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REPORT TO COUNCIL  

 
 
 
 
 
 
Department: General Manager’s Office 
Reference: Item 1 

Subject: National General Assembly of Local Government 

Submitted by:  George Cowan -  Acting General Manager 
Attachment: Nil 

 
LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK 
 
Objective: 4.1 A strong accountable and representative Council. 
Strategy: 4.1.4 Provide strong representation for the community at the regional, state and federal 
levels 
Action: 4.1.4.1 Advocate the needs of the shire to State and Federal Governments.   
 
 
SUMMARY: 
The 2016 National General Assembly of Local Government (NGA) is to be held 19th-22nd June 2016.   
The ALGA is calling for motions from Councils for the NGA and following direction from Council at the 
March meeting the following draft motions are submitted for consideration and endorsement 
 
OFFICER’S RECOMMENDATION: 
That: The Acting General Manager’s report be received and noted and further that Council endorse 
the three motions for lodgement with the ALGA. 
 
BACKGROUND: 
The theme for the NGA is ‘Partners in an Innovative & Prosperous Australia.’  This theme reflects 
current issues being debated nationally and priority issues facing local government. 
 
REPORT:S 
The ALGA Board is calling for motions. 
To be eligible for inclusion motions need to meet a number of preconditions: 

1. be relevant to the work of local government nationally 
2. be consistent with the themes of the Assembly 
3. complement or build on the policy objectives of your state or territory local government 

association 
4. propose a clear action and outcome, and  
5. not be advanced on behalf of external third parties that may seek to use the NGA to apply 

pressure to Board members or to gain national political exposure for positions that are not 
directly relevant to the work of, or in the national interests of, local government. 
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Once submitted, motions will be reviewed by the ALGA Board’s NGA Sub-Committee as well as by 
state and territory local government associations to determine their eligibility for inclusion in the 
NGA Business Papers.  When reviewing motions, the sub-committee considers the importance and 
relevance of the issue to local government.  It is noted that motions should not be prescriptive in 
directing how the matter should be pursued.  Any motion deemed to be primarily concerned with 
local or state issues will be referred to the relevant state or territory local government association, 
and will not be included in the Business Papers.   
To assist in facilitating an efficient and effective debate, motions that cover similar matters will 
appear grouped together in the Business Papers and the matter will be debated only once with the 
lead or strategic motion being the one debated. 
 
Motions that are agreed to at the NGA become Resolutions of the NGA.  These Resolutions are then 
considered by the ALGA Board when setting national local government policy, when the Board is 
making representations to the Federal Government at Ministerial Councils, during meetings and in 
ALGA publications.  The ALGA Board is not bound by any Resolution passed at the NGA. 
 
The following three motions have been developed for consideration and endorsement by Council: 
 
Draft Motions to the 2016 National general Assembly of Local Government 

 

Motion 1: 

That the NGA call upon the Federal Government to restore the level of Financial Assistance grants to 
local government to at least 1% of Commonwealth tax revenue and to reintroduce full indexation on 
this amount for the future. 

Objective: 

To see grant levels restored to pre 2014/2015 budget levels and to bring an end to the stagnation of 
this grant before the full effects of the freeze permanently damage local government’s capacity to 
meet its objectives. 

Argument: 

In 1995/96 Financial assistance Grants to local governments stood at approximately 1% of 
Commonwealth tax revenues a significant reduction from the levels of grants when FAGS was first 
introduced. As part of the austerity budget in 2014/2015 the Financial Assistance Grants had been 
allowed to fall to just .67% of Commonwealth tax revenue and a freeze was applied to the indexation 
of the grants which will see the level fall to as low as .60% next financial year. This is coming at a time 
when councils generally are being asked to improve efficiencies and lift the level of own source 
revenue. 

Unfortunately the effect of the freeze is to permanently reduce the amounts paid to local 
government because the longer it goes on the less likely it becomes that a future government would 
restore funding to the level that it would otherwise have been. Any further reduction in real terms of 
these most significant of all grants will damage the local council’s ability to meet community 
expectation and capacity to implement the objectives of both State and Federal Governments. 
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 Motion 2: 

That the NGA calls upon the Federal Government to significantly increase the Roads to Recovery 
Funding program and to index the level of the grant in future years. 

Objective: 

To equip Councils to manage the local roads system that now makes up 75% of the national roads 
system and to meet the national interest 

Argument: 

The local roads system in Australia is the level of road that most impacts on the capacity of rural 
residents to engage in community activities, access services and to transport goods and products to 
markets. In many local government areas these roads are often relatively poor quality bitumen or 
gravel roads. Councils are responsible for the maintenance and upkeep of this part of the road 
system and at the same time have the least capacity to raise funds to meet those costs. As the 
pressure mounts on local councils to provide more and more services to residents particularly 
services on behalf of other levels of government the impact on funding of the local roads system can 
easily be seen. The Roads to Recovery program plays such a vital role in supporting councils in 
funding the upgrade of this infrastructure it should be recognised and made a permanent feature of 
the Commonwealth budget. 

 

Motion 3: 

That this National General Assembly calls upon the Commonwealth Government to hold a 
referendum to decide the financial recognition of local government in the Australian constitution and 
further that the NGA seek bi-partisan support for the proposal. 

Objective: 

To protect the future flow of commonwealth funding to local government and to have the 
importance of local government recognised in the system of federation 

Argument: 

Local government has long been recognised as the system of government closest to the people yet it 
continues to be dependent upon the other levels of government for its very existence. Financial 
support for services delivered by local councils is provided by the Commonwealth and it is important 
that the flow of funds to councils be recognised and protected.  

Financial recognition of local government in the constitution would protect this most important flow 
of funds from further challenge. 
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KEY ISSUES: 
As described within the report. 
 
 
CONCLUSION: 
The National General Assembly provides Council with the opportunity to raise policy issues in regards 
to the national agenda. 
 
 
COUNCIL IMPLICATIONS: 
 

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

2. Policy and Regulation 
Endorsement of the resolutions will assist Council in meeting its obligations under the 
strategic planning instruments of council 
 
 

3. Financial (LTFP) 
The Grants referred to in the motions are the most significant received by rural councils and 
their increase and indexation would be of great benefit to this council.  
 

4. Asset Management (AMS) 
Nil 
 

5. Workforce (WMS) 
Nil 
 

6. Legal and Risk Management 
Nil 
 

7. Performance Measures 
Nil 
 

8. Project Management 
Nil 

 
 
Prepared by staff member: Acting General Manager 
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REPORT TO COUNCIL 

 
 
 
 
 
 
Department: Infrastructure & Regulation 
Submitted by:  Consultant Town Planner  
Reference: Item 2 
Subject: Development Application 11/2016 – Commercial Hotel, 16 Bendemeer 

Street, Bundarra – Alterations & Addtions 
Attachments: 
 

A. Development Assessment Report  
B. Plans 
C. Heritage Advisory Report 
D. Disability Access Report 
E. Review on Disability Access Report 

 
LINKAGE TO INTEGRATED PLANNING AND REPORTING FRAMEWORK 
 
Objective: 2.1 An attractive environment for business, tourism and industry 
Strategy: 2.1.4 Implement tools to simplify development processes and encourage quality 

 commercial, industrial and residential development 
Action: 2.1.4.1 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 determine a Development Application. 
 
OFFICER’S RECOMMENDATION: 
That Council approve Development Application DA-11-2016 for alterations and addition on land 
known as 16 Bendemeer Street, Bundarra, being Lot 1 DP 307206 subject to the following 
conditions: 
 

PRESCRIBED CONDITIONS (under Environmental Planning and Assessment Regulation 2000) 

Erection of signs 

Please Note: This does not apply in relation to: 

a) building work, subdivision work or demolition work that is carried out inside an 
existing building, which does not affect the external walls of the building development 
consent, in the case of a temporary structure that is an entertainment venue, or 

b) Crown building work that is certified, in accordance with section 116G of the Act, to 
comply with the technical provisions of the State’s building laws. 

c) a complying development certificate issued before 1 July 2004 only if the building 
work, subdivision work or demolition work involved had not been commenced by that 
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date. 

1.  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 

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

2.  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. 

Please Note: Principal certifying authorities and principal contractors must also ensure that signs 
required by this clause are erected and maintained (see clause 227A which currently imposes a 
maximum penalty of $1,100). 

Notification of Home Building Act 1989 requirements 

Please Note: This does not apply in relation to Crown building work that is certified, in accordance 
with section 116G of the Act, to comply with the technical provisions of the State’s building laws. 

3.  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) 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. 

4.  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. 

Maximum capacity signage 

Please Note: The words and expressions used in this condition have the same meanings as they have 
in the standard instrument set out in the Standard Instrument (Local Environmental Plans) Order 
2006. 

5.  From 26 January 2010, a sign must be displayed in a prominent position in the building 
stating the maximum number of persons, as specified in the development consent 
(including an existing development consent), that are permitted in the building for 

This is Page 7 of the Report referred to in the Minutes of the Ordinary Meeting 
held on 26 April 2016 



L A T E   R E P O R T   TO   C O U N C I L 
  

buildings being used as: 

a) entertainment venue, 
b) function centre, 
c) pub, 
d) registered club, 
e) restaurant. 

GENERAL CONDITIONS 

6.  A photographic history is to be provided of the changes to the rear of the hotel, ie 
photographs are to be provided to Council showing the building before the building works 
are commenced. 

7.  The cement columns are not to be circular, they are to be either square or rectangle and 
painted to be of a similar context to suit the heritage styled nature of the building.  

8.  The edge of the concrete deck is to be painted in a heritage colour to compliment the 
heritage styled nature of the building. It is not to left as raw concrete. 

9.  All modifications to the kitchen are to comply with the relevant requirements of the NSW 
Food Authority and the relevant Australian Standard.  An inspection is to be undertaken by 
Council prior to the operation of the kitchen. 

10.  All requirements of the NSW Office of Liquor & Gaming are to be met in regards to any 
changes in licence requirements resulting from the proposed alterations and additions. 

11.  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. 

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

13.  *The Structure 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 ** 
• before covering the framework for any wall, roof or other building element ** 
• before covering any stormwater drainage connections 
• when the building work is completed and all conditions of consent have been 

addressed** 

** 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 
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14.  Balustrading is to be provided to the deck area.  It is to be styled (including colours) to be 
similar to the existing balustrading and it is to suit the heritage styled nature of the building.  
Detail is to be provided to Council for approval prior to the release of the construction 
certificate. 

15.  As per the Disability Access Report provided by G.Gordon Fuller dated 15 March 2016, a 
disabled unisex toilet is to be provided in the room immediately east of the dry store.   Full 
detail is to be provided as part of the construction certificate and is to be approved by the 
relevant certifying authority. 

16.  The plans and specification accompanying the Construction Certificate are to demonstrate 
compliance with the requirements of the deemed-to-satisfy provisions of the National 
Construction Code for a Class 6 building: 

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

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

17.  For all construction work required on Council land (e.g. storm water, footpaths, kerb and 
gutter etc.) the applicant is to submit an Application to Conduct Work on Land to Which 
Council is the Regulatory Authority. The Application must be approved prior to the issue of 
a Construction Certificate, to ensure pedestrian and vehicular safety during construction. 

18.  The boundary adjoining Lot A DP 348713 is to be surveyed by registered Land Surveyor and 
confirmed by pegs prior to commencement of construction on the alteration and additions. 

CONDITIONS TO BE COMPLETED PRIOR TO CONSTRUCTION COMMENCING 

19.  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 cl 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. 

20.  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 
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NSW Protection of the Environment Operations Act. 

21.  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. 

CONDITIONS TO BE COMPLETED DURING CONSTRUCTION 

22.  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. 

23.  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. 

24.  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. 

25.  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.  

26.  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. 

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 land. 

CONDITIONS TO BE COMPLETED PRIOR TO OCCUPATION/USE COMMENCING 
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28.  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. 
Penalty advice for buildings (penalties do not apply to uses detailed in sections 109M and 
109N; i.e. Crown projects, Class 1a and 10 buildings or as detailed for places of public 
entertainment). 

29.  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. 

30.  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. 

31.  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 

32.  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. 

COUNCIL ADVICE ONLY 

33.  Compliance with the National Construction Code:  

All building work must be carried out in the following manner to ensure compliance with 
the National Construction Code (Volume 1: Class 2 to 9 Buildings): 

34.  Drainage of surface water surrounding the building: Finished ground or paving level must 
be at least 150mm below the level of any floor. Such finished ground level is measured not 
more than one (1) metre from external walls with the ground surface graded to allow 
effective drainage of surface water away from the building (in accordance with AS 2870 – 
1996). 

35.  Tempering valves: Hot water units are to deliver hot water at the outlet of the closest 
sanitary fixture at a maximum temperature of 50 degrees Celsius (Part 4, National Plumbing 
and Drainage Code AS 3500), to restrict the temperature of the hot water supply to sanitary 
fixtures such as baths, showers and hand basins to limit the potential risk of scalding to the 
occupants of the building. 

36.  Covenant/s: The applicant/owner has the responsibility of being aware of any covenant 
which may affect the proposal. 

37.  Greywater Disposal: Greywater disposal must be carried out below surface level (i.e. 
porous piping – not sprinklers) and must not impact on adjoining properties. 
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38.  Sewer & Sanitary Water Supply Work: a separate approval must be obtained from the 
Council as the Local Water Supply and Sewer Authority pursuant to Chapter 7 of the Local 
Government Act 1993 for any activity associated with water supply, sewer or on-site waste 
water systems serving the site. 

39.  Rainwater Tanks: Council requires rainwater tanks to be installed in accordance with the 
State Environmental Planning Policy No 4. Direct connection between the rainwater tank 
and reticulated potable water supply will not be permitted; however, the reticulated 
potable supply may be used to top up the tank via a physical air gap. Maintenance of the 
tank or tanks should be in accordance with the guidelines from the New South Wales 
Department of Health for the use and maintenance of rainwater tanks. 

40.  Dial Before You Dig: Underground assets may exist in the area that is subject to your 
application.  In the interests of health and safety and in order to protect damage to third 
party assets please contact Dial Before You Dig at www.1100.com.au or telephone on 1100 
before excavating or erecting structures (This is the law in NSW).  If alterations are required 
to the configuration, size, form or design of the development upon contacting the Dial 
Before You Dig service, an amendment to the development consent (or a new development 
application) may be necessary.  Individuals owe asset owners a duty of care that must be 
observed when working in the vicinity of plant or assets.  It is the individual’s responsibility 
to anticipate and request the nominal location of plant or assets on the relevant property 
via contacting the Dial Before You Dig service in advance of any construction or planning 
activities. 

41.  Telecommunications Act 1997 (Commonwealth): Telstra (and its authorized contractors) 
are the only companies that are permitted to conduct works on Telstra’s network and 
assets.  Any person interfering with a facility or installation owned by Telstra is committing 
an offence under the Criminal Code Act 1995 (Cth) and is liable for prosecution.  
Furthermore, damage to Telstra’s infrastructure may result in interruption to the provision 
of essential services and significant costs.  If you are aware of any works or proposed works 
which may affect or impact on Telstra’s assets in any way, you are required to contact:  
Telstra’s Network Integrity Team on phone number 1800 810 443. 

 
BACKGROUND: 
A development application has been submitted for the Commercial Hotel for alterations and 
additions.  A Disability Access report has been provided to support compliance with the Premises 
Access Code and the heritage Advisor has been requested to comment on the proposal due to the 
building being in a Conservation Zone and Council having resolved to make the building an item of 
environmental heritage under the Local Environmental plan at some stage in the future. 
 
This report is for Council to consider the advice within the heritage advisory report and the 
alternative solution proposed within that report, that was considered by the planning assessment, 
but was not taken up within the proposed conditions of development consent.  
 
REPORT: 
A development application has been submitted for the Commercial Hotel for alterations and 
additions. The proposal is to remove the existing coolroom and clutter of stairs and replace with a 
concrete deck and new stairs.  This would provide an undercover outdoor area.  The kitchen is to be 
extended and updated with a setback of 150 mm from the side boundary.  A copy of the plans are 
attached to this report, along with the development assessment report. 
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Due to the alterations and additions, the Premises Access Code is now also required for compliance.  
A Disability Access report has been submitted by G. Gordon Fuller, Architect and is attached along 
with a review on this report by New England Building Consultants, who fully support the report 
prepared by Mr Fuller. 
 
As a result of this report, a unisex disabled toilet is required as part of the development being in an 
unused boiler room located on the ground floor in the most eastern section of the building. 
 
The property is not listed as an item of environmental heritage under the Local Environmental Plan, 
but it is listed as being in a conservation zone.  Council has resolved that this property should be an 
item of environmental heritage and is part of a planning proposal being prepared.  
 
As such Council’s Heritage Advisor has considered the application and has made the following 
recommendation: 
 

What is being proposed is the demolition of original fabric associated with the kitchen and 
the verandah on the northern side of the dry store and cool room so that an open concrete 
deck of more than 160 sqm over an outdoor area, an undercover concrete stairway, an 
external stairway and a skillion roof linking the concrete deck to the proposed external stairs 
near the kitchen can be provided – the concrete elements being painted to complement 
heritage colour scheme. The open deck would be used in conjunction with the relocated 
laundry for the drying of laundry. 
 
I do not support the proposal as submitted and believe the proposed open concrete deck with 
concrete columns and solid infill balustrade, in particular, will visually dominate the heritage 
item. I recommend that Council require a Statement of Heritage Impact (SOHI), prepared by a 
recognised Heritage Consultant, to convey: 
 

• what impact or impacts the proposed works will have on the heritage significance of 
the hotel 

• what measures are proposed to mitigate negative impacts, and 
• why more sympathetic solutions are not viable. 

 
The SOHI should be based on the guidelines prepared by the NSW Heritage Office and 
Department of Urban Affairs and Planning revised 2002 which can be found at 
http://www.nsw.gov.au/Heritage/publications/. 
 
An alternative to the proposal of the open concrete deck could be a separate single storey 
roofed building, one that is only attached to the hotel by covered walkways, with an extended 
laundry at the lower level thereby retaining the existing external stairs to the upper level. This 
would also allow for the retention of the verandah posts and repairs to the existing verandah. 

 
A copy of the heritage advisory report is attached. 
 
As part of any development assessment, not only is the structural adequacy, and compliance with 
the relevant  standards required, but also heritage value and social value are considered.   In this 
instance the social value is considered to be a higher need to the community in comparison to the 
loss of the heritage significance at the rear of the property.  The identified significance lost is: 
 

1. the proposed open concrete deck with concrete columns and solid infill balustrade, in 
particular, will visually dominate the heritage item. 
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Comment: It is agreed that the new deck will visually dominate the heritage item at the rear of the 
building.  It will not be visible from either Bendemeer or Court Streets, and in the current heritage 
conservation zoning, the facade has a greater impact on the streetscape that an addition at the rear 
of the building. 
 
It is proposed to condition the development to help lessen the visual impact with the following 
conditions: 
 

• A photographic history is to be provided of the changes to the rear of the hotel, ie 
photographs are to be provided to Council showing the building before the building works 
are commenced. 

• The cement columns are not to be circular, they are to be either square or rectangle and 
painted to be of a similar context to suit the heritage styled nature of the building. 

• The edge of the concrete deck is to be painted in a heritage colour to compliment the 
heritage styled nature of the building. It is not to left as raw concrete. 

• Balustrading is to be provided to the deck area.  It is to be styled (including colours) to be 
similar to the existing balustrading and it is to suit the heritage styled nature of the building.  
Detail is to be provided to Council for approval prior to the release of the construction 
certificate. 

 
2. the demolition of original fabric associated with the kitchen 

 
Comment: The kitchen area currently is only just compliant with the relevant NSW Food Authority 
and Australian Standards.  The original fabric of the kitchen will be lost, but by having a photographic 
record of the building before the renovations will help to keep and tell the story of how the building 
evolved. 
 
Social Value Comment:   Bundarra is a declining rural village having one of the states lowest socio 
economic populations.  As such, this must be considered when the major social meeting venue is 
redeveloped.   
 
The “Bundarra Pub” is in a central location, and is the major central venue within the village of 
Bundarra other than the village hall.  The hall is not an open venue where the “Bundarra pub” is open 
7 days a week and offers meals and accommodation.   
 
The building has seen been many years without having any maintenance and has fallen into disrepair.  
Recently the building has been sold, and the current owner is willing to invest in the building.  This 
type of investment is also considered to be an investment within the Bundarra Community itself. An 
upgraded venue will attract more outside visitors which is an economic boost, and the upgraded 
venue for the community and particularly families to make use of will provide a stronger and more 
inviting place to congregate. 
 
Currently the outside area of the “Bundarra Pub” is a clutter of coolrooms, stairs and makeshift 
shelters.  The proposed development will open up the rear of the building, providing a large open 
undercover area where outside functions can be held.  The extension of the kitchen will mean that 
more meals can be served, and will cater better to the existing function rooms and outside area 
 
By not having development such as this will mean the “Bundarra Pub” will fall further into disrepair.  
Previously the “Bundarra Pub” has not exactly been a welcoming or well maintained venue, but with 
the proposed development, it will become such.  It will also reinforce the “Bundarra Pub” as the 
central meeting venue within the community. 
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CONCLUSION: 
Development Application DA-11-2016 is recommended for conditional approval based on the fact 
that the heritage significance loss is regrettable, but is outweighed by the social benefit of the 
investment to the community. 
 
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 
 

3. Financial (LTFP) 
Nil – all costs of the development are met by the proponent. 
 

4. Asset Management (AMS) 
Nil 
 

5. Workforce (WMS) 
Nil 
 

6. Legal and Risk Management 
Nil 
 

7. Performance Measures 
Nil 
 

8. Project Management 
Nil 

 
 
Prepared by staff member: Libby Cumming, Consultant Planner 
Approved/Reviewed by Manager: 
Department: 

Director Infrastructure &Regulation 
Infrastructure & Regulation 
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ITEM 3: Commercial Hotel, 16 Bendemeer Street, Bundarra (DA-11-2016) 

I had previously visited the site on 2 November, 2015 and met with Adrian Vickery of Local 

Government Engineering Services (LGES)and the owner. 

At the time I viewed a ground floor plan File No: IV2438 Sheet No: A101 dated 29/10/15 

prepared by LGES - the owner proposing to undertake alterations and additions to the rear of 

the hotel comprising: 

• Demolition of ground floor posts and first floor verandah floor as required for a new

suspended concrete deck 16.3m x 10.4m on concrete columns

• Retention of first floor posts and verandah roof over

• Conversion of an existing store room in to a cool room and relocate the existing

external cool room into the space. This would require removal of an existing door,

demolition of brickwork, installing a sliding cool room door, removing existing timber

flooring and skirting and installing a concrete slab

• Conversion of the existing laundry in to a dry store

• Relocation of the existing laundry to the first floor deck
• Removal of the existing clothes lines

• Demolition of the existing steel stairway and construct a new stairway with the concrete

deck

• Demolition of the existing covered bbq area, and

• Extending a skillion roof over from the kitchen

Elevations were not provided at the time of that meeting and I requested these. 

Council has now received a DA consisting of the following plans prepared by LGES: 

• ground floor plan and east elevation File No: IV2438 Sheet No: DA101 dated 12/01/16

• site layout plan and north east view File No: IV2438 Sheet No: DA101 dated 12/01/16

• first floor plan and section A File No: IV2438 Sheet No: DA101 dated 12/01/16

In my report of 3 November 2015 I wrote that the Uralla DCP 2011 stated that: 

Insensitive application of new materials or finishes to an old building may ruin its appearance. 

I mentioned that it also stated, for landmark buildings, that: 

These buildings generally have a high degree of intactness and are significant both as an 

individual heritage item in their own right and for their high level of contribution to the 

character of the area. These buildings are often landmarks within the conservation area. The 

significance of these buildings should not be compromised. 

And that it further stated, in part, that the acceptable solution is to: 



 

Maintain heritage characteristics and all significant fabric. 

 

My report also stated: 

 

I believe the proposal as presented, except for the intention to address the slope of the 

verandah floor on the upper level, will compromise the significance of the building. 

 

The introduction of a large suspended concrete slab and other new materials as proposed will 

be insensitive to the building and ruin its appearance. 

 

Furthermore, the proposal as shown to relocate the staircase would probably not meet 

National Construction Code compliance for access and egress to the building. I recommend 

that discussion on the matter of access and egress be held with Mr. Merv Prendergast (Uralla 
Shire Council consultant). 

 

and went on to say that: 

 

While I can appreciate that the owners wish to provide a covered area for their customers, 

remove some of the existing visible intrusive elements such as the cool room and covered bbq 

area, and make spaces more usable for staff, I believe the owners need to rethink how this 

can best be achieved. 

 

It would appear from the plans accompanying the DA that LGES have disregarded the advice 

previously given. 

 

It is also noted that LGES also now wish to demolish external walls and extend the kitchen 
northward to within 150mm of the boundary as well as eastward which I can’t recall seeing on 

when I first viewed plans in November 2015. 

 

What is being proposed is the demolition of original fabric associated with the kitchen and the 

verandah on the northern side of the dry store and cool room so that an open concrete deck of 

more than 160 sqm over an outdoor area, an undercover concrete stairway, an external 

stairway and a skillion roof linking the concrete deck to the proposed external stairs near the 

kitchen can be provided – the concrete elements being painted to complement heritage colour 

scheme. The open deck would be used in conjunction with the relocated laundry for the drying 

of laundry. 

 

I do not support the proposal as submitted and believe the proposed open concrete deck with 

concrete columns and solid infill balustrade, in particular, will visually dominate the heritage 

item. I recommend that Council require a Statement of Heritage Impact (SOHI), prepared 

by a recognised Heritage Consultant, to convey: 

 

• what impact or impacts the proposed works will have on the heritage significance of the 

hotel 

• what measures are proposed to mitigate negative impacts, and 

• why more sympathetic solutions are not viable. 

 

The SOHI should be based on the guidelines prepared by the NSW Heritage Office and 

Department of Urban Affairs and Planning revised 2002 which can be found at 

http://www.nsw.gov.au/Heritage/publications/ 

 

 
 

 



 

An alternative to the proposal of the open concrete deck could be a separate single storey 

roofed building, one that is only attached to the hotel by covered walkways, with an extended 

laundry at the lower level thereby retaining the existing external stairs to the upper level. This 

would also allow for the retention of the verandah posts and repairs to the existing verandah. 
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