Lot 109 and is to be dedicated as road. This
splay is to be 10 metres by 10 metres.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

31. A cleared pedestrian path is to be constructed along the frontage of all lots in Stage One. This is to
be constructed fo a standard approved by Council's Director of Infrastructure & Regulation.

32.  Access for Lot 109 is to be taken from Barleyfieds Road due to site safety distance. This is to be
noted on the title of the land by way of caveat.

33.  Street lighting for Stage One is to incorporate one (1) street light. The location is to be subject to the
approval of the Director of Infrastructure and Regulation and Essential Energy.

34.  The applicant is to plant a landscape screen of medium shrubs along the northern edge of the
intersection to minimise the impact of car headlights on the dwellings in Barleyfields Road. The
species and density of plantings, along with length is to be approved by Council prior to planting.
The screen is to be maintained for a period of two years.

Stage Two Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

35. Fencing along the rear of Lots 203, 204, 205 and 206 is to be designed to minimise the
accumulation of debris from flood water. Post and wire or collapsible fencing is preferred.
Alternatively, fencing shall have a maximum obstruction up to 800mm to the flow of 15%, openings
of no less than 125mm and a maximum height of 1.2m (the use of open mesh with 100mm
minimum openings is permitted for swimming pool fences).

The fencing is to be approved by Council's Director of Infrastructure & Regulation prior to erection
and is to be uniform throughout all stages of the subdivision and is to be constructed prior to the
release of the Subdivision Certificate.

Stage Three Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICA TE

36. Street lighting for Stage Three is to incorporate two (2) street lights. The location is to be subject to
the approval of the Director of Infrastructure and Regulation and Essential Energy.
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37.  Fencing along the rear of Lots 307 is to be designed to minimise the accumulation of debris from
flood water. Post and wire or collapsible fencing is preferred. Alternatively, fencing shall have a
maximum obstruction up to 900mm to the flow of 15%, openings of no less than 125mm and a
maximum height of 1.2m (the use of open mesh with 100mm minimum openings is permitted for
swimming pool fences).

The fencing is to be approved by Council's Director of Infrastructure & Regulation prior to erection
and is to be uniform throughout all stages of the subdivision and is to be constructed prior to the
release of the Subdivision Certificate.

Stage Four Specific Conditions

GENERAL CONDITIONS

38. Approval for Lots 403 and 402 are not able to be given as the land does not belong to the applicant.
An amended application is to be submitted for inclusion of these lots subject to a successful
conclusion to the proposed road closure.

39. Approval is to be sought from Local Land Services for access for any lot accessing from Warwick
Street across the Travelling Stock Route.

CONDITIONS TO BE COMPLETED PRIOR 10 ISSUE OF CONSTRUCTION CERTIFICATE

40. The intersection of Barleyfields Road and Warwick Street is to be upgraded. Detailed engineering
drawings prepared by a suitably qualified person must be submitted for the approval of Council’s
Director of Infrastructure & Regulation or nominee before the issue of a Construction Certificate for
the development.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTI FICATE

41.  All works are to be completed and to be inspected, tested and approved by the Council's Director of
Infrastructure & Regulation or nominee or works secured for an amount approved by Council's
Director of Infrastructure & Regulation or nominee, before the issue of a Subdivision Certificate.

42, Street lighting for Stage Four is to incorporate two (2) street lights. The location is to be subject to
the approval of the Director of Infrastructure and Regulation and Essential Energy.

Stage Five Specific Conditions

43 Approval for Lots 508, 509 and 510 are not able to be given as the land does not belong to the
applicant. An amended application is to be submitted for inclusion of these lots subject to a
successful conclusion to the proposed road closure.

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

44.  Street lighting for Stage Five is to incorporate two (2) street lights. The location is to be subject to
the approval of the Director of Infrastructure and Regulation and Essential Energy.
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Stage Six Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

45,

46.

47.

48.

49.

50.

Street lighting for Stage Six is to incorporate one {1) street light. The location is to be subject to the
approval of the Director of Infrastructure and Regulation and Essential Energy.

There is to be a joint access constructed for Lot 609 and 610. It is to be constructed down the centre
of the access handle for each lof. It is to be constructed to a standard approved by Council's
Director of Infrastructure and Regulation with a full bitumen seal for the length of the handle.

Maintenance provisions between Lots 609 and 610 for the access and associated handle are to be
provided for within a Section 88b Instrument under the Conveyancing Act 7979, This instrument is
further to restrict any other lot from gaining access by use of this access handle.

Lots 609 and 610 are not to be subdivided further. A restriction under the Conveyancing Act 1919 is
to be placed on the land to ensure this is noted for perpetuity.

The access handle between Lot 605 and 606 and to the residue land, which is to be developed in
Stage Seven, is to be fully bitumen sealed to a standard approved by Council’s Director of
Infrastructure & Regulation.

Fencing along the rear of Lots 601, 602, 603 and 604 is to be designed to minimise the accumulation
of debris from flood water. Post and wire or collapsible fencing is preferred. Alternatively, fencing shall
have a maximum obstruction up to 900mm to the flow of 15%, openings of no less than 125mm and a
maximum height of 1.2m (the use of open mesh with 100mm minimum openings is permitted for
swimming pool fences).

The fencing is to be approved by Council’s Director of Infrastructure & Regulation prior to erection
and is to be uniform throughout ali stages of the subdivision and is to be constructed prior to the
release of the subdivision certificate.

Stage Seven Specific Conditions

CONDITIONS TO BE COMPLETED PRIOR TO ISSUE OF SUBDIVISION CERTIFICATE

31,

52.

53.

A joint access is to be constructed to Lots 701 and 703. This is to be constructed to a standard
approved by Council's Director of Infrastructure and Regulation. This is to include a bitmen seal

incuding splays to the property boundary, and a full bitumen seal along the interna! access handle of
Lot 701 for the full length of Lot 703.

Fencing between affected by flood waters is to be designed to minimise the accumulation of debris
from flood water. Post and wire or collapsible fencing is preferred. Alternatively, fencing shail have a
maximum obstruction up to 900mm to the flow of 15%, openings of no less than 125mm and a
maximum height of 1.2m (the use of open mesh with 100mm minimum openings is permitted for
swimming pool fences).

The fencing is to be approved by Council's Director of Infrastructure & Regulation prior to erection
and is to be uniform throughout all stages of the subdivision and is to be constructed prior to the
release of the Subdivision Certificate.

Lots 703 and 703 are to be connected to reticulated water and sewer supply. Lot 701 does not have
this requirement. Any existing onsite sewer waste treatment systems are to be decommissioned to a
standard approved by the Director of infrastructure and Regulation.
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Conclusion

| confirm that | am familiar with the relevant heads of consideration under the Environmental Pianning &
Assessment Act and Local Government Act (if applicable) and have considered them in the assessment of
this application.

| certify that | have no pecuniary or non-pecuniary interest in this application.
Additional Notes Attached: No

7
Signed: .............. Y0

Date: 6 March 2015
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1. Introduction

1.1 Overview

This Statement of Environmental Effects (‘SEE’) has been prepared on behalf of R.L. & K.A.
Burnet {‘The Clients’) to form part of a Development Application (‘DA’) for a proposed 60 Lot
staged subdivision of Lots 81, 462 & 543 in DP 755846, also known as Number 44
Barleyfields Road, Uralla (‘The Site’). Upon the site stands a brick dwelling and several
corrugated iron and timber outbuildings. The land is currently utilised as a rural lifestyle
block, with low intensity livestock grazing. In summary this proposal will consist of;

*  Subdivision resulting in 60 small to medium size residential lots,

® Development to occur over 7 stages,

* Existing dwelling is to be retained on residue parcel of each stage (eventually Lot
701),

* New lots to be provided with town water and connection to Councils sewer network,

= Stormwater drainage infrastructure is to be incorporated into the development,

= Roads to be constructed to Uralla Shire Council specifications (inciuding kerb and
gutter) and,

" Part of the Warwick Street Road reserve {TSR) to be closed and incorporated into
the Stage 4 development.

1.2 Consent Authority

Uralla Shire Council {‘Council’} is the consent authority for the proposed development.

1.3 Classification of Deveiopment Pursuant to the Environmental
Planning and Assessment Act 1979

The proposed development is not Integrated Development pursuant to the provisions of
Section 91 of the Environmental Planning and Assessment Act 1979 (‘EP&A Act’).

1.4 Scope of Statement of Environmental Effects

This Statement of Environmental Effects accompanies a development application for the
proposed development. It has been prepared on behalf of the client and includes the
matters referred to in Section 79C of the Environmental Planning and Assessment Act 1979
{"the Act’} and the matters required to be considered by Council.

The purpose of this SEE is to:
» Describe the land to which the DA relates and the character of the surrounding area.
» Describe the proposed development.
» Define the statutory planning framework within which the DA is to be assessed and
determined.

Proposed Subdivision of 44 Barleyfields Road, Uralla Page 3 of 20
Statement of Environmental Effects



New England Surveying & Engineering

» Assess the proposal against the relevant heads of consideration as defined by
Section 79C of the Environmental Planning & Assessment Act 1979.
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2. The Site

2.1 Location
The site is located on the southern side of Barleyfields Road, and on the western side of
Warwick Street.
This site is located approximately 500m west of the Uralla CBD and is in close proximity to

public open space facilities and to the Uralla Railway station.
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Figure 1: Site Location (Sourced from Google Maps).
.
2.2 Zoning
Local

The site is located in the R1 General Residential Zone, pursuant to the Uralla
Environmental Plan 2012. This can be seen on the Zoning Map, Figure 2, below.
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Figure 2: Zoning Map (Sourced from Uralla Shire Council LEP 2012)

2.3 Area, Frontages and Layout

The site has a total area of approximately 9.5 ha with a frontage to Barleyfields Road of
approximately 360 metres and to Warwick Street of approximately 320 metres (please refer
to Plan of Proposed Subdivision in Appendix A).

2.4 Topography

The site typically slopes to the west, draining into a Creek (a tributary to Rocky Creek) which
flows from south to north through the western portion of the site. Please refer to site
contours as indicated on the Plan of Proposed Subdivision in Appendix A.

2.5 Vegetation

The site contains several well established native trees and shrubs in the vicinity of the
existing dwelling. It is proposed that these trees and shrubs be retained. There is also an
area of medium size native shrubs in the north-east corner of the site. These shrubs will be
partially cleared as pari of this proposal.

2.6 Flooding & Bushfire

The site is not identified as bushfire prone in accordance with Uralla Shire Council’s bushfire
mapping.
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The creek flowing through the site has been identified as flood prone in the latest Uralla
flood study. The flood planning level as identified in the flood study has been marked on site
and is indicated on the plan of proposed subdivision in Appendix A.

2.7 Heritage

The site is not within Uralla Shire Council’s heritage conservation area. An investigation of
the New South Wales Heritage register indicated that there were no buildings of significance
located upon the site.

2.8 Existing Services
The site has access to overhead electricity, reticulated water supply, sewage and
telecommunications, as identified on the plan of proposed subdivision in Appendix A.

2.9 Existing Development

Upon the site stands an existing Brick and corrugated iron dwelling as well as several
corrugated iron and timber out buildings (refer to Plan of Proposed Subdivision in Appendix
A).

2.10 Surrounding Area
The site is surrounded by a mix of lot sizes with small residential lots opposite the site along

Barleyfields Road, small farms to the south and a future rural residential development on
the eastern side of Warwick Street.
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3. The Proposal

3.1 Lot Layout

The proposed lot layout will result in 60 new residential allotments to be created over seven
stages. The lots range in size from 824m’ through to 1.2 ha (being the eventual residue lot
containing the existing house). A range of lot sizes has been incorporated into the design to
allow for a range of future housing types. The median lot size of the development is
approximately 1100m’, which would deny future subdivision potential (under the provisions
of the current LEP).

The lot layout and road network has been designed based on the existing site constraints
including slope, drainage, vegetation, flooding and views. Where ever possible roads have
been designed to align perpendicular to the slope, minimising earthworks and allowing
roads to be drainage corridors. In addition where lots are positioned on sloping ground the
long axis of the lot has been orientated perpendicular to the slope to minimise cross cut of
house pads, and to maximise future dwellings access to views and sunlight.

The lots adjacent to the creek have been designed to be entirely above the flood planning
level. The land under the flood planning level has been fully absorbed into Lots 58, 59 and
60. These lots are larger in size so as to allow opportunities for building above the flood
planning level. A restriction on the use of land will be registered on lots affected by the flood
planning level to prevent building on flood prone land.

3.2 Access & Traffic

3.2.1 Access

The subdivision has been designed with two main access points. Road 1 will enter the site
from Barleyfields Road and will service the western half of the site. Road 3 will enter the site
off Warwick Street and will service the eastern half of the site. Both entry points have been
positioned to maximise sight distances along the existing roads.

3.2,2 Traffic

This proposal will result in an increase in local traffic volumes on Barleyfields Road and
Warwick Street. It is our opinion that the existing local road network has the capacity to
safely carry the increased numbers of vehicles per day.
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3.3 Services

3.3.1 Telecommunications & Electricity

Telecommunications and overhead electricity are readily available to the site with the
services currently connected to the existing dwelling. These services will be upgraded and
extended to provide network capacity for new dwellings.

3.3.2 Potable Water

The site will be connected to Council reticulated water supply system which will be extended
from the existing main in Barleyfields Road. It is anticipated that as part of BASIX
requirements, a large proportion of dwellings on the site will be connected to rain water
tanks. The servicing strategy for Potable water is illustrated on the Servicing Plan in
Appendix B.

3.3.3 Sewer

Details of the proposed sewer and water service connections will be provided to Council
with the detailed engineering design plans for the lodgement of a Construction Certificate.
The servicing strategy for Sewer is illustrated on the Servicing Plan in Appendix B.

Our preliminary servicing strategy indicates that providing a sewer connection to Lots 701,
702 and 703 will not be possible due to the depth of the creek (which the sewer main would
need to cross). This being the case we propose that Council allow onsite waste water
treatment to be instalied on these larger lots.

3.4 Stormwater Design & Management

This proposal intends to incorporate Water Sensitive Design approaches for the
management of stormwater quality and quantity.

Overflows from rainwater tanks and stormwater runoff from non-roof surfaces will be
directed into street guttering situated on each side of road pavements or otherwise into the
existing waterways. Easements will be created where appropriate for drainage of water.

Further details will be provided in the subsequent application for a Construction Certificate.

3.5 Flora and Fauna

This proposal will possibly require the removal of some native vegetation in the north-east
corner of the site. Clearing of vegetation where necessary will be undertaken by a qualified
and appropriately insured arborist following submission of a tree clearing application and
approval by Council.
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3.6 Erosion and Sediment Control
During all necessary construction works suitable Erosion and Sediment Control measures will
be implemented in accordance with the relevant Council standards.

3.7 Staging Strategy

This proposal has highlighted an indicative staging strategy implemented for planning
purposes. The proposed staging strategy is illustrated on the Plan of Proposed Subdivision in
Appendix A. The proposed staging strategy is subject to change after a detailed assessment
of the engineering design constraints and property market conditions.

The indicative staging strategy as shown in Appendix A is as follows:

Stage Number of Lots / Lots Included / Comments

Stage 1 9 Lots. Includes Lots 101 to 108 fronting Barleyfields Road. No new road
construction necessary (kerb and guttering and re-shaping of the shoulder
along Barleyfields Road).

8 Lots. Includes Lots 201 — 208, intersection at Barleyfields Road, 100m of

Stage 2
Road 1 and temporary cul-de-sac.

Stage 3 7 Lots. Includes Lot 301 — 307, construction of Road 2 and cul-de-sac.

11 Lots. Includes Lots 401 — 412, intersection on Warwick Street, Road 3

Stage 4
and 50m of Road 4 and Cui-de-sac.
Stage 5 10 Lots. Includes Lots 501 — 510, completion of Road 4 and cul-de-sac.
Stage 6 12 Lots. Includes Lots 601 — 612, completion of Road 1 and cul-de-sac.
Stage 7 3 Lots {inciuding residue). Includes 701-703, construction of entry off
Gostwyck Street,

Table 2: Indicative Staging Strategy

3.8 Closure of Warwick Street TSR

This proposal incorporates land in Warwick Street which is currently a designated Travelling
Stock Route. Preliminary discussions with Crown Lands and the Local Lands Service have
indicated that closure of the TSR would be appropriate and not opposed due to the
residential zoning of the surrounding land. No formal indication has been given by either
organisation however it is intended that the closure process occurs prior to Stage 4 of the
development commencing.

It should be noted that the subdivision layout has been designed so that the lots on the TSR
land can be removed from the development should the closure not occur.

Proposed Subdivision of 44 Barleyfields Road, Uralla Page 10 of 20
Statement of Environmental Effects




New England Surveying & Engineering

4. Uralla Local Environmental Plan 2012

4.1 Clause 2.8 Zone R1 General Residential

The zone objectives are:

To provide for the housing needs of the community.
To provide for a variety of housing types and densities.

Y ¥V v

To enable other land uses that provide facilities or services to meet the day to day
needs of residents.

Comment
This proposal complies with the objectives of the R1 General Residential zone and is
appropriate given the context of the adjacent properties and land uses.

4.2 Clause 4.1 Minimum Subdivision Lot Size

(1} The objectives of this clause are as follows:
{a) to ensure that lot sizes are compatible with local environmental values,
constraints and permissible uses,
(b) to facilitate the efficient use of land and its resources for residential and other
human purposes,
(c} to minimise potential land use conflicts,
(d) to ensure rural lands are not frogmented in a manner that threatens their
future use for ogricultural production.
(2) This clouse applies to @ subdivision of ony land shown on the Lot Size Map that
requires development consent and that is carried out after the commencement of this
Plan,
{3) The size of any lot resulting from a subdivision of lund ta which this clause applies is
not to be fess than the minimum size shown on the Lot Size Map in relation to that land.
{4) This clause does not apply in relation to the subdivision of individual lots in a strato
plan or community title scheme.

Comment

This proposal complies with the minimum lot size mapping for the R1 General Residential
Zone.
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4.3 Clause 6.2 Flood Planning

{1} The objectives of this clause are as follows:
(o) to minimise the fiood risk to life and property associated with the use of land,
(b} to allow development on land that is compatible with the land’s flood hazard,
tuking into account projected changes as a result of climate change,
{c) to avoid significant adverse impacts on flood behaviour and the environment.
(2} This clause applies to:
{a) land identified as “Flood Planning Area” on the Flood Plonning Map , and
(b) other lond at or below the flood planning level.
(3) Development consent must not be granted to development on land to which this
clause applies unless the consent authorily is satisfied that the development:
(o) is compatible with the flood hazard of the fand, and
{B) is not likely to significantly adversely affect flood behaviour resulting in detrimental
increases in the potential flood affectation of other development or properties, and
{c) incorporates appropriate measures to manage risk to life from flood, and
fd) is not likely to significantly adversely affect the environment or cause avoidable
erosion, siftation, destruction of riparian vegetation or ¢ reduction in the stability of
tiver banks or watercourses, and
(e) is not likely to result in unsustainable social and economic costs to the community
as a consequence of flooding.

Comment

This site contains land which has been identified in the Uralla Flood study as flood prone.
This land has been identified on the ground and the lot layout has been designed to
minimise the risk of flooding to future dwellings on the site. Where lots do contain flood
prone land an appropriate restriction on the use of land will be registered on the title to
prevent the construction of a dwelling on the flood affected parts of the lot.
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5. Uralla Development Control Plan 2012

5.1 Subdivision in Residential Areas

" To provide safe, convenient and attractive neighbourhoods that meet the diverse and
changing needs of the community by:
" Offering a wide choice of good quality housing and associated community facilities,
® Encouraging walking and cycling,
= Minimising energy consumption,
® Promoting a sense of place through neighbourhood focal points and the creation of a
distinctive identity which recognises and, where relevant, preserves the natural
ehvironment.
To ensure that subdivision will not result in increased risk from bushfire or other
environmental hazards.
= To ensure that the intensification of land use does not result in undesirable
environmental consequences; and
To implement the ‘user pays’ principle for the provision of services to the subdivision.

Comment
The proposed subdivision has been designed to meet these objectives.
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6. The Environmental Planning and Assessment Act
1979

In determining the subject DA, Council is required to consider those relevant matters listed
in Section 79C(1) of the Environmental Planning and Assessment Act 1979. Each of the
relevant matters is addressed below.

6.1 Section 79C (1)(a) — Statutory Planning Considerations

{a) the provisions of:

i any environmental planning instrument, and

ii. any draft environmental planning instrument that is or has been placed on
public exhibition and details of which haove been notified to the consent
guthority, and

ifl. any development control plan, and
iv. the regulations (to the extent thai they prescribe matters for the purposes of
this paragraph),
Comment:

These matters have been considered within this DA and are consistent with the relevant
provisions and objectives of the Uralla LEP 2012.

6.2 Section 79C (1)(b) - Environmental, Social and Economic Impacts

(b) ‘the likely impacts of that development, including environmental impacts on both the
natural and built environments, and social and economic impacts in the locality.”

Comment:
This proposal will not have any significant environmental, social or economic impacts upon
the immediate site or upon the surrounding properties.

6.3 Section 79C (1){c) - Suitability of The Site

{c) ‘the suitability of the site for the development’

Comment:

Development of the site is considered appropriate as described in Parts 1 and 2 of this SEE.
The site has a moderate slope, has current access to reticulated water, sewage
telecommunications and overhead electricity and is compatible with the surrcunding area.

6.4 Section 79C (1)(d} — Submissions

{d) any submissions made in accordance with this Act or the regulations’
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Comment:
Public submissions will be considered by Uralla Shire Council during the assessment period
for this application.

6.5 Section 79C (1)(e) — Public Interest

(e} the public interest’

The public interest is best served by the orderly and economic use of land for purposes
permissible under the relevant planning regime and predominantly in accordance with the
prevailing planning controls. This development is a permissible form of development, is in-
keeping with existing amenity, will not have any significant environmental impacts and will
be undertaken in an orderly and socially responsible manner. This proposal is therefore
considered to be in the public’s interest.
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7. Conclusion

This DA is seeking approval for a proposed 60 Lot staged subdivision of Lots 81, 462 & 543 in
DP 755846, also known as Number 44 Barleyfields Road, Uralla {‘The Site’). Upon the site
stands a brick dwelling and several corrugated iron and timber outbuildings. The land is
currently utilised as a rural lifestyle block, with low intensity livestock grazing. The site is
zoned R1 General Residential pursuant to the Uralla LEP 2012.

This proposal complies with the relevant provisions of the Uralla DCP 2012 and LEP 2012.
The proposal is considered to have no significant adverse environmental, social or economic
impacts and is in keeping with the existing amenity of the locality.

This proposal is deemed to be appropriate when considered under Section 79C(1) of the
Environmental Planning and Assessment Act 1979 and should therefore be worthy of
favourable consideration by Uralla Shire Council.
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Appendix A

Plan of Proposed Subdivision
Prepared by New England Surveying & Engineering
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1. Introduction

1.1 Overview

This Statement of Environmental Effects (‘SEE’) has been prepared on behalf of R.L. & K.A.
Burnet {‘The Clients’) to form part of a Development Application (‘DA’) for a proposed 60 Lot
staged subdivision of Lots 81, 462 & 543 in DP 755846, also known as Number 44
Barleyfields Road, Uralla (‘The Site’). Upon the site stands a brick dwelling and several
corrugated iron and timber outbuildings. The land is currently utilised as a rural lifestyle
block, with low intensity livestock grazing. In summary this proposal will consist of;

*  Subdivision resulting in 60 small to medium size residential lots,

® Development to occur over 7 stages,

* Existing dwelling is to be retained on residue parcel of each stage (eventually Lot
701),

* New lots to be provided with town water and connection to Councils sewer network,

= Stormwater drainage infrastructure is to be incorporated into the development,

= Roads to be constructed to Uralla Shire Council specifications (inciuding kerb and
gutter) and,

" Part of the Warwick Street Road reserve {TSR) to be closed and incorporated into
the Stage 4 development.

1.2 Consent Authority

Uralla Shire Council {‘Council’} is the consent authority for the proposed development.

1.3 Classification of Deveiopment Pursuant to the Environmental
Planning and Assessment Act 1979

The proposed development is not Integrated Development pursuant to the provisions of
Section 91 of the Environmental Planning and Assessment Act 1979 (‘EP&A Act’).

1.4 Scope of Statement of Environmental Effects

This Statement of Environmental Effects accompanies a development application for the
proposed development. It has been prepared on behalf of the client and includes the
matters referred to in Section 79C of the Environmental Planning and Assessment Act 1979
{"the Act’} and the matters required to be considered by Council.

The purpose of this SEE is to:
» Describe the land to which the DA relates and the character of the surrounding area.
» Describe the proposed development.
» Define the statutory planning framework within which the DA is to be assessed and
determined.
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» Assess the proposal against the relevant heads of consideration as defined by
Section 79C of the Environmental Planning & Assessment Act 1979.
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2. The Site

2.1 Location
The site is located on the southern side of Barleyfields Road, and on the western side of
Warwick Street.
This site is located approximately 500m west of the Uralla CBD and is in close proximity to

public open space facilities and to the Uralla Railway station.
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Figure 1: Site Location (Sourced from Google Maps).
.
2.2 Zoning
Local

The site is located in the R1 General Residential Zone, pursuant to the Uralla
Environmental Plan 2012. This can be seen on the Zoning Map, Figure 2, below.
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Figure 2: Zoning Map (Sourced from Uralla Shire Council LEP 2012)

2.3 Area, Frontages and Layout

The site has a total area of approximately 9.5 ha with a frontage to Barleyfields Road of
approximately 360 metres and to Warwick Street of approximately 320 metres (please refer
to Plan of Proposed Subdivision in Appendix A).

2.4 Topography

The site typically slopes to the west, draining into a Creek (a tributary to Rocky Creek) which
flows from south to north through the western portion of the site. Please refer to site
contours as indicated on the Plan of Proposed Subdivision in Appendix A.

2.5 Vegetation

The site contains several well established native trees and shrubs in the vicinity of the
existing dwelling. It is proposed that these trees and shrubs be retained. There is also an
area of medium size native shrubs in the north-east corner of the site. These shrubs will be
partially cleared as pari of this proposal.

2.6 Flooding & Bushfire

The site is not identified as bushfire prone in accordance with Uralla Shire Council’s bushfire
mapping.
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The creek flowing through the site has been identified as flood prone in the latest Uralla
flood study. The flood planning level as identified in the flood study has been marked on site
and is indicated on the plan of proposed subdivision in Appendix A.

2.7 Heritage

The site is not within Uralla Shire Council’s heritage conservation area. An investigation of
the New South Wales Heritage register indicated that there were no buildings of significance
located upon the site.

2.8 Existing Services
The site has access to overhead electricity, reticulated water supply, sewage and
telecommunications, as identified on the plan of proposed subdivision in Appendix A.

2.9 Existing Development

Upon the site stands an existing Brick and corrugated iron dwelling as well as several
corrugated iron and timber out buildings (refer to Plan of Proposed Subdivision in Appendix
A).

2.10 Surrounding Area
The site is surrounded by a mix of lot sizes with small residential lots opposite the site along

Barleyfields Road, small farms to the south and a future rural residential development on
the eastern side of Warwick Street.
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3. The Proposal

3.1 Lot Layout

The proposed lot layout will result in 60 new residential allotments to be created over seven
stages. The lots range in size from 824m’ through to 1.2 ha (being the eventual residue lot
containing the existing house). A range of lot sizes has been incorporated into the design to
allow for a range of future housing types. The median lot size of the development is
approximately 1100m’, which would deny future subdivision potential (under the provisions
of the current LEP).

The lot layout and road network has been designed based on the existing site constraints
including slope, drainage, vegetation, flooding and views. Where ever possible roads have
been designed to align perpendicular to the slope, minimising earthworks and allowing
roads to be drainage corridors. In addition where lots are positioned on sloping ground the
long axis of the lot has been orientated perpendicular to the slope to minimise cross cut of
house pads, and to maximise future dwellings access to views and sunlight.

The lots adjacent to the creek have been designed to be entirely above the flood planning
level. The land under the flood planning level has been fully absorbed into Lots 58, 59 and
60. These lots are larger in size so as to allow opportunities for building above the flood
planning level. A restriction on the use of land will be registered on lots affected by the flood
planning level to prevent building on flood prone land.

3.2 Access & Traffic

3.2.1 Access

The subdivision has been designed with two main access points. Road 1 will enter the site
from Barleyfields Road and will service the western half of the site. Road 3 will enter the site
off Warwick Street and will service the eastern half of the site. Both entry points have been
positioned to maximise sight distances along the existing roads.

3.2,2 Traffic

This proposal will result in an increase in local traffic volumes on Barleyfields Road and
Warwick Street. It is our opinion that the existing local road network has the capacity to
safely carry the increased numbers of vehicles per day.
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3.3 Services

3.3.1 Telecommunications & Electricity

Telecommunications and overhead electricity are readily available to the site with the
services currently connected to the existing dwelling. These services will be upgraded and
extended to provide network capacity for new dwellings.

3.3.2 Potable Water

The site will be connected to Council reticulated water supply system which will be extended
from the existing main in Barleyfields Road. It is anticipated that as part of BASIX
requirements, a large proportion of dwellings on the site will be connected to rain water
tanks. The servicing strategy for Potable water is illustrated on the Servicing Plan in
Appendix B.

3.3.3 Sewer

Details of the proposed sewer and water service connections will be provided to Council
with the detailed engineering design plans for the lodgement of a Construction Certificate.
The servicing strategy for Sewer is illustrated on the Servicing Plan in Appendix B.

Our preliminary servicing strategy indicates that providing a sewer connection to Lots 701,
702 and 703 will not be possible due to the depth of the creek (which the sewer main would
need to cross). This being the case we propose that Council allow onsite waste water
treatment to be instalied on these larger lots.

3.4 Stormwater Design & Management

This proposal intends to incorporate Water Sensitive Design approaches for the
management of stormwater quality and quantity.

Overflows from rainwater tanks and stormwater runoff from non-roof surfaces will be
directed into street guttering situated on each side of road pavements or otherwise into the
existing waterways. Easements will be created where appropriate for drainage of water.

Further details will be provided in the subsequent application for a Construction Certificate.

3.5 Flora and Fauna

This proposal will possibly require the removal of some native vegetation in the north-east
corner of the site. Clearing of vegetation where necessary will be undertaken by a qualified
and appropriately insured arborist following submission of a tree clearing application and
approval by Council.

Proposed Subdivision of 44 Barleyfields Road, Uralla Page 9 of 20
Statement of Environmental Effects



New England Surveying & Engineering

3.6 Erosion and Sediment Control
During all necessary construction works suitable Erosion and Sediment Control measures will
be implemented in accordance with the relevant Council standards.

3.7 Staging Strategy

This proposal has highlighted an indicative staging strategy implemented for planning
purposes. The proposed staging strategy is illustrated on the Plan of Proposed Subdivision in
Appendix A. The proposed staging strategy is subject to change after a detailed assessment
of the engineering design constraints and property market conditions.

The indicative staging strategy as shown in Appendix A is as follows:

Stage Number of Lots / Lots Included / Comments

Stage 1 9 Lots. Includes Lots 101 to 108 fronting Barleyfields Road. No new road
construction necessary (kerb and guttering and re-shaping of the shoulder
along Barleyfields Road).

8 Lots. Includes Lots 201 — 208, intersection at Barleyfields Road, 100m of

Stage 2
Road 1 and temporary cul-de-sac.

Stage 3 7 Lots. Includes Lot 301 — 307, construction of Road 2 and cul-de-sac.

11 Lots. Includes Lots 401 — 412, intersection on Warwick Street, Road 3

Stage 4
and 50m of Road 4 and Cui-de-sac.
Stage 5 10 Lots. Includes Lots 501 — 510, completion of Road 4 and cul-de-sac.
Stage 6 12 Lots. Includes Lots 601 — 612, completion of Road 1 and cul-de-sac.
Stage 7 3 Lots {inciuding residue). Includes 701-703, construction of entry off
Gostwyck Street,

Table 2: Indicative Staging Strategy

3.8 Closure of Warwick Street TSR

This proposal incorporates land in Warwick Street which is currently a designated Travelling
Stock Route. Preliminary discussions with Crown Lands and the Local Lands Service have
indicated that closure of the TSR would be appropriate and not opposed due to the
residential zoning of the surrounding land. No formal indication has been given by either
organisation however it is intended that the closure process occurs prior to Stage 4 of the
development commencing.

It should be noted that the subdivision layout has been designed so that the lots on the TSR
land can be removed from the development should the closure not occur.
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4. Uralla Local Environmental Plan 2012

4.1 Clause 2.8 Zone R1 General Residential

The zone objectives are:

To provide for the housing needs of the community.
To provide for a variety of housing types and densities.

Y ¥V v

To enable other land uses that provide facilities or services to meet the day to day
needs of residents.

Comment
This proposal complies with the objectives of the R1 General Residential zone and is
appropriate given the context of the adjacent properties and land uses.

4.2 Clause 4.1 Minimum Subdivision Lot Size

(1} The objectives of this clause are as follows:
{a) to ensure that lot sizes are compatible with local environmental values,
constraints and permissible uses,
(b) to facilitate the efficient use of land and its resources for residential and other
human purposes,
(c} to minimise potential land use conflicts,
(d) to ensure rural lands are not frogmented in a manner that threatens their
future use for ogricultural production.
(2) This clouse applies to @ subdivision of ony land shown on the Lot Size Map that
requires development consent and that is carried out after the commencement of this
Plan,
{3) The size of any lot resulting from a subdivision of lund ta which this clause applies is
not to be fess than the minimum size shown on the Lot Size Map in relation to that land.
{4) This clause does not apply in relation to the subdivision of individual lots in a strato
plan or community title scheme.

Comment

This proposal complies with the minimum lot size mapping for the R1 General Residential
Zone.
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4.3 Clause 6.2 Flood Planning

{1} The objectives of this clause are as follows:
(o) to minimise the fiood risk to life and property associated with the use of land,
(b} to allow development on land that is compatible with the land’s flood hazard,
tuking into account projected changes as a result of climate change,
{c) to avoid significant adverse impacts on flood behaviour and the environment.
(2} This clause applies to:
{a) land identified as “Flood Planning Area” on the Flood Plonning Map , and
(b) other lond at or below the flood planning level.
(3) Development consent must not be granted to development on land to which this
clause applies unless the consent authorily is satisfied that the development:
(o) is compatible with the flood hazard of the fand, and
{B) is not likely to significantly adversely affect flood behaviour resulting in detrimental
increases in the potential flood affectation of other development or properties, and
{c) incorporates appropriate measures to manage risk to life from flood, and
fd) is not likely to significantly adversely affect the environment or cause avoidable
erosion, siftation, destruction of riparian vegetation or ¢ reduction in the stability of
tiver banks or watercourses, and
(e) is not likely to result in unsustainable social and economic costs to the community
as a consequence of flooding.

Comment

This site contains land which has been identified in the Uralla Flood study as flood prone.
This land has been identified on the ground and the lot layout has been designed to
minimise the risk of flooding to future dwellings on the site. Where lots do contain flood
prone land an appropriate restriction on the use of land will be registered on the title to
prevent the construction of a dwelling on the flood affected parts of the lot.
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5. Uralla Development Control Plan 2012

5.1 Subdivision in Residential Areas

" To provide safe, convenient and attractive neighbourhoods that meet the diverse and
changing needs of the community by:
" Offering a wide choice of good quality housing and associated community facilities,
® Encouraging walking and cycling,
= Minimising energy consumption,
® Promoting a sense of place through neighbourhood focal points and the creation of a
distinctive identity which recognises and, where relevant, preserves the natural
ehvironment.
To ensure that subdivision will not result in increased risk from bushfire or other
environmental hazards.
= To ensure that the intensification of land use does not result in undesirable
environmental consequences; and
To implement the ‘user pays’ principle for the provision of services to the subdivision.

Comment
The proposed subdivision has been designed to meet these objectives.
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6. The Environmental Planning and Assessment Act
1979

In determining the subject DA, Council is required to consider those relevant matters listed
in Section 79C(1) of the Environmental Planning and Assessment Act 1979. Each of the
relevant matters is addressed below.

6.1 Section 79C (1)(a) — Statutory Planning Considerations

{a) the provisions of:

i any environmental planning instrument, and

ii. any draft environmental planning instrument that is or has been placed on
public exhibition and details of which haove been notified to the consent
guthority, and

ifl. any development control plan, and
iv. the regulations (to the extent thai they prescribe matters for the purposes of
this paragraph),
Comment:

These matters have been considered within this DA and are consistent with the relevant
provisions and objectives of the Uralla LEP 2012.

6.2 Section 79C (1)(b) - Environmental, Social and Economic Impacts

(b) ‘the likely impacts of that development, including environmental impacts on both the
natural and built environments, and social and economic impacts in the locality.”

Comment:
This proposal will not have any significant environmental, social or economic impacts upon
the immediate site or upon the surrounding properties.

6.3 Section 79C (1){c) - Suitability of The Site

{c) ‘the suitability of the site for the development’

Comment:

Development of the site is considered appropriate as described in Parts 1 and 2 of this SEE.
The site has a moderate slope, has current access to reticulated water, sewage
telecommunications and overhead electricity and is compatible with the surrcunding area.

6.4 Section 79C (1)(d} — Submissions

{d) any submissions made in accordance with this Act or the regulations’
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Comment:
Public submissions will be considered by Uralla Shire Council during the assessment period
for this application.

6.5 Section 79C (1)(e) — Public Interest

(e} the public interest’

The public interest is best served by the orderly and economic use of land for purposes
permissible under the relevant planning regime and predominantly in accordance with the
prevailing planning controls. This development is a permissible form of development, is in-
keeping with existing amenity, will not have any significant environmental impacts and will
be undertaken in an orderly and socially responsible manner. This proposal is therefore
considered to be in the public’s interest.
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7. Conclusion

This DA is seeking approval for a proposed 60 Lot staged subdivision of Lots 81, 462 & 543 in
DP 755846, also known as Number 44 Barleyfields Road, Uralla {‘The Site’). Upon the site
stands a brick dwelling and several corrugated iron and timber outbuildings. The land is
currently utilised as a rural lifestyle block, with low intensity livestock grazing. The site is
zoned R1 General Residential pursuant to the Uralla LEP 2012.

This proposal complies with the relevant provisions of the Uralla DCP 2012 and LEP 2012.
The proposal is considered to have no significant adverse environmental, social or economic
impacts and is in keeping with the existing amenity of the locality.

This proposal is deemed to be appropriate when considered under Section 79C(1) of the
Environmental Planning and Assessment Act 1979 and should therefore be worthy of
favourable consideration by Uralla Shire Council.
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Appendix A

Plan of Proposed Subdivision
Prepared by New England Surveying & Engineering

Proposed Subdivision of 44 Barleyfields Road, Uralla Page 17 of 20
Statement of Environmental Effects



)

B3
BRES 041G

LA

D e i

THIS DETAIL SURVEY IS NOT A "SURVEY™ AS DEFINED BY THE
SURVEYORS ACT 2002. IF ANY CONSTRUGTION IS PLANNED IT
WOULD BE ADVISABLE TO CARRY OUT FURTHER SURVEY WGRK
TO DETERMINE THE BOUNDARY DIMENSIONS.
ELECTRONIC DATA NOTE:

THE HARD GCPIES OF THESE PLANS ARE THOSE TO WHICH WE
CERTIFY TO 8E CORRECT. THE ADDITIONAL ELECTRONIC DATA
SUPPLIED IS SUPPLIED ON A "USER BEWARE * BASIS. HAWKINS
HOOK & Co. HOLD'S ORIGINAL DATA FOR VERIFICATION,

Proposed Subdivision
44 Barleyfields Road, Uralla
Lots 81, 462 & 543 in DP 755816

Drawing Titls
Plan of Proposed Subdivision

162
BRI

R.L. & K.A. Burnet
46 Bridge Street
Uralla NSw, 2358

Legend

Stage 1
Sfage 2
Stage 3
Stage 4
Slage 5
Stage &

Stage 7

LooBCooo

Bitumen Syrface

Buikling Envelopa

r'l
(.

Flood Planning Area

NIN

TSR Subjert to Road Giosure Appiication

CONTOUR INTERVAL IS 1.0m.

10 0 10 20 30 40 50 &0
SCALE OF METRES 1:1250

NOTES:

1. ALL AREAS AND DIMENSIONS SHOWN QN THIS
PLAN ARE APPROXIMATE ONLY AN ARE
SUBECT TO COUNCIL APPROVAL,
CONSTRUCTION AND THE FINAL TITLE SURVEY.

2. ALL SERVICES SHOWN CN THIS PLAN HAVE NOT
BEEN LCCATED AND ARE SHOWN AS AN

APPROXIMATE FGSITION ONLY.

Neawy Englan
SURVEYING &
ENGINEERING

Land Development Consultants

1/161 Busdan Streat F D26772 3141
Pc Box 658 F 026771 3858
Armidale NSW 2350 info@nese com.au

Scale: 1:1250 @ A1 [Date:
1anana
— Number: 20140901

Datum: pMGA Surveyed:

irveyors Rekerenca:

20140901 A

Z:\M\Joh Backyp Directory 2008 on\2014%20140807_44 Barleyfleida Rwd_i.lmh.ﬁubd’willuﬂ_ﬂnn & K Bumet\Autocod\ 20140901 — Plan of Proposad Subdivision,dwg




New England Surveying & Engineering

Appendix B

Preliminary Servicing Strategy
Prepared by New England Surveying & Engineering

Proposed Subdivision of 44 Barleyfields Road, Uralla Page 19 of 20
Statement of Environmental Effects



15

DEiT4a05

i
e iR el

THIS DEYAIL SURVEY IS NOT A "SURVEY" AS DEFINED BY THE
SURVEYORS ACT 2002. IF ANY CONSTRUGCTIOM IS PLANNED IT
WOULD BE ADVISABLE TO' CARRY QUT FURTHER SURVEY WORK
TO DETERMINE THE BOUNDARY DIMENSIONS.
ELECTRONIC DATA NOTE:

THE HARD COFIES OF THESE PLANS ARE THOSE TO WHICH WE.
CERTIFY TO BE CORRECT. THE ADDITIONAL ELECTRONIC DATA
SUPPLIED IS SUPPLIED ON A *USER BEWARE - BASIS. HAWKINS
HOOK & Co. HOLDS CRIGINAL DATA FOR VERIFICATION.

5

IR 2 n

i
(R

Project
Proposed Subdivision

44 Barleyfields Road, Uralla

Lots 81, 462 & 543 in DP 755816

Drawing Title
Plan of Proposed Servicing

R.L. & K.A. Burnet

46 Bridge Street
Uralla NSW, 2358

Legend

Staga 1
Stage 2
Stage 3
Elage 4
Stage 5
Stage 6

Slaga 7

uuoozaoo

Bituman Surface

»
L

Building Envelope

Flood Planning Area

NIN

TSR Subject to Road Closure Application
Proposed Sewer Line
Proposed Sewer Manhoia

Propased Dranage Line

-

Proposed Drainage Pit

Proposed Water mafn

CONTCUR INTERVAL IS 1.0m.

100 10 20 30 40 50 &a
SCALE OF METRES 1:1250

NOTES:

1. ALL AREAS AND DIMENSICNS SHOWN ON THIS
PLAN ARE APPROXIMATE ONLY AND ARE
SUBJECT TQ COUNCIL APPROVAL,
CONSTRUCTION AND THE FINAL TITLE SURVEY.

2. ALL SERVICES SHOWN ON THIS PLAN HAVE NOT
BEEN LCCATED AND ARE SHOWN AS AN
APPROXIMATE POSITION GNLY.

New England
SURVEYING & m
ENGINEERING

Land Development Consultants “ Surveyed
1/161 Rusden Street r 02 6772 3141 Ty

Fo Box 658 F 02 6771 3858 \ve! ==
Armidale NSW 2350  info@ness.com.au 20140901

8D

/]

ion:
A

Z:\Data\Job Backup Directory 2006 on\2014\20140901_44 Borleyfieids Road._ Uralio_Subdivision_Rows & K Bumet\Autoood\20M40901 — Pian of Proposed Subdivigion.dwg.




ARITARACHMENT I
@M@/@Wk@{//@w[w /%“ LA G20 S5

ﬁ’;éj 5"4‘0{5“/“5“’* | i@/mmfdf? CJ/ /a«
Gep ga‘&é‘y"w ’%/ M "usl Received @@,4@%7 4 &éc/}/—
/ ! 11 FEB 206 /05 ﬁ 2_/ﬁ oy

oo+ Gty HDooiin cribib Z Lodpo

/94(&1,4['0—»# /ZZ )7/‘&.) \/,é(a%a’a;&o/ @ L ACQ @é’/

Lds 77 L bt~ Al aliomen _ahnd] Lo

Was ccd, 5;7&— Aeporer et W@W% .

.//occ,afm d/w%iﬂf ”Z';é_l-(,@ Croten in m@%/
_Z:C’?“*LML,« JM//@ (

ﬂj»c/ ::uz// 40 /vafq ,Z(/) /évw /8 /m@ ro e

m@kWé’ @ et e f@zxe(g}ﬁmua@ |

J 7

494@7&?(




ATTACHMENT @

Carol & Rodney Hargrave
28 Queen St

Uralla 2358

02 6778 4554

VoL s oeved
14 FEB 205

9™ February 2015

Ao
Uralla Shire Council

PO Box 106

Uralla 2358

Dear Sir / Madam,
Re: Application No DA-4-2015

We have no objection to the proposal as detailed in the notification letter we received, however,
due to the increased traffic expected in the area with a development such as this we would ask that
the speed limit for both Warwick St and the development area on Barley Fields Rd be reduced to 50
km per hour.

For the safety of the many residents that currently use Barley Fields Road and Warwick St as a
regular walking / cycling track we would expect that a designated track be provided for these
purposes along both Warwick St and Barley Fields Rd. We fee! the provision of this track should be
considered imperative regardless of the outcome of the subdivision application.

The area is used daily by cyclists, pedestrians, elderly residents and the visually impaired, the safety
of those using this area is difficult at the present and will become increasingly more so.

Yours sincerely

Caro! & Rodney Hargrave



ARTTACHMENT R

9" February 2015

Uralla Shire Council
PO Box 106
Uralla 2358

Dear Sir / Madam,
Re: Application No DA-4-2015

l'am a resident of Warwick St and have lived in the Woodville area of Uralla all my life. [ am totally
blind and every day | walk along Warwick St and Barley Fields Rd with my guide dog. | ensure my
safety by stepping completely off the road when a car approaches but | often have difficulty hearing
traffic, especially when it is windy.

Traffic has increased along these roads over the past few years and the proposed development
means that traffic flow will increase even more.

I am not objecting to the proposal as detailed in the letter | received, however | would expect that
the speed limit for both Warwick St and the development area on Barley Fields Rd be reduced to 50
km per hour and for my safety and the safety of the many people that already use Barley Fields
Road and Warwick St, that a designated walking track be provided along both Warwick St and Barley
Fields Rd.

Daphne Philp
24 Warwick St
Uralla 2358

Ph 02 6778 4420
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16 FE3 1B

Stephen Willey
Diane Vine
12 Barley Fields Rd  URALLA

16-02-2015

Attention - Town Planner

Dear Madam

Reference ;. Development application 44 Barley Fields Road URALLA

We write in connection with the above pianning application. | have examined and understand
the plans. | wish to object strongly to the positioning of proposed Road 1.

The proposed road affects our property by

Heaith
. Noise from breaking and turning traffic.
. Exhaust fumes from turning traffic.
Privacy
. Lights from turning traffic would shine directly down our
driveway and onto the houss.
Saftety

. We believed that positioning of proposed Road 1 to the east
off Barley Fields road where there are no houses opposite
will increase the safety of using the intersection.

SO Wand



& TTACHMENT T

_Il.inda Maynarc_l

From: Jackie Maisey <maiseyjackie@gmail.com>
Sent: Friday, 13 February 2015 12:33 PM

To: Council

Subject: TRIM: Application DA-4-2015

Follow Up Flag: Foilow up

Flag Status: Flagged

HP TRIM Record Number: Ul/15/457

Dear Council members.
We are objecting to the above application on several grounds.

In general we support the development. We think it will be good for Uralla but we think the access to the
development should be on Warwick Street, perhaps as a crescent which will give two access roads, surely access
opposite a paddock would be the preferred option. Internal traffic will flow more freely, road construction may bhe
cheaper and Stage 1 will cost less as a road will not be needed.There has been no consideration given to Number 12
Barleyfields road. They will have car lights straight into their home and in the case of an accident cars could very
well end up in their yard or even worse in their home. Access on Barleyfields road is invasive to houses already built
and we think that the proposed access road is in a accident prone area, just near a bend. We have noticed drivers
well over the limit using Barleyfields road as a alternative to the highway traveling at least 80 kms, an accident
waiting to happen. Barleyfields road is also a very popular walking and Cycling route for many residents of Uralla.
The viaduct is narrow so the less traffic directed that way has to be a plus.

Uralla has been chosen for the first environmental town to be solar efficient. An enormous affect on passive solar
housing is the North-South aspect. With the proposed plan many homes will be facing west. We realise that buyers
of land can choose to build homes that harness the benefits of the sun but the majority of homes are built facing
their road, which with this plan wili not make them solar efficient. Sureiy Uraila council should be a leader in
ensuring that houses have the best chance of comfortable living with good planning. This proposed subdivision is
the largest, as far as we're aware, in Uralla so isn't this an opportunity for the council planning department to shine
and show the way to the future?

The last point is that we don't see any land put aside for recreation. With the number of blocks that will be built on
we think that at least one park is needed. Where will the children play, presumably in the streets, and that isn't good
town planning. 25 years ago the Batts subdivision had provision for a park, looks like we may be going backwards.
The nearest park is quite a distance away and has no play equipment, so that means Alma park is the closest.

Yours sincerely
Glenn and Jackie Maisey
13/2/2015

Please inform us of your receipt of this email. Thank you

Sent from my iPa



ATACHMNENT U/

8 McKenzie Street
URALLA 2358

Uo( Hecelved
Ms Elizabeth Cumming

Manager of Planning 17 Fes 10
Uralla Shire Council

32 Salishury Street

URALLA 2358 16 February, 2015

Dear Ms Cumming

Re: Application No. DA-4-2015
60 Lot Staged Subdivision 44 Barleyfields Road, Uralla

| have examined the subdivision proposal for the Barleyfieids Road property of
Mr & Mrs Burnett. Thank you for sending it to me.

| have two concerns about this proposal.

The first is that a group of dense cluster housing such as this proposal shows is,
aesthetically, totally cut of keeping with the ambience and village aspect of Uralla
with its many heritage properties.

The second, and most worrying, is about the proposed waste treatment sites. |
would like to know why the whole project is apparently not going to be connected to
the town’s sewerage system.

| am extremely concerned about this and would be very interested to know if the
proposed waste facilities, being located so close to existing and proposed residences,
pose any sort of threat to public heaith.

| look forward to your response

Yours faithfully




ATTACHMENT v

Philip Steedrl'lan

_ . T
From; Erin <eza307@hotmail.com> on behalf of Erin
Sent: Tuesday, 17 February 2015 2:33 PM
Subject: Development no. DA-4-2015 44 Barleyfields road uralla

G'day Uralla Council.

My name is Erin Wilkinson of 2 king street uralla. | am worried the proposed development will increase
traffic along king street.

| walk everyday along king st with my two kids in a pram. | have to use the road as the grass along the
verge makes a pram ride very bumpy for my youngest, and the pram hard to push. King street is a rather
narrow road especially before the overpass over the rail bridge.

I would like to propose a cement pathway from the corner of king st and gostwick st to the rail bridge. The
path would allow many people who walk king street easy safe access to the shopping center. This may also
be incredibly useful for the lady and her guide dog who live around the corner in Warrick st.

The path could follow close to the pine trees at the show ground, making use of the shade they provide in
the afternoon. A path would also allow pedestrian access past the show ground when events are on such
as the recent car show and Uralla show without trying to watch cars parking and exiting when the area
gets very congested.

The path could then be continued around the sports field on Maitland street, following the dirt path that
gets washed away in heavy rain leading to trip hazards. As the dirt path is currently.

King street is one of only two streets that led into 'woodville' and | believe the proposed development
which could potentially bring 500 new residents to Barleyfields road will increase traffic along king street
making a cement pathway a safety necessity.

Thank you for your consideration into my concern.

Erin Wilkinson

2 King st Uralla
eza307@hotmail.cpm
0267783181




RITACHMENT W/
Elizabeth Cumming

From: Sean Doodson <sean@nese.com.au>

Sent: Friday, 6 March 2015 9:57 AM

To: Elizabeth Cumming

Cc: burmets@bigpond.net.au

Subject: Response to Objections lodged - Subdivision of 44 Barleyfields Road
Attachments: 20140901 - Plan of Proposed Subdivision Servicing (Rev B).pdf; 20140901 - Plan of

Proposed Subdivision {Rev B).pdf

Good morning Libby,

In response to the objections received by Council to the proposed subdivision of 44 Barleyfields Road, Uralla we make
the foliowing comments.

We acknowledge that the original position of the proposed intersection of Road 1 and Barleyfields Road may have
resulted in additional disturbance caused by traffic to the residents living on the northern side of Barleyfields Road. As
such we have modified the location of the intersection to ensure that it does not align with any dwellings on the
northern side of Barleyfields Road. We also propose to plant a landscape screen of medium shrubs along the northern
edge of the intersection in order to minimise the impact of car headlights on the dweliings. There will also be
intersection chevron signs which will also act as a screen. The intersection has been moved approximately 20m to the
west of the original position. This option is considered suitable as it maintains safe site distances along Barleyfields
Road and given the site constraints (topography, vegetation and large rocks). This change resulted in the need to
adjust the boundaries of Lots in stages 1 and 2, however the overall number of Lots has not changed. Please find
attached the amended plans of Proposed Subdivision which reflect these changes.

We also acknowledge that Council is not in a position to approve the subdivision of Lots 403, 404, 508, 509 and 510
as they are currently situated on a road reserve. As such it is now indicated on the plan that those lots will be subject
to a subsequent development application once that portion of the road has been closed and purchased by our client.

Please do not hesitate to contact me should you have any queries or require further information.
Regards,
Sean Doodson

Director
Registered Surveyor
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ONF IDENTIAL
%ﬂACHMENT A-

Qur Reference: PS:RR: 110010

4 February 2011

The General Manager
Uralla Shire Council
32 Salisbury Street
URALLA NSW 2358

ATTENTION: MR JOEN WOLFENDBEN / MS LIBBY CUMMING

Dear Sir/Madam

RE: ‘N’"‘ ROACHMENTS ON COUNCIL OWNED LAND
LOT 22 DP 748984 & LOT 613 DP 755848 - KARAVA PLACE & KLEINDEINST RD

We refer to your letter of 3" December 2010 and the Writer’s prior conversation with Mr Wolfenden
relating to this matter. We have reviewed the material provided with your correspondence. The
Writer endeavoured to contact Mr Wolfenden or Ms Cumming but neither were available.
Accordingly we give you our response in writing.

We have examined the material provided and note your advice that the Jand should be transferred to
the adjoining owners. We concur with that view and suggest that immediate steps be taken to re-
classify the various lands forming the water races as operational land.

We note your suggestion that as the water races were clearly shown as being exciuded from the
surrounding land, that the suggestion of carelessness or negligence on behalf of either the property
owners or legal advisors may be considered. We are of the view that the only carelessness that may
have applied is the siting of dwelling houses and sheds on the areas which form the water races, as
the position of the races is clearly shown on all the Deposited Plans and it is noted on those Plans that
the water races are excluded from the titie to the surrounding iand. Accordingly it is conceivable that
some carelessness occurred on Council’s part in the Development Approval process for the erection
of dwellings and sheds, again bearing in mind that the provision of the old water races is clearly
shown on the Deposited Plans and we presume that the Development Application process requires an
indication from the owner of the land as to site or the proposed site of the structures to be erected.

As such, we suggest that a notional consideration would be more appropriate and we also have in
mind that the water races have little commercial value to either Council or the adjoining owners and

accordingly a notional consideration would be more appropriate.

You might care to consider the above and if you wish us to proceed further with the matter, you
might let us know.

In the meantime we enclose a Tax Invoice for work done o date.
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Yours faithfully
APJLAW

-,

o

" o

Peter Schuliz
Partner

pschultz@apjlaw.com.au
Enclosure

RR:P_URALLA_110040_001.doc
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Uralla Shire Council

Lot 22 DP 746984 & Lot 613 DP 755846

Property Valuation Report
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Version: 1.0

Report Date: 31 December 2013

Valuation: Current Market Value

Contact; Martin Burns - Project Manager

Office; New South Wales
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Valuation - Lot 22 DP 746984 | Lot 613 DP 755846 January 14

1.0 INTRODUCTION

This valuation has been conducted under instructions from Uralla Shire Council
and provides advice in relation to the current market value of

Lot 22 DP 746984 | Lot 613 DP 755846, Uralla, New South Wales

The interest been valued in the subject property is the fee simple of the land only
and this valuation disregards any improvements to the site.

1.1 Valuation Summary
Valuation Inputs

Instructing Entity Uralla Shire Council
Purpose of Valuation Current Market Value
Current Land-Use Water Race
Interest valued Fee simple in land only
Zoning RU2Z Rural Landscape
Date of Valuation 3171272013
Market Valuation $8,000
Valuation Methodology Direct Comparison

O receipt of this report, the Insiructing Party acknowledges and agrees Lo the definitions and qualifications
set-out at the end of the document.

Our valuation analysis indicates the highest and best use of the subject property is
as a rural land holding.

Uralla . ..

Page 3 of 18
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Valuation - Lot 22 DP 746984 | Lot 613 DP 755846 January 14

1.2 Assumptions

In providing this advice we have made certain assumptions about the
subject property and its legal composition if put to market. These include:

a. Any development potential would meet all necessary regulatory and
legislative requirements and alternative uses would be permissible
under existing or future planning and building regulations.

b. The property is a saleable and marketable asset on its own legal title
and could be put to market as at the date of valuation.

The site is not contaminated.

d. The site has legal access together with access to full site services.

2.0 VALUATION DATE

Valuations are operative as at 31 December 2013. In the current market and
assuming no future legal, regulatory or physical changes will occur to the property
or surroundmng development, this valuation is relevant for a period of three months.

We strongly recommend, if after the expiration of the relevant period values are to
adopted a review of the current market be undertaken to assess any changes in the
supply and demand for the property and the impacts (if any) these have on the
property’s value.

Uralla .. ..

Page 4 of 18
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Valuation - Lot 22 DP 746984 | Lot 6138 DP 755846 January 14

3.0 ASSET DESCRIPTION

Address

Lot 22 in Deposited Plan 746984 and Lot 615 in Deposited
Plan 755846, Uralla, New South Wales

Land-use

Water race

Land

Two irregular shaped and contiguous allotments with an
estimated combined length of 850 linear metres and a width of
approximately six metres.

Both lots are enclosed within private properties. Lot 22 in
Deposited Plan 746984 is classified as operational land and Lot
618 in Deposited Plan 755846 is currently classified as
community land.

We have been advised by Uralla Shire Council there is
currently a proposal to reclassify Lot 613 in Deposited Plan
755846 to operational land, however; the subject property is
situated within the Rocky River Gold Mining Heritage
Precinct and a heritage study would be required to be
undertaken prior to reclassification.

Our valuation is based on the assumption that both Lot 22 in
Deposited Plan 746984 and Lot 613 in Deposited Plan 755846
are classified as operational land and have no heritage
significance.

Area

Deposited Plan 746984 states Lot 22 has a site area of 2,634
square metres.

A search of DP 755846 indicates the plan is unregistered and
therefore we are unable to obtain a copy at his point in time.
We have relied upon Council’s estimated area of some 2,644
square metres for Lot 613,

The combined area of t subject property is therefore estimated
to be 5,278 square metres.

Improvements

N.A.

Surrounding
Development

Surrounding land-uses comprise country living, hobby farms
and large rural land holdings.

Page 5 of 18
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Graphics

Southerly view of the subject property along Karava Place.

Uralla .. ..
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| Graphics
(cont)

Westerly view of the subject property at the intersection of
New England Highway and Kliendienst Road.

Uralla . ..
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3.1 Asset Tenure

The subject property is denoted as being:

a) Lot 22 in Deposited Plan 7469584 and Lot 613 in Deposited Plan
755846, at Uralla, in the Local Government Area of Uralla, Parish of
Utralla, County of Sandon, and

b) the whole of the property contained in Folio Identifiers 22/746984 and
613/755846.

3.2 Contamination

Our valuation has not made allowance for the presence of soil
contamination which would impact on the permissible use of the land
under current planning legislation. If a study is undertaken, which shows
the type and extent of any contamination and the associated impact on the
development potential of the site then we may review our valuation
accordingly.

Uralla .. ..
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4.0 LOCATION

The subject property is located in the New England region of New South Wales,
approximately three kilometres north-east of the township of Uralla and some 20
kilometres south-west of Armidale, a major regional centre in the New England
region of New South Wales.

According to the Australian Bureau of Statistics 2011 Census, the population of
Uralla Township is 2,388 and the main employment sectors within the Shire are;
Health Care and Social Assistance {13.7%), Manufacturing (12.6%) and Retail
(12.6%). Further, the Australian Bureau of Statistics defines the demographics of
the Shire of Uralla in the following table:

Table 1 -Uralla Shire Demographics

Category Qty Category Qty
Total population 6,034 |No. private dwellings 2,624
- Male 2,880 |Awverage people per household 2.6

- Female 3,054 Median weekly household income $533
Median age 43 Median monthly mortgage repayments | $+.230
No. Families 1,662 [Median weekly rent 3150
Awerage children per family 2 Average motar vehicles per dwelling 2

Figure 1 - Regional Location Map (Google)

I .lu!s Faiiw
TR
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Specifically, the holding runs east west across six separate lots which are bound by
Kliendienst Road and Karava Place. Both roads which are bitumen sealed bi-

directional access ways with Kliendienst Road Iinking the New England Highway
with Rocky River Road.

Figure 2 - Location Map {Goorle)

Lot 22

Lot 613

Figure 3 - Location Map (Google - Satellite)
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5.0 STATUTORY CONTROLS

Enquiries with Uralla Shire Council revealed that the subject property is zoned
“RU2 Rural Landscape” under the Uralla Local Environmental Plan 2012,

The objectives of the zone are stated in the following extract from the Uralla Local
Environmental Plan 2012:

Table ¢ - Planning Regulations

OBJECTIVES
1 To encourage sustainable primary industry production by maintaining and enhancing the natural
resource base.
2 To maintain the rural landscape of the land.
3 To provide for a range of compatible land uses, including extensive agriculture.

The subject property appears to be a complying land-use under these regulations.

Confirmation of the above zoning information should be obtained by written
application to Council for a Certificate under S149 of the Environmental Planning
and Assessment Act, 1979.

Uralla. ..
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6.0

6.1

VALUATION DETAIL

All assets the subject of analysis have been personally inspected by Liquid Pacific
for the purposes of determining value and any issues which may impact on the
highest and best use of the property. Liquid has relied upon information available
from subscriber databases, local and regulatory sources and the client in assistin
with the recognition, quantification and calculation of asset values.

The advice contained herein is subject to definitions and guidelines as derived by
professional organisations and Government agencies as follows:

Market Value

In accordance with the International Valuation Standards Committee, Market
Value 1s defined as:

“The estimated amount for which a property should exchange on the date of valuation
between a willing buyer and a willing seller in an arm’s-length transaction after proper
marketing wherein the parties had each acted knowledgeably, prudently, and without
compulsion.”™

We referenced the Australia and New Zealand ‘Valuation and Property Standards’
to determine the correct approach to forming our opinion of the subject property’s
market value, which recommends the direct comparison of sales approach to
valuation. Described as:

“d sales comparison technique for land valuation involves direct comparison of the
subject property with similar land parcels for which actual data on recent market
transactions are avatlable.”

Valuing influencing variables include but are not limited to:

Table 3 - Value influencing variables

Variahle Description

Site Area Traditicnally, diminishing returns exist for larger parcels whereby values reduce per,
unit of site area as the site area increases.

Impacts value due 1o costs associated with construction (i.e. either levelling the

hi
Topography site or constructing on a sloping parcel).

Uralla . ..

! API Professional Practice Manual 6% Ed 2008
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Each zone has associated permissible land-uses. Supply and demand reflected
Zoning by population and availability of appropriately zoned land contributes to value and
ultimately returns to investors.

The micro-location {i.e. exposure to traffic, wehicular and pedestrian) as well as the
macro (i.e. access to airports, major {ransport routes, etc) will impact a property's
value. More ofien a purchaser's desire to obtain a position which benefits their
business can drive selling prices.

Location

In determining the market value for the subject property we made reference to
transactions of land within the general vicinity. Sales indicate achieved rates of
$0.61 to $14 per square metre of land area dependent upon location, extent of the
site, Jand area and any improvements on the land.

The subject property is a water race spanning some 850 metres across a number of
allotments and located between two roadways but with minimal street frontage.
We consider if the property were placed on the open market, there would be little
interest in the holding other than from adjoining owners.

Having consideration to the above, we are of the opinion an appropriate market
value for the property equates to around $1.50 per square metre of land area.

Below are details of some of the transactions considered in deriving our opinion of
the subject property’s value,

Table 4 - Property Sales

Address Lot 303 Anderson Road, Rocky River Sale Price $66,000 Date 11/08/2012

Site improved with a dilapidated cottage. Land area of 4,723 square metres, located in an area
Comments zoned RU2 Rural Landscape under Uralla Local Environmental Plan 2012. Equates to
approximately 314 per square metre of land area.

Address 2722 Bundarmra Road, Yarrowyck Sale Price $670,.000 Date 02/10/2012

Site improved with a homestead. Land area of 800,400 square metres, located in an area
Comments zoned RU2 Rural Landscape under Uralla Local Environmental Plan 2012, Equates to
approximately $0.83 per square metre of land area.

Address 2000 Kingstown Road, Balala Sale Price $245,000 Date 23/01/2012

Vacant site. Land area of 400,700 square metres, located in an area zened RU2 Rural
Comments Landscape under Uralla Local Environmental Plan 2012. Equates to approximately $0.81 per
square metre of land area.

Uralla. ..
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In addition to achieved values we are aware there are several properties on the
market which reflect values considered appropriate for comparison purposes. In
particular the Woodland Estate located at Panhandle Road some four kilometres

from Uralla which comprises a number of small bush blocks (2ha — 5ha) for sale at a

rate of between $3 per square metre and $5 per square metres of site area. Whilst
asking prices are not necessarily indicative of market value they can assist in

supporting opinions when market evidence is thin.

Table 5 — Valuation Calculations

Calculations

Lot 22 in Deposited Plan 746984

Land Area (m2) 2,634
Rate/m2 $15.00
$39,510
Lot 613 in Deposited Plan 755846
Land Area (m2) 2,644
Rate/m2 $15.00
$39,660
Sub-total $79,170
Discounted for irregular shape, utility and access 90% $7,917
Total Say $8,000

6.2 Highest and Best Use

The concept of highest and best use has its foundation in the maximisation of the
utility of an asset, more often than not reflected as a use which achieves, or could
possibly achieve, the highest financial return in the market at time of analysis. The

API Professional Practice Manual further clarifies highest and best use as:

“...the most probable use of the asset that is physically possible, appropriately Justified,
legally permussible, financially feasible, and which results in the highest value.”

We consider the highest and best use of the site is as a contributing parcel to an

existing rural land holding.

2 API Professional Practice Manual 8t Ed 2008
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7.0 RESULTS

Liquid Pacific considers the market value of the subject property, as at the date of
valuation and taking into account the above parameters to be:

Eight Thousand Dollars
($8,000)

*All values are excliusrve of GST

Martin Stansfeld Burns
Associate Australian Property Institute, CP.V,
Member Royal Institution of Chartered Surveyors

GG, 7

Guiseppe Orlando
Assoctate Australian Property Institute, CP 'V

Uralla . ..
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DEFINITIONS & QUALIFICATIONS

Market Value

For the purposes of this valuation Market Value is defined as;

“The estimated amount for whick a property should exchange on the date of valuation between a willing buyer and a
walling seller v an arm's-length transaction afler proper marketing wherein the parties had each acted knowledgeably,
prudently, and without compulsion.™

Scope

We have not carried out a structural survey of the improvements, and any opinion given as to the condition of
any Improvements on the property is not given in the capacity as an expert. This report is not a structural
survey. We have not examined the improvements for signs of timber infestation. This report does not make
any allowance for contamination or pollution of the land which may have occurred as a result of past usage,
with the exception of those noted in the body of the report. Consequently, should any of these matters be
found to exist, the report should be referred back te Liquid Pacific for reappraisal.

Valuations conducted at ‘Fair Value' have been done so for statutery reporting purposes only and in the
majority of cases under the assumption of continuing use whereby the client has no intention to cease
operations or liquidate. Yaluations contained herein are not to be relied upon for any other purpose than to
meet the reporting requirements of the entity as set-out in Australia Accounting Standards. Liquid Pacific
accepts no liability for use of the enclosed ‘Fair Values' for any other purpose whatsoever.

Market Forces

Real estate values vary from time to time in response to changing market circumnstances and it should
therefore be noted that this valuation is based on available information leading up to the date of valuation. No
warranty can be given as to the maintenance of this value into the future. It is recommended that the valuation
be reviewed periodically.

Information

Assumptions are a necessary part of this valuation. Liquid Pacific adopts assumptions because some matters
are not capable of accurate calculation, or fall outside the scope of our expertise, or instructions. The risk that
any of the assumptions adopted in this document may be incorrect should he taken into account. Whilst
reasonable care is taken to ensure that assumptions are soundly based, Liquid Pacific does not warrant or
represent that the assumptions on which this valuation is based are accurate, correct, or particularly reflect
Liquid Pacific’s professional opinion.

This document contains information which is directly derived from other sources without verification by us
including but not limited to tenancy schedules, planning documents and environmental or other expert
reports. Further, the information is not adopted by Liquid Pacific as our own, even where it is used in our
calculations.

‘Where the content of this document has been derived, in whole or in part, from outside sources, Liquid Pacific
does not warrant or represent that such information is accurate or correct. To the event that this document
includes any statement as to a future matter, that statement is provided as an estimate and/or opinion based
on the information known to Liquid Pacific at the date of this document. Liquid Pacific does not warrant that
such statements are accurate or correct. From November 2002 the identity of vendors and purchasers has been
eliminated from sales data provided to us by the South Australia Government, Whilst reasonable efforts are
made to eliminate sales from our analysis that do not conform with the definition of value contained herein,
Liquid Pacific cannot warrant the veracity of sales upon which our judgments are based.

Uralla. ..
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Goods and Services Tax

Goods and Services Tax (GST) became law in July 1999 and commenced operation on the 1** July 2000. As at
this date rental payments for non-residential leases generally became subject to GST except where deferred
under transitional provisions. The sale of GST may also be subject to GST, the amount of tax payable being
subject to the tax status of the parties, available input tax credits and the operation of the Margin Scheme and
Transitional Arrangements.

We advise that Liquid Pacific have made no allowance in our valuation for any impact of the GST on passing
or imputed rentals paid and/or received by the parties. Where this valuation is based on analysis of recent
market transactions it is unclear whether the market is influenced by GST.

This valuation has being calculated on a GST exclusive basis.

Restrictions

This report and its findings have been presented to the Instructing Party for the sole purpose oi delivering a
valuation outcome. All information utilised to derive the valuation outcome provided in this report and which
supports or is incidental to the valuation conclusion does not form part of the service provision and may not be
relied upon by the Instructing Party for any other purposes.

The contents of this report may not be used or relied upon by the Instructing Party for any purpose until clear
authority is provided in writing by an authorised member of Liquid Pacific. In addition, neither the whole nor
any part of this report, including restatement of values nor any reference thereto may be included in any
published document, circular or statement or published in any way without the written approval of Liquid
Pacific as to the form and context in which it may appear.

Upon release, this report is for the use of and may be relied upon only by the Instructing Party. No other
party is entitled to use or rely on the whole or any part of the contents of this report and Liquid Pacific shall
accept no liability to any party that does so. If this report and its findings are provided to meet financial
reporting purposes, then this valuation may only be relied upon to fulfill those regulatory requirements and
cannot be relied upon for any other purpose (i.e. acquisition, purchase, etc}. For all valuation advice this
report’s findings may be relied upon by the Instructing Party to make decisions regarding the assets the
subject of the analysis, provided that the Instructing Party adopts prudent practices and reasonable due
diligence.

Insurers Mandatory Clauses

This valuation is current as at the date of valuation only. The value assessed herein may change significantly
and unexpectedly over a relative short period {including as a result of general market movements or factors
specific to the particular property). We do not accept liability for losses arising from such subsequent changes
in value. Without the general scope of the above comment, we do not assume responsibility or accept any
liability where this valuation is relied upon after the expiration of 3 months from the date of the valuation, or
such earlier date if you become aware of any factors that have any effect on the valuation.

{If applicable) This valuation is prepared on the assumption that the lender as referred to in the valuation
report (and no other) may rely on the valuation for mortgage finance purposes and the lender has compiled
with its own lending guidelines as well as prudent finance industry lending practices, and has considered all
prudent aspects of credit risk for any potential borrower, including the borrowers liability to service and repay
any mortgage loan, Further, the valuation is prepared on the assumption that the lender is providing
mortgage finance at a conservative and prudent loan to value ratio.
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Appendix - Title Information
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