
Elisha Dunn 
Environmental Assessment Officer 
Energy Assessments  
Department of Planning, Industry and Environment 
GPO Box 39 
SYDNEY  NSW  2001 

Dear Ms Dunn 

Greater Hume Council Endorsed Submission to the Environmental Impact Statement 
(EIS) – Culcairn Solar Farm (SSD 10288) 

I refer to the Notice of Exhibition of the EIS for the Culcairn solar farm (proposed development) 
which was received by Council on 24 January 2020. It is advised that Council has reviewed the 
Environmental Impact Statement and at its February Ordinary meeting held on 19 February 
2020 Council resolved to raise concerns/formally object to the proposed development for the 
following reasons: 

1. Reduced Levels of Amenity for Nearby Residents
The EIS identifies that there are 9 neighbouring properties that have residences that will
have either broken views or unbroken views onto the subject land. Council considers
that residents from these properties will experience reduced amenity as the outlook
from their property will change from being an agricultural landscape to one that is of an
industrial appearance with a development footprint of 1,317 hectares. This footprint
incorporates approximately 1,100,000 solar panels on tracker units, operation and
maintenance buildings, access roads, inverter stations, high voltage substation, Battery
Energy Storage System and 2.4 metre high perimeter fencing.

One residence (R14) will initially be subjected to a high inherent visual impact which will
reduce to medium visual impact through the mitigation measure of vegetative screening.
Council is concerned that it will take many years for the proposed vegetation to be of a
sufficient size to mask the appearance of the solar farm and considers that alternatives
to mask the view of the development from this residence should be investigated.

Council also raises concerns in relation to residential receiver R17 which will have a
broken view of the southern section of the Culcairn solar farm as well as a view of
proposed Walla Walla solar farm.

2. Social, Environmental and Economic Impacts
Council is concerned about the potential for the heat island effect to adversely impact
upon localised climatic conditions and result in heat transmission out of the solar farm
and into neighbouring properties. The EIS relies upon several studies that have been
undertaken internationally to discuss the heat island effect caused by PV arrays
however there is no cited Australian studies on the heat island effect. This is of concern
to Council as it may not be appropriate to extrapolate the results of international studies
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on the heat island effect to localised conditions where this development is large, another 
adjacent solar farm may exist, there are receivers that are as close as 121 metres from 
the property boundary and the mean summer maximum temperature is 32.3oc. The EIS 
should have discussed what mitigation measures, other than a setback and planting of 
a vegetation screen that the proponent could take to minimise adverse outcomes 
caused by the heat island effect.  

 
Council is concerned about the proposed development producing a dust nuisance 
during construction but particularly during its operational phase. The local area enjoys a 
reasonably high average rainfall and so it is not common for land in the vicinity of the 
proposed development to be devoid of vegetation. Consequently, nearby receptors 
currently do not experience any significant issues in relation to dust. Council believes 
that the use of tracking systems and efficient PV cells will dramatically reduce the 
amount of solar energy reaching the soil beneath the solar arrays and, over the thirty 
year life of the development, it could be increasingly difficult to maintain vegetation 
cover. Given the scale of the development site (1,317 hectares), there may be the 
potential for barren earth beneath solar arrays to be a significant source of dust for 
nearby receptors.  

 
The EIS effectively explains the social and economic benefits of the proposal which 
includes a discussion on how local farmers and the community who will benefit from an 
additional source of income that is independent of agriculture. During the construction 
phase the EIS indicates there will be 500 staff employed with many of these drawn from 
the local community. The EIS reveals that peak employment is for a period of time being 
12 months with the numbers employed reducing outside of this period.  

 
Despite the company espousing a commitment to whether possible procure from the 
local economy, it is felt that most of the benefits from the construction employment will 
not be able to be capitalised upon by the Walla Walla and Culcairn community as there 
is very limited temporary accommodation available. Workers will most likely be 
accommodated in the nearby regional centre of Albury/Wodonga. 

 
Since 2012 Greater Hume Council has had a shire wide fixed development consent levy 
either complying with Section 94A or its replacement Section 7.12 of the Environmental 
Planning and Assessment Act 1979. Consequently Council is pleased to note that the 
EIS provided details of a community benefit sharing program that is financially 
commensurate with the contribution that would arise from a shire wide fixed 
development consent levy. 

 
Council believes that the Council Contribution should be paid in a shorter period of time 
and the community benefit fund should be incorporated as part of the voluntary planning 
agreement that is referenced within the development consent and registered on the 
titles of the subject land. 

 
3. Loss of High Quality Agricultural Land 

Council has reviewed the Department of Planning, Industry and Environment’s Large 
Solar Energy Guidelines in which there is a discussion about the importance of site 
selection. Agriculture is identified as a key site constraint and the guideline refers to 
land meeting the following:  

 
Important agricultural lands, including Biophysical Strategic Agricultural Land (BSAL), 
irrigated cropping land, and land and soil capability classes 1, 2 and 3. Consideration 
should also be given to any significant fragmentation or displacement of existing 
agricultural industries and any cumulative impacts of multiple developments.  
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The EIS indicates that proposal is located on soil capability Class 4 and is used for a 
range of crops and pastures. Inspections by Council of the development site and 
adjacent land would indicate that it is high quality agricultural land. Council has been 
advised that this land will be mapped as important agricultural land under the Riverina 
Murray Draft Important Agricultural Land Mapping project which also indicates it is high 
quality agricultural land. Due to its impending status as important agricultural land, the 
site could be considered constrained under the Department of Planning, Industry and 
Environment’s Large Solar Energy Guidelines.  

 
The EIS indicates that there will be benefits for the soils as the proposed development 
will provide the opportunity for the land to be rested and there will be an encouragement 
in allowing the growth of diversity in groundcover and perennial species. There is a 
concern raised by Council that the land may not benefit from thirty years of being 
beneath highly efficient photovoltaic cells mounted upon tracking units and indeed, may 
deteriorate if the vegetation is not able to be supported in this environment. 

 
The EIS indicates that underground cabling is proposed to be left insitu when the 
proposed development is to be decommissioned which does not align with the 
comments from DPI agriculture which states: “NSW DPI Agriculture notes that the land 
that is proposed to be the site for this development has been used in the past for 
grazing and cropping with cultivation occurring on occasion and the intention is that the 
land will be returned back to agriculture once the solar farm is decommissioned.  DPI 
Agriculture notes and supports the proponent’s commitment to the removal of all above 
and below ground infrastructure once the solar farm is decommissioned so that the land 
can be returned to agricultural production. Council is of the opinion that it should be a 
requirement that the cabling would be removed. 

 
Due to the loss of the high quality agricultural land Council believes that the proposed 
development may not be compatible with the RU1 zone objectives contained in the 
Greater Hume Local Environment Plan 2012 which are:  
•  To encourage sustainable primary industry production by maintaining and 

enhancing the natural resource base.  
•  To minimise the fragmentation and alienation of resource lands.  
•  To minimise conflict between land uses within this zone and land uses within 

adjoining zones.  
•  To maintain the rural landscape character of the land. 
 

4. Concerns in Relation to the Bushfire Risk Posed by the Development 
Local residents have raised concerns to Council about the bushfire risk posed by large 
scale solar farms such as the proposed development. Whilst the EIS does review the 
risks posed by bushfire and other sources of fire, it does not do so in the context of 
responding to comments provided by the NSW Rural Fire Service as part of the 
Secretary’s Environmental Assessment Requirements (SEARS). Council believes that 
the importance of addressing the bushfire fire risk warrants ascertaining the NSW Rural 
Fire Service’s comments prior to the application being determined. 
 

5. Impacts on Native Vegetation and Aboriginal Heritage  
The EIS has undertaken very detailed studies concerning the biodiversity impacts and 
impacts on Aboriginal cultural heritage that will occur if the proposed development does 
proceed. Whilst Council is satisfied with the rigour of the assessment of these impacts, 
it does believe that the removal .61 hectares of native vegetation, 99 paddock trees and 
a total loss of value of 39 items of Aboriginal cultural heritage demonstrates the 
constrained nature of the site of the proposed development.  
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Council’s engineers have reviewed the Traffic Impact Statement contained within the EIS and 
provided the following recommend conditions in the event of the approval of this application: 
 
• At the full cost of the proponent Weeamera Road (north of the Boral Quarry) to the 

property access be constructed to Council’s ‘Standard Road Design Typical Cross 
Section’ Specification – 7 metre pavement seal and 9 metre road formation (see 
attached pdf). 

• Prepare a traffic management plan. 
• For assessment by Council additional design plans are required for the access points 

from Cummings Road and Weemera Road.  
• Under Section 138 of the Roads Act 1993 any works occurring within the road reserve 

require the consent of Council as the road authority 
 
Should you require further information please contact Colin Kane, Director Environment & 
Planning, on 6044 8928 or email ckane@greaterhume.nsw.gov.au. 
 
Yours faithfully 
 
 
 
 
Colin Kane 
Director Environment & Planning 
GREATER HUME COUNCIL 
 
12 February 2020 
 
Our Ref: CK:SG 
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1 Introduction 

This Statement of Environmental Effects (SEE) has been prepared by Habitat Planning on behalf of 
Angela Peirce and is submitted to Greater Hume Council in support of a Development Application (DA) 
for a two (2) lot torrens title residential subdivision at 1596 Four Mile Lane, Little Billabong. 

The DA and this report have been prepared in accordance with the Environmental Planning and 
Assessment Act 1979 (“EP&A Act”) and the Environmental Planning and Assessment Regulation 2000 
(“EP&A Regs”).   

This report addresses the relevant heads of consideration listed under Section 4.15(1) of the EP&A Act 
and provides an assessment of the proposed development against the relevant Environmental Planning 
Instruments (EPIs) and other planning controls applicable to the site and to the proposal.  It also 
describes the site, its environs, the proposed development, and provides an assessment of the 
environmental impacts and identifies the steps to be taken to protect or lessen the potential impacts on 
the environment. 

1.1 Supporting Plans and Documentation 

This application is accompanied by: 

▪ Title information 

▪ Concept Subdivision Plan, prepared by Habitat Planning 
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2 Site Analysis 

2.1 Site Location and Context 

The land to which this application relates is described as Lot 832, DP1050916 and addressed as 1596 
Four Mile Lane, Little Billabong. It is located within an established rural area and is located approximately 
27 kilometres to the north east of the township of Holbrook. 

The location of the site is shown at Figure 1 below: 

 
Figure 1  Context or Site Map 

 

2.2 Site Description 

The subject land comprises a single dis-contiguous parcel of land that is bisected by Four Mile Lane. 
The land is irregular in shape and as outlined above is comprised of two portions, being a ‘northern’ and 
‘southern’ portion.  

The subject land has a total area of 334.4 hectares with the northern portion, being 95.0 hectares and 
the southern portion, being 230.4 hectares. A dwelling and associated outbuildings exist on the western 
boundary of the southern portion of land.  

The land represents grazing land and is largely unimproved with the exception of the dwelling mentioned 
above, as well as two large farm/machinery sheds located adjacent to a driveway crossover, which 
connects the subject land to Four Mile Lane. The subject land also contains a number of farm dams. 

In addition, a large proportion of the subject land is heavily vegetated. This vegetation would be best 
described as forest vegetation and the property is located at the base of the adjoining Carabost State 
Forest located to the north east of the site. 
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The topography of the land is undulating and steeply sloping towards the heavily vegetated reserves 
located to the north and south.  

The subject land contains a number of natural drainage lines, which currently service the existing farm 
dams.  

The subject land has access to the adjoining sealed Four Mile Lane, as well as reticulated electricity 
and telecommunications. Due to the location and size of the property, water is harvested and collected 
on-site and sewerage is disposed of via an existing septic tank. 

A site map of the subject land is shown at Figure 2 below. 

 
Figure 2  Site Map 

 

2.3 Surrounding Development 

The surrounding area is rural in nature and comprises broadacre agricultural activities, cropping, as 
well as a number of vegetated reserves and a state forest. 

More specifically, land to the north and north east contains agricultural land, which is being used for the 
purposes of a pine plantation (forestry). To the north east of the subject land is the Carabost State Forest, 
which contains a combination of native and planted vegetation. This area also contains a number of 
walking tracks and access roads. 

Land to the east of the subject land at 1657 Four Mile Lane contains dense native vegetation but does 
contain a small existing dwelling. Land further east along Four Mile Lane has been developed for 
agricultural purposes and associated rural dwellings. 

To the south of the subject land is a reserve of dense pine plantations, whilst land to the west contains 
dense woodland and forest vegetation (native), as well as a small existing dwelling at 1446 Four Mile 
Lane.   
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2.4 Site Photographs 

  

Figure 3  Four Mile Lane looking east. Figure 4  Four Mile Lane looking west 

  

Figure 5  Existing rural driveway site entrance to 
1596 Four Mile Lane. 

Figure 6  Existing rural driveway and gate to 
proposed Lot 1.  

 
 

Figure 7  View looking north east across 
proposed lot 1 towards ridgeline. 

Figure 8  View looking west along drainage line 
that feeds into small dam No. 1 on proposed lot 
1.  
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Figure 9  View looking east towards ridgeline 
contained on proposed lot 1. 

Figure 10  View of proposed building envelope 
location on proposed lot 1 overlooking dam No. 
2.  

  

Figure 11  View of proposed building envelope 
looking north east on proposed lot 1. 

Figure 12  View looking west from proposed lot 1 
of adjoining vegetated reserve (forest).  

 
 

Figure 13  View looking south west of existing 
dwelling contained on proposed lot 2. 

Figure 14  View looking north of proposed lot 1.  
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Figure 15  View looking north east of proposed 
lot 1 of adjoining vegetated reserve (forest). 

Figure 16  Existing cattle yard and shed 
contained on proposed lot 2 adjacent to Four 
Mile Lane.   

 
 

Figure 17  Existing overhead powerline and 
internal driveway servicing proposed lot 2.   

Figure 18  View of existing dwelling contained on 
proposed lot 2.   

 
 

Figure 19  View looking north over proposed lots 
1 and 2 from existing dwelling site.    

Figure 20  View of vegetated reserve contained 
on proposed lot 2 located adjacent to Four Mile 
Lane.    
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3 Description of Proposal 

3.1 Overview 

The application seeks approval for a two (2) lot torrens title subdivision, comprising the creation of one 
(1) additional lot. 

A copy of the proposed subdivision is included as Attachment B and is reproduced in Figure 21 below. 

Further details regarding the individual works is provided below. 

3.2 Two Lot Subdivision 

The development seeks approval for a two (2) lot torrens title subdivision, comprising the creation of one 
(1) additional lot. 

In summary, the development seeks to subdivide the land into two individual land parcels, which will be 
separated by Four Mile Lane. These lots will have the following areas: 

▪ Proposed Lot 1 = 95.0 hectares; and 
▪ Proposed Lot 2 = 230.4 hectares. 

The proposed lots follow the alignment of Four Mile Lane and allow for the creation of a ‘northern’  
(Lot 1) and ‘southern’ (Lot 2) parcel. Consequently, proposed Lot 2 is much larger than proposed  
Lot 1 due to the boundary of the road. This lot also contains the existing dwelling and associated 
outbuildings. 

Proposed Lot 1 is vacant and will be developed for the purposes of a rural dwelling and associated 
agriculture. Whilst it is acknowledged that this lot is less than council’s 100 hectare minimum lot size, 
this is considered satisfactory for the reasons outlined in this report. A building envelope has also been 
nominated in the central portions of the site to provide confidence of the location of any future buildings 
and structures. 

3.3 Infrastructure and Road Access  

The proposed subdivision will be connected to available infrastructure and services. More specifically, 
each proposed lot will be connected to the adjoining sealed Four Mile Lane, whilst both lots will be 
connected to the overhead powerline that currently bisects the property. In addition, 
telecommunications will be provided via satellite NBN. 

Given the remote location of the subject land, each of the proposed lots will capture/harvest water on-
site for domestic, stock and fire-fighting purposes, which will be collected via rainwater tanks. 
Furthermore, sewer will be disposed of on-site via the use of an on-site effluent disposal system (septic).  

3.4 Vegetation and Bushfire Protection 

Both proposed lots contain large expanses of vegetation at the northern edge of Lot 1 and the 
southern edge of Lot 2. A large patch of vegetation (approx. 13 hectares) also exists at the northern 
edge of Lot 2 adjacent to Four Mile Lane. 

The existing dwelling contained on proposed Lot 2 is located within a cleared portion of the site, whilst 
proposed Lot 1 has a cleared area of approximately 40 hectares in order to construct a dwelling on-
site.  It is confirmed that no vegetation needs to be removed as part of the proposed subdivision and a 
building envelope has been nominated to avoid areas of environmental sensitivity.
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Figure 21  Proposed Subdivision Plan.

ANNEXURE 2



 

Habitat Planning  | 02547 Statement of Environmental Effects 1596 Four Mile Lane, Little Billabong 11 

4 Planning Assessment 

4.1 Overview 

Section 4.15(1) of the EP&A Act requires the consent authority to take into consideration a range of 
matters relevant to the development.  The following sections of this report assess the proposal against 
the relevant provisions required by Section 4.15(1)(a), as appropriate. 

The proposal requires consideration against the following planning instruments. 

▪ Environment Protection and Biodiversity Conservation Act 1999 (Commonwealth) 

▪ Biodiversity Conservation Act 2016  

▪ Environmental Planning and Assessment Act 1979 

▪ State Environmental Planning Policies 

▪ Greater Hume Local Environmental Plan 2012 

▪ Greater Hume Development Control Plan 2013 

Compliance with the applicable legislation and policies is discussed below. 

4.2 Environment Protection and Biodiversity Conservation Act 1999 

The Environment Protection and Biodiversity Conservation Act 1999 (“the EPBC Act”) is the principal 
Commonwealth legislation relating to environmental protection.  Specifically, it sets out a framework for 
identification, protection and management of significant flora, fauna, ecological communities and 
heritage places as specified within the EPBC Act.   

The EPBC Act stipulates that approval from the Commonwealth Environment Minister is required if a 
development is likely to have a significant impact on matters considered to be of “national environmental 
significance” including: 

▪ World Heritage properties; 
▪ National Heritages Places; 
▪ RAMSAR wetlands; 
▪ Cetaceans, migratory species, threatened species, critical habitats or ecological communities 

listed in the EPBC Act; 
▪ Commonwealth land, marine areas or reserves; and 
▪ Nuclear actions. 

It is confirmed that the subject land does not contain any matters of national environmental significance.  

4.3 Biodiversity Conservation Act 2016 

The Biodiversity Conservation Act 2016 (“the BC Act”) sets out a number of specific objects relating to 

the conservation of biological diversity and the promotion of ecologically sustainable development. 

Importantly, the BC Act establishes a scientific method for assessing the likely impacts on biodiversity 

values of proposed development and land use change, for calculating measures to offset those impacts 

and for assessing improvements in biodiversity value. 
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The subject land is not identified as environmentally sensitive on the biodiversity values map and the 

development does not involve the removal of any trees or vegetation that would exceed the Biodiversity 

Offset Scheme (BOS). Furthermore, the groundcover has been significantly disturbed by previous 

grazing activities and is now largely comprised of disturbed paddock grasses.  

Consequently, no further assessment of the BC Act is required in relation to the proposed subdivision.  

4.4 Environmental Planning and Assessment Act 1979 

Section 4.15 of the EP&A Act 1979 sets out the statutory matters for consideration against which the 
proposed development is to be evaluated. The matters for consideration under Section 4.15 are as 
follows:  

(1) Matters for consideration—general 

In determining a development application, a consent authority is to take into consideration such 
of the following matters as are of relevance to the development the subject of the development 
application: 

(a) the provisions of:  

(i) any environmental planning instrument, and 

(ii) any proposed instrument that is or has been the subject of public consultation under this Act 
and that has been notified to the consent authority (unless the Secretary has notified the consent 
authority that the making of the proposed instrument has been deferred indefinitely or has not 
been approved), and 

(iii) any development control plan, and 

(iiia) any planning agreement that has been entered into under section 7.4, or any draft planning 
agreement that a developer has offered to enter into under section 7.4, and 

(iv) the regulations (to the extent that they prescribe matters for the purposes of this paragraph), 
and 

(v) any coastal zone management plan (within the meaning of the Coastal Protection Act 1979), 

that apply to the land to which the development application relates,  

(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, 

(c) the suitability of the site for the development, 

(d) any submissions made in accordance with this Act or the regulations,  

(e) the public interest.” 

The matters for consideration identified in Section 4.15(1) of the EP&A Act are addressed in the following 
section. Subsections (b) to (e) of Section 4.15(1) of the EP&A Act are addressed in Section 5 of this SEE. 

The proposal is not identified as "designated development", pursuant to section 4.10 of the EP&A Act. It 
is noted however that the development is classified as “integrated development”, pursuant to section 
4.46 of the EP&A Act as it involves the subdivision of bushfire prone land, which requires the issuing of 
a Bushfire Safety Authority from the NSW Rural Fire Service. 

A separate Bush Fire Risk Assessment is included as Attachment B. 
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4.5 State Environmental Planning Policies 

4.5.1 State Environmental Planning Policy No. 44 – Koala Habitat Protection 

Consideration against the requirements of State Environmental Planning Policy No. 44 – Koala Habitat 

Protection (SEPP No. 44) applies as it relates to land previously contained within the former Hume Shire 

LGA, which is listed within Schedule 1 of this SEPP. 

The aim of this policy is to encourage the proper conservation and management of areas of natural 

vegetation that provide habitat for koalas to ensure a permanent free-living population over their present 

range and reverse the current trend of koala population decline: 

(a) by requiring the preparation of plans of management before development consent can be 

granted in relation to areas of core koala habitat; and  

(b) by encouraging the identification of areas of core koala habitat; and  

(c) by encouraging the inclusion of areas of core koala habitat in environment protection zones. 

In determining the requirements of this SEPP, an applicant must determine whether the land is a potential 

or core koala habitat.   

As outlined above, it is acknowledged that a large proportion of the subject land is largely undisturbed 
and does contain areas of extant vegetation, comprising a number of Eucalyptus/gum species, including 
white box.  

SEPP 44 considers land to have ‘potential koala habitat’ if more than 15 percent of trees are of a species 
nominated in Schedule 2 of this SEPP.  As white box and other gum species are nominated in the 
schedule and they constitute more than 15 percent of vegetation, the subject land is deemed to be 
‘potential koala habitat’.  As a consequence, SEPP 44 requires consideration of whether the land is ‘core 
koala habitat’, which is where there is a population of koalas present.   

As outlined above, the development does not propose to remove any trees or vegetation on-site, which 
would affect potential or core koala habitat. 

In addition, there are no known observations of koalas on the subject land and no recorded sightings in 
the vicinity of the subject land.  Having regard for this, the subject land is deemed not to be ‘core koala 
habitat’ and Council can consent to the application without the need for a Koala Management Plan.  

4.5.2 State Environmental Planning Policy No. 55 – Remediation of Land 

State Environmental Planning Policy No. 55 – Remediation of Land (“SEPP 55”) sets out considerations 
relating to land contamination across the state.  The intention of the SEPP is to establish ‘best practice’ 
guidelines for managing land contamination through the planning and development control process. 

In the context of this application, clause 7 of SEPP 55 generally requires that consideration be given to 
whether or not land proposed for development is contaminated and fit for use for its intended purpose. 

The subject land is currently used for broadacre agricultural purposes (cattle grazing), and is not known 
to be contaminated, nor is it expected to be at risk of contamination given its historical use and 
surrounding context.  Furthermore, the site does not contain any cattle or ship dips or chemical storage 
areas that may have resulted in land contamination.   
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Consequently, the land is considered fit for use for its intended purposes and therefore the relevant 
considerations of SEPP 55 are satisfied by the current proposal.  

No other State Environmental Planning Policies are relevant to the proposed development. 

4.6 Local Environmental Plan  

The Greater Hume Local Environmental Plan 2012 (“the LEP”) is the principal planning instrument that 
guides development within the LGA and applies to the proposed development.  The applicable 
provisions of the LEP are: 

▪ Clause 2.3 – Zone objectives and land use table 

▪ Clause 2.6 – Subdivision consent requirements 

▪ Clause 4.1 – Minimum lot size 

▪ Clause 4.6 – Exceptions to development standards  

▪ Clause 5.10 – Heritage 

▪ Clause 5.16 – Subdivision of, or dwellings on, land in certain rural, residential or environment 
protection zones 

▪ Clause 6.1 – Earthworks 

▪ Clause 6.2 – Terrestrial biodiversity 

▪ Clause 6.7 – Essential services 

There are no draft environmental planning instruments relevant to the subject land. 

4.6.1 Clause 2.3 – Zone Objectives and Land Use Table 

The subject site is entirely zoned RU1 Primary Production under the LEP. The objectives of the RU1 zone 
are as follows: 

▪ To encourage sustainable primary industry production by maintaining and enhancing the 
natural resource base. 

▪ To encourage diversity in primary industry enterprises and systems appropriate for the 
area. 

▪ To minimise the fragmentation and alienation of resource lands. 

▪ To minimise conflict between land uses within this zone and land uses within adjoining 
zones. 

▪ To maintain the rural landscape character of the land. 

Whilst it is acknowledged that the development does seek approval for the subdivision of land in a rural 
area, the proposed subdivision is largely consistent with the minimum lot size requirements of the LEP 
(95ha Vs 100ha). Furthermore, the subdivision of this land will not adversely fragment or alienate 
resource lands and is not expected to create any land use conflicts as the land is largely surrounded 
by vegetated reserves and plantations.  
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Given the size of this block and the location of the nominated building envelope, the subsequent 
construction of any future dwelling will be able to achieve appropriate setback requirements in order to 
minimise potential land use conflicts and achieve relevant bushfire protection requirements. 

The size of the proposed allotments is consistent with the context and setting of the area and is not 
expected to create any adverse amenity impacts.   

4.6.2 Clause 2.6 – Subdivision Consent Requirements 

Clause 2.6 of the LEP requires that development consent is required to subdivide land unless it is 
classified as exempt or complying development under any applicable Environmental Planning 
Instrument including State Environmental Planning Policy (Exempt and Complying Development Codes) 
2008. 

The proposed subdivision is not exempt or complying development and this application is made seeking 
development consent. 

4.6.3 Clause 4.1 – Minimum subdivision lot size 

Clause 4.1 of the LEP requires that any lot resulting from a subdivision of land to which this clause 
applies is not to be less than the minimum size shown on the Lot Size Map in relation to that land. 

Following a review of the relevant Lot Size Map, it is confirmed that the relevant minimum lot size 
applicable to the land is 100 hectares. 

Whilst proposed Lot 2 achieves this minimum lot size requirement, it is noted that proposed Lot 1 is 
smaller than council’s minimum lot size requirement (95ha Vs 100ha). Consequently, an assessment of 
the proposed development has been undertaken against the requirements of Clause 4.6 of the LEP as 
outlined below.   

4.6.4 Clause 4.6 – Exceptions to development standards 

Clause 4.6(3) of the LEP requires that development consent must not be granted for development that 
contravenes a development standard unless the consent authority has considered a written request 
from the applicant that seeks to justify the contravention of the development standard by demonstrating: 

(a)   that compliance with the development standard is unreasonable or unnecessary in the 
circumstances of the case, and 

(b)   that there are sufficient environmental planning grounds to justify contravening the 
development standard. 

This response provides the formal written request and seeks a variation to the 100 hectare minimum lot 
size requirement as it relates to proposed Lot 1 (proposed 95 hectares) as outlined in clause 4.1 of the 
LEP.   

Compliance with the 100 hectare minimum lot size is considered unreasonable and unnecessary given 
the size of the proposed allotment and the minor variation sought. The development is considered to be 
appropriate in this instance based on the following environmental planning grounds: 

▪ The subdivision largely complies with the minimum lot size requirements of this clause and the 
departure is considered to be relatively minor, being only 5%; 
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▪ Whilst it is acknowledged that proposed Lot 2 is well in excess of the 100 hectare minimum lot 
size requirement (230.4ha) and an opportunity exists to make proposed Lot 1 larger, due to the 
location of Four Mile Lane, which currently bisects this property, the logical location of the 
subdivision boundary was to follow this current road alignment.  

If required, the proposed subdivision could be amended so that each lot achieves the minimum 
lot size requirement of the LEP, however due to the location of the roadway, this would result in 
the creation of a dis-contiguous parcel of land that is bisected by Four Mile Lane. In addition, 
this would also require the construction of a separate driveway accessway along Four Mile Lane, 
which is not preferred due to the current conditions of this road. 

▪ Due to the size of proposed Lot 1, there is ample room on-site to accommodate a proposed 
future dwelling and associated outbuildings, whilst still achieving the relevant setback and 
bushfire protection/asset protection zone requirements of Council’s LEP and Planning for 
Bushfire Protection Guidelines; 

▪ The subdivision of the land and subsequent construction of a new dwelling on-site is not 
expected to have an adverse impact on the agricultural capabilities of the land or the use of 
surrounding lands for agricultural activities. More specifically, the subject land primarily adjoins 
land that is heavily vegetated and not used for traditional grazing or cropping purposes, but 
rather forestry. Furthermore, several other rural dwellings exist in the area; 

▪ The subdivision is not expected to create any land use conflicts due to the size of the proposed 
lot (95ha), the adjoining land uses, as well as the fact that any subsequent future dwelling will 
be well setback from the boundaries of the site.  

▪ The development will not have any adverse environmental impacts and the works do not involve 
any tree removal as the portion of the land where a future dwelling is likely to be constructed is 
largely cleared with the exception of several scattered paddock trees, which can be avoided. 

▪ The property has access to all necessary infrastructure and services, including roads, electricity 
and telecommunications. Furthermore, due to the size of the site, the property can harvest water 
and dispose of effluent on-site. Similarly, any future dwelling will be serviced by a bottled gas 
supply. 

▪ The development is generally consistent with the objectives of the RU1 zone and the variation 
sought is considered minor;  

▪ A variation to the development standard in this instance is not expected to create a precedent 
for other similar requests given the specific nature of the request; and 

▪ As demonstrated within this planning report, the development is generally consistent with the 
relevant environmental planning requirements and the environmental features of the subject 
land. 

For these reasons, the proposed variation of the 100 hectare minimum lot size requirement as outlined 
in clause 4.1 of the LEP is considered appropriate and warrants approval. 

4.6.5 Clause 5.10 – Heritage Conservation  

Clause 5.10 seeks to conserve the environmental heritage of Greater Hume and Aboriginal objects and 
places of heritage significance.  

The subject land is not identified as a heritage item or a heritage conservation area on the Heritage Map 
or within Schedule 5 of the LEP. 
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A basic search of the Aboriginal Heritage Information Management System (AHIMS) has been 
undertaken to determine the presence of any recorded aboriginal heritage sites or objects within, or in 
proximity to the subject site.  No registered items were recorded within AHIMS. Given the sites’ long-
term use for farming purposes and the nature of the development, it is considered unlikely that there are 
any Aboriginal objects within the site.    

Therefore, the development has appropriately considered matters of heritage. 

4.6.6 Clause 5.16 – Subdivision of, or dwellings on, land in certain rural, residential or environment 
protection zones  

Clause 5.16 seeks to minimise potential land use conflict between existing and proposed development 
on land in the rural (including the RU1 zone), residential or environment protection zones.  

Before determining whether to grant a permit, a consent authority must take into account the matters 
specified in subclause (4) as follows: 

(a)  the existing uses and approved uses of land in the vicinity of the development, 

(b)  whether or not the development is likely to have a significant impact on land uses that, in the 
opinion of the consent authority, are likely to be preferred and the predominant land uses in 
the vicinity of the development, 

(c)  whether or not the development is likely to be incompatible with a use referred to in 
paragraph (a) or (b), 

(d)  any measures proposed by the applicant to avoid or minimise any incompatibility referred to 
in paragraph (c). 

The proposed subdivision is generally consistent with these requirements as follows: 

▪ The subject land is currently used for broadacre agricultural purposes (cattle and sheep 
grazing) and adjoins land used for similar activities, as well as for forestry/pine plantation 
purposes; 

▪ The subdivision of the land is not expected to significantly impact on either the current use of 
the site or surrounding uses due to the size of the proposed lots (95ha and 230.4ha) and the 
land is expected to still be predominantly used for the purposes of agriculture; 

▪ The development is not expected to be ‘incompatible’ with the surrounding land uses nor is it 
expected to create any land use conflicts due to the size of the lot and the location of the 
proposed building envelope; and 

▪ The development does not require the adoption of any mitigation measures to avoid or minimise 
the potential impacts of the subdivision.   

4.6.7 Clause 6.1 – Earthworks  

Clause 6.1 seeks to ensure that earthworks do not have a detrimental impact on environmental functions 
and process, neighbouring uses, cultural or heritage items or features of the surrounding land. This 
clause applies in this instance as the development will involve minor earthworks for the establishment 
and connection of services, namely the construction of a new driveway accessway with Four Mile Lane. 

Notwithstanding, given the very minor nature of the works, the development is not expected to have an 
adverse impact on the environmental functions of the land or surrounding lands. 

ANNEXURE 2



 

Habitat Planning  | 02547 Statement of Environmental Effects 1596 Four Mile Lane, Little Billabong 18 

4.6.8 Clause 6.2 – Terrestrial Biodiversity  

A portion of the subject land is identified as ‘Biodiversity’ on the Terrestrial Biodiversity Map of the LEP 
(see Figure 22) and the provisions of clause 6.2 apply. The purpose of this clause is to maintain terrestrial 
biodiversity by protecting native fauna and flora, ecological processes and encouraging the 
conservation and recovery of native fauna and flora and their habitats. 

 

Figure 22: Extract of Terrestrial Biodiversity Map 

Before determining a development application for land to which this cluse applies, council must be 
satisfied that:  

(a)  the development is designed, sited and will be managed to avoid any significant adverse 
environmental impact, or 

(b)  if that impact cannot be reasonably avoided by adopting feasible alternatives—the 
development is designed, sited and will be managed to minimise that impact, or 

(c)  if that impact cannot be minimised—the development will be managed to mitigate that 
impact. 

The proposed rural subdivision is consistent with these matters for consideration as the development is 
not expected to have any adverse environmental impact due to the size of the proposed lots and the 
fact that no tree removal is proposed. Furthermore, the vacant proposed lot 1 has ample cleared areas 
to allow for the future construction of a dwelling without causing environmental harm. Due to the nature 
of the development, the subdivision does not require the adoption of any mitigation measures.  
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4.6.9 Clause 6.7 – Essential Services  

Clause 6.7 of the LEP requires that development consent must not be granted unless the consent 
authority is satisfied that services that are essential for the proposed development are available or that 
adequate arrangements have been made to make them available when required. 

The proposed development satisfies this requirement as the subdivision will be connected to available 
infrastructure and services. More specifically, each proposed lot will be connected to the adjoining 
sealed Four Mile Lane, whilst both lots will be connected to the overhead powerline that currently bisects 
the property. In addition, telecommunications will be provided via satellite NBN. 

Given the remote location of the subject land, each of the proposed lots will capture/harvest water on-
site for domestic, stock and fire-fighting purposes, which will be collected via rainwater tanks. 
Furthermore, sewer will be disposed of on-site via the use of an on-site effluent disposal system (septic).  

4.7 Development Control Plan 

The Greater Hume Development Control Plan 2013 (“the DCP”) provides specific requirements for 
development within the LGA, including the subject site.  The following chapters of the DCP are 
applicable to the proposed development: 

▪ Chapter 2 – Residential Development 

▪ Chapter 6 – Subdivision 

▪ Chapter 10 – Notification Policy  

4.7.1 Chapter 2 – Residential Development 

Chapter 2 of the DCP applies to all forms of residential development. Given the zoning of the land, the 
development is categorised as ‘rural’ under the provisions of this chapter. It is noted that most of the 
provisions of this chapter apply to the construction of a residential dwelling, rather than the subdivision. 
Accordingly, on those relevant controls of this chapter relating to a rural subdivision are addressed in 
Table 1 below. 

Table 1 – DCP Compliance Table for Residential Development 

Standard Complies Comment 

Chapter 2 - Residential Development 

2.1 Neighbourhood character 

The design of residential development is to 
suit the existing scale, density, setbacks and 
character of the neighbourhood. 
 

Yes The proposed subdivision has been designed 
generally consistent with the context and setting 
of the area in terms of allotment sizes and road 
access.  

2.2 Streetscape 

Retain existing trees in the streetscape. Yes The development does not require or propose the 
removal of any trees.  

Retain and enhance heritage items where 
they make a positive contribution to the 
streetscape. 

Not 
applicable 

The subject land is not identified as a heritage 
item. 
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Standard Complies Comment 

2.9 Car Parking & Access 

As per Part 3A, Division 3, Subdivision 5 of 
the Rural Housing Code in the State 
Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008. 

Yes The development complies with the car parking 
and access requirements of the SEPP. 

The main access point for the property should 
be from a sealed local road where practical 
and possible. 

Yes Proposed lot 1 will have its access point from the 
adjoining sealed Four Mile Lane via an existing 
site gate. A driveway accessway already services 
proposed lot 2.   

All-weather access roads and driveways 
within the property should follow the contours 
of the land as much as possible so as to 
avoid excessive cut and fill and potential 
erosion problems. 

Yes Any future internal driveways will have regard to 
this requirement.  

Long dead-end sealed roads such as cul-de-
sacs will be considered as inconsistent with 
the objectives for this control. 

Not 
applicable 

The development does not propose a cul-de-sac.  

Roads and driveways crossing gullies and 
streams, both within and external to the site, 
should be constructed using a culvert to 
Council’s requirements. Applicants should 
check with Council to ascertain whether any 
other approvals are required to undertake 
works such as a vehicle crossing within a 
road reserve or waterway. 

Yes The new driveway will be constructed using a 
piped culvert.  

2.10 Earthworks & Drainage 

As per in Part 3A, Division 3, Subdivision 6 of 
the Rural Housing Code in the State 
Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008. 

Yes The development does not involve the 
construction of a dwelling and earthworks will be 
limited to the creation of a new driveway 
accessway. 

2.13 Development standards for particular land 

As per in Part 3A, Division 3, Subdivision 9 of 
the Rural Housing Code in the State 
Environmental Planning Policy (Exempt and 
Complying Development Codes) 2008. 

Yes The subject land is not flood prone.  
It is noted however that the subject land is 
identified as being bushfire prone on the Bushfire 
Prone Land Map (“Vegetation Category 1 and 2) 
(see Figure 23). 
As the development involves subdivision, a 
Bushfire Safety Authority is required to be issued 
by the RFS and a Bush Fire Risk Assessment 
needs to be prepared (see Attachment B).   

4.7.2 Chapter 6 – Subdivision 

Chapter 6 of the DCP applies to subdivision. Given the zoning of the land, the development is 
categorised as ‘rural’ under the provisions of this chapter. Given the zoning of the subject land, the 
development is classified as a ‘rural’ subdivision. An assessment of the requirements contained within 
Chapter 6 are addressed in Table 2 below. 
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Table 2 – DCP Compliance Table for subdivision 

Standard Complies Comment 

Chapter 6 – Subdivision 

6.1 Staging 

Where staging of a subdivision is proposed, a 
staging plan must be submitted with the 
development application. 

Not 
applicable 

The proposed subdivision will not be staged.  

Staging of subdivision should have regard to 
the existing and proposed provision of 
services and avoid staging development 
which would have negative impacts upon 
infrastructure provision and/or design. 

Not 
applicable 

See above for further details. 

6.2 Movement Network 

Compliance with the Greater Hume Shire 
Engineering Guidelines for Subdivisions and 
Development Standards 

Yes All works shall be undertaken in accordance with 
these requirements.  Being a rural subdivision it is 
expected these works will be minimal.  It is 
expected requirements will be expressed as 
conditions of consent. 

All development for subdivision must comply 
with the Council’s standards for road design. 

Not 
applicable 

Not applicable as no new roads are proposed. 

For lots fronting a main road, access shall be 
from a secondary road where the opportunity 
exists. 

Not 
applicable 

There is no secondary road access available. 

All lots are to be provided with access to a 
public road.  Easements for access will only 
be considered in extraordinary 
circumstances. 

Yes Both proposed Lots 1 and 2 will have access to 
the sealed Four Mile Lane.  

Any upgrade or construction of a public road 
to provide access to a lot shall be at the 
applicant’s expense. 

Yes The proposed subdivision is not expected to 
require any road upgrades.  

6.3 Lot Design 

Compliance with the Greater Hume Shire 
Engineering Guidelines for Subdivisions and 
Development Standards. 

Yes The lot design can satisfy the requirements of 
these guidelines. 

Multi-lot subdivisions should provide for a 
range of lot sizes 

Yes The development involves the creation of two lots 
with variable lot sizes.  

Lots are to be provided with legal and 
practical public road access. 

Yes Both lots will have access to a public road.  

Lots are to be designed to accommodate the 
type of development envisaged.  Irregular 
shaped lots or lots too small will be regarded 
by Council as incompatible with objectives for 
this standard. 

Yes All lots are appropriately proportioned for their 
ongoing use for agriculture or rural dwellings.  

The purpose of the subdivision shall be 
declared in the application. 

Yes The purpose of the subdivision is for agricultural 
and rural dwelling purposes.  
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Standard Complies Comment 

6.4 Infrastructure & services 

Compliance with the Greater Hume Shire 
Engineering Guidelines for Subdivisions and 
Development Standards. 

Yes All works shall be undertaken in accordance with 
these requirements.  It is expected these will be 
expressed as conditions of consent. 

6.5 Hazards 

On land mapped as bushfire prone, 
compliance with the NSW Rural Fire Service 
guide Planning for Bushfire Protection (2006). 

Yes The subject land is identified as being bushfire 
prone on the Greater Hume Bushfire Prone Land 
Map (Category 1 and 2).  
As the land is bushfire prone and the 
development is seeking approval for a 
subdivision, the application requires the issuing of 
a Bushfire Safety Authority by the NSW RFS. 
In response, a Bush Fire Risk Assessment has 
been prepared and is included in Attachment B 
that addresses the relevant requirements of 
Planning for Bushfire Protection Guidelines 2006.  

On land considered by Council to potentially 
be subjected to flooding, an investigation of 
the land as to the flood risk and consideration 
of the Floodplain Development Manual: the 
management of flood liable land (2005). 

Not 
applicable 

The subject land is not identified as being 
bushfire prone.  

On land that is or has previously been used 
for a potentially contaminating activity, an 
investigation of the land in accordance with 
the requirements of State Environmental 
Planning Policy No.55 – Remediation of Land. 
An investigation should be in accordance with 
the process detailed in the State 
Government’s Managing Land Contamination 
– Planning Guidelines SEPP55 Remediation of 
Land (1998) 

Yes The land has not previously been used for an 
activity that may have resulted in land 
contamination.  Consequently, no further 
investigation of potential contamination is 
necessary and an assessment against the 
requirements of SEPP 55 has been undertaken in 
this report.   
In addition, the proposal is for subdivision that 
does not involve any change of use from rural. 

6.6 Site management 

Compliance with the Greater Hume Shire 
Engineering Guidelines for Subdivisions and 
Development Standards. 

Yes The subdivision will be designed in accordance 
with the requirements of these guidelines. 

Compliance with Soil and Water Management 
Guidelines for Subdivisions – Albury, 
Wodonga & Hume Councils. 

Yes The subdivision will be designed and constructed 
in accordance with the requirements of these 
guidelines. 

4.7.3 Chapter 10 – Notification Policy 

Chapter 10 of the DCP provide details for notification of development applications. 

The subject proposal is not ‘advertised development’, ‘state significant development’, or ‘designated 
development’. The development is however identified as ‘integrated development’ and the application 
will be notified in accordance with the requirements of the DCP. 
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5 Assessment of Environmental Impacts 

This section of the SEE identifies potential impacts which may occur as a result of the proposed 
development and are relevant matters for the consideration of the DA under Section 4.15(1)(b) to (e) of 
the EP&A Act 1979. 

Table 3 addresses the relevant environmental impacts.   
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Table 3 – Assessment of impacts Summary 

Impact Impact Identification Response 

Context & setting Site analysis of the subject land and 
surrounding property. 
Visual inspection of the property. 

Analysis of the proposed plans for 
development. 

The subject land is zoned RU1 Primary production and the development seeks to subdivide this land 
for rural purposes. More specifically, the development seeks to subdivide the subject land into two lots 
(95ha and 230.4ha) and seeks to utilise Four Mile Lane as the allotment boundary.  

Whilst it is acknowledged that the development seeks to subdivide land in the rural areas, the 
development is not expected to create any land use conflicts due to the size of the proposed lots 
(minimum 95ha) and the nature of adjoining land uses (mainly limited to forestry).  

Notwithstanding the fact that the development is seeking to subdivide the subject land, given the size 
of these lots and their location, it is expected that the lots will still continue to be used for 
agricultural/broadacre agricultural purposes, which is consistent with the context and setting of the 
area.  

Access & Traffic Consideration of Part 17 of the ADCP. 
Inspection of the property. 

Matters regarding access and traffic have been assessed and are considered to be appropriate in this 
instance. More specifically, proposed lot 2 already has a driveway that connects with the adjoining 
Four Mile Lane, which services the existing dwelling.  

An access gate already services proposed lot 1, however this will be upgraded in accordance with 
council’s engineering design requirements. This will include the construction of a piped culvert and 
driveway crossover and the installation of access gates off the main roadway.  

The creation of one additional lot is not expected to adversely impact the traffic functions or safety of 
the adjoining Four Mile Lane and there is considered to be ample capacity in this roadway to 
accommodate the proposed development.  

Infrastructure Analysis of plans and supporting details. 

Review and consultation with Council and 
relevant service authorities. 

The proposed subdivision will be connected to available infrastructure and services. More specifically, 
each proposed lot will be connected to the adjoining sealed Four Mile Lane, whilst both lots will be 
connected to the overhead powerline that currently bisects the property. In addition, telecommunications 
will be provided via satellite NBN. 

Given the remote location of the subject land, each of the proposed lots will capture/harvest water on-
site for domestic, stock and fire-fighting purposes, which will be collected via rainwater tanks. 
Furthermore, sewer will be disposed of on-site via the use of an on-site effluent disposal system (septic).  
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Impact Impact Identification Response 

Heritage Review of Heritage Items & Conservation 
Areas in the LEP and DCP. 

There are no heritage items or heritage conservation areas in the immediate surrounds. 

Cultural Heritage Search of NSW AHIMS database for 
registered cultural heritage items. 
Consideration of the Due Diligence Code 
of Practice for the Protection of Aboriginal 
Objects in NSW, Department of 
Environment, Climate Change and Water 
NSW, 2010 

A basic search of AHIMS has been undertaken to determine the presence of any recorded aboriginal 
heritage sites or objects within, or in proximity to the subject site, which revealed that there are no 
registered items recorded within AHIMS.  

Given the sites’ long-term use for farming purposes and the nature of the development, it is considered 
unlikely that there are any Aboriginal objects within the site.     

Soils Visual inspection of the property. 
Consideration of Managing Urban 
Stormwater: Soil and Construction Volume 
1 (Landcom, 2004) (‘the Blue Book) 
(particularly Section 2.2) and Managing 
Urban Stormwater: Soil and Construction 
Volume 2A – Installation of Services 
(DECC, 2008). 
Consideration of likelihood of any 
contamination. 

The minor works associated with the subdivision will be undertaken in accordance with appropriate 
soil and water management practices and as per Council’s guidelines. 

Similarly, an assessment of land contamination has been undertaken in response to the requirements 
of SEPP 55 as outlined within this report. In summary, the subject land is not expected to be 
contaminated.  

Flora & fauna Visual inspection of the property. The subject land and its surrounds contain a large amount of extant native vegetation, as well as 
planted pine plantations.  

Notwithstanding the above, and as outlined within this report the development does not propose to 
remove any trees or other vegetation and therefore the environmental impacts of the development are 
considered negligible.  

Waste Visual inspection of the property. 
Analysis of plans and supporting details. 

 

The proposal will generate a small amount of waste, being the extension and connection of services. 
Similarly, once the proposed allotment has been created this will generate additional levels of waste 
through occupation. Notwithstanding, given the development only involves the creation of one 
additional lot, the existing council waste collection service is capable of accommodating the proposed 
development.    
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Impact Impact Identification Response 

Noise Anticipated. 

Visual inspection of the property. 

 

Construction works will involve a minor amount of noise generation. Notwithstanding, works will only 
occur over a very short period of time, and will be limited to appropriate hours of operation, as 
determined by Council and expressed through conditions of approved consent.  Noise impacts will be 
of a minor nature and include predominantly power tools and manual construction, with very limited 
machinery and vehicle noise expected. 

Natural hazards Visual inspection of the property. 

Flood referral map & Bushfire Prone Land 
Map 

The subject land is not identified as being flood prone and is not expected to be contaminated. 

It is noted however that the subject land is identified as bushfire prone on the Greater Hume Bushfire 
Prone Land Map (‘Category 1 and 2’) (see Figure 23 below).  

 

Figure 23: Extract of Bushfire Prone Land Map 

As the development involves the subdivision of bushfire prone land, the development requires the 
issuing of a Bushfire Safety Authority by the NSW RFS. In response, a Bush Fire Risk Assessment has 
been prepared and is included as Attachment B addressing the relevant requirements of Planning for 
Bushfire Protection Guidelines 2006. 
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Impact Impact Identification Response 

 
More specifically this assessment addresses the relevant access, water supply and asset protection 
zone requirements and demonstrates that the proposed subdivision is appropriate from a bushfire 
planning perspective.  

Social Anticipated. The development will have a generally positive social impact as it will create an additional rural lot that 
is available for occupation and use.  
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6 Conclusion 

The DA seeks consent for a two (2) lot torrens title subdivision at 1596 Four Mile Lane, Little Billabong. 

The application seeks development consent under Part 4 of the EP&A Act and has been assessed 
against the provisions of Section 4.15(1) of the EP&A Act.  

As demonstrated within this report, the proposal satisfies the intent of the relevant provisions of the 
relevant environmental planning instruments and will result in a positive development outcome in terms 
of social, environmental and economic impacts.  

Having regard for the content of this report, the proposal deserves the support of Council because: 

▪ it is generally consistent with the relevant environmental planning instruments and development 
control plan; 

▪ it will provide rural and rural residential outcomes, which is responsive to its context and setting in 
terms of rural lots and the use of land for rural purposes; 

▪ it will not create any adverse environmental or social impacts; 

▪ it seeks to appropriately respond to the bushfire risks of the property and mitigate any potential 
bushfire risks; 

▪ it will have no detrimental impact upon the function of existing services or essential infrastructure, 
including the existing road network.  

In light of the above considerations, it is our opinion that the proposal is appropriate from a planning 
point of view and is in the public interest. The proposed development warrants support by Council. 
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Attachment A 

Subdivision Plan 
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Attachment B 

Bush Fire Risk Assessment 
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