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Introduction

This is a Planning Proposal seeking amendments to the Greater Hume Local Environmental Plan
2072(GHLEP). The amendments relate to a change of land use zoning and Minimum Lot Size (MLS)
for four parcels of land in the township of Culcairn (see Figure 1). Aerial views of the four parcels are
shown in Figures 2, 3, 4 & 5.

The changes propose to reinstate some township and rural small holdings zones originally intended
for the GHLEP but later excluded due to a lack of flooding information following the 2012 major flood
event in the Shire. This information is now available following completion of the Culcairn Floodpl/ain
Risk Management Study and Plan in 2017 that can be viewed using the following link
https://www.greaterhume.nsw.gov.au/files/sharedassets/public/enviroment-and-planning/flood-
studies/wma-water-culcairn-floodplain-risk-management-study-and-plan-apr-2017-adopted-

finala.pdf

The Planning Proposal has been structured and prepared in accordance with the Department of
Planning and Environment’s (DPE) A guide to preparing planning proposals (“the Guide”).

Culcairn township is located on the Olympic Highway and Main Southern Railway 514 kilometres
south of Sydney and 362 kilometres north of Melbourne. The nearest regional centre is Albury 53
kilometres to the south and Wagga Wagga is slightly further away to the north. The township itself
had a population of 1,136 at the 2016 census that increases to 1,473 people when the surrounding
area is included. There were 641 residences recorded in Culcairn at the 2016 Census. Both the
number of residents and dwellings has been increasing at a small rate.

The commercial activities in Culcairn are focused on the main street and include a supermarket,
motels, hotels and a range of other local and specialty shops and services. There is no defined
industrial area for Culcairn, although there has been an increase in industrial type activities on the
northern side of town as well as the large feedlot further north. Community services include two
primary schools, a secondary school, churches, post office, land fill depot, public hall, nursing
home/aged care hostel, rural transaction centre and a hospital.

Culcairn provides a broad range of open space and recreational facilities for residents and visitor
including an oval (Australian football/cricket), netball courts, tennis courts, golf club, swimming pool
and lawn bowls club. More passive open space is provided in local parks around the township
including along the Olympic Highway and Billabong Creek.

The water treatment plant services 571 rateable properties and has spare capacity. The sewerage
treatment plant was commissioned in the 1960’s and is an ‘extended aeration plant’ utilising a
pacifier channel. The system is designed for 1,000 equivalent persons (EP’s) and 365 equivalent
tenements (ET’s) or households. Based on these raw figures, it would appear that Culcairn’s
sewerage system is already over capacity, but this is dependent on Council’s settings for the
program which can be adjusted to provide for a larger number of ET's. Electricity and
telecommunications are readily available and not considered to be a constraint to the future
development of Culcairn.

Culcairn’s history and pace of development over time (lack of pressure for redevelopment) has
resulted in a large number of heritage buildings for a town of its size, including the significant
Culcairn Hotel. In addition to specific heritage items, parts of Balfour Street are also designated as
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Conservation Areas that recognises an area or precinct as having heritage significance. There are
19 Aboriginal objects or Aboriginal places recorded in and around Culcairn according to the OEH
Aboriginal Heritage Information Management System (AHIMS).

PART 1. Intended outcomes

The intended outcome of this Planning Proposal is principally to create additional opportunities for a
range of residential development in Culcairn. A portion of one parcel requested for rezoning (CU2)
is preferred for industrial development.

The Planning Proposal seeks to reinstate changes to land zoning and lot size maps in around
Culcairn. These changes were previously proposed as part of the new Standard Instrument GHLEP
but deferred because of a major flood event in 2012 that raised questions as to the suitability of
some land. The subsequent preparation of a flood study for Culcairn now provides a definitive
assessment as the impact of flooding on the nominated areas.

A summary of the intended outcomes of the Planning Proposal is provided in Table 1.

Table 1: Summary of potential increase in lot supply resulting from rezoning in Culcairn.

Location Intended Estimated Qualification on yield calculation
outcome lot yield"
Baird Street 72ha RU4 Primary 15 Is likely to be less having regard
(CU1) Production Small for the proximity of the sewerage
Lots treatment works and flooding.
4ha MLS
Railway 15ha RU5 Village 70 Note a portion of this area is
Parade (CU2) 600m? MLS preferred in the SLUP for industrial
development.
The yield for the residential
component is based on a typical
density for a country town of 10
lots per hectare.
Walbundrie 10ha RUS5 Village 100 Based on a typical density for a
Road (CU3) 600m? MLS cpuntry town of 1Q lots per hectare.
Likely to be less given the
configuration of the parcel and
points of access.
Balfour Street  5ha R2 Low Density 10 Likely to be less when flooding
(CU4) Residential constraint factored in.
4,000m2 MLS

1. The purpose of this column is to give an indication as to the number of additional lots that might be achieved in the
proposed zone. Calculating lot yields by mathematical division is misleading as there is nearly always a range of
factors that will prevent the theoretical maximum number being achieved.
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As part of the process for drafting the current 2012 GHLEP, a Strategic Land Use Plan (SLUP) was
prepared to review land use planning in the Shire’s towns and villages. From this exercise a number
of land parcels were identified as having development potential and consequently recommended for
further assessment through a Local Environmental Study (LES).

An LES was undertaken for each parcel to consider the environmental consequences of ‘up zoning’
and compliance with State planning requirements. Several drafts of the LES were prepared in
consultation with DPE and as a result a number of parcels were removed from consideration of ‘up
zoning’ or modified for the GHLEP. In 2011 the LES was finalised with DPE and Council in
agreeance as to which parcels were to be rezoned. Extracts from the LES where it relates to the
candidate sites for Culcairn are included at Attachment E for reference purposes.

Following the major 2012 flood event and comments from government agencies, the final version of
the LES was again amended to remove areas that had previously been deemed suitable for ‘up
zoning’ by DPE but were now under suspicion of flooding in a major event. The changes proposed
to zoning and minimum lot size provisions in this Planning Proposal seek to reinstate these agreed
areas in Culcairn now that they have been confirmed in the flood studies as either flood free or
subject to minimal low risk flooding (see Figure 9). These areas can now be considered as
presenting little risk to life and property during a major flood event.

Recent demand for residential land in the Shire is steady with around four new dwellings approved
per annum in the RU5, RU4, R2 and R5 zones of Culcairn. In terms of current actual supply1 there is
just one lot available in Culcairn. This situation reveals a significant shortage of actual supply in
Culcairn.

It is important to acknowledge that the dynamics of residential development in smaller country towns
is different to larger urban centres such as Albury and Wagga Wagga. A straight analysis of supply
based on a yield for a given area of zoned land for smaller town tends to distort the actual situation
on the ground. What is most important for smaller towns is that there is a number of different
opportunities to ensure that supply is not restricted to a small number of land owners or sites for
which there may be no intention of development or release of land to someone willing to create some
actual supply. Increasing the options can result in a theoretical over supply of zoned land in some
towns, but necessary to create opportunities for development. There is no harm in this because if
the land is not developed it generally remains in agricultural use despite the zoning (i.e. it does not
become underutilised).

! Actual vacant lots available for sale.
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ANNEXURE 1

PART 2. Explanation of the provisions

The intended outcomes of the Planning Proposal will be achieved by changes to zoning and lot size
maps within the GHLEP. A summary of those changes and the land to which they apply is provided
in Table 2. Maps of the proposed changes are provided in Figures 6 & 7.

Table 2; Summary of changes sought in the Planning Proposal.

Location LEP Map Land description Current zoning Requested
Sheet & MLS zoning & MLS
reference

Baird Street LZN_003B Lots1,2,3,4,5,6,7,&8DP RU1 Primary RU4 Primary

(CU1) LSZ 0038 7064 Production g?:ﬁfﬂg

Lots 9 & 10 DP 11290 100ha
4ha

Lot 291 DP 1124610
Lot 5 DP 250901

Railway LZN_003B Lot A DP 385255 RU1 Primary RUS5 Village
Parade (CU2) LSZ 003B Production 600m?

100ha
Walbundrie LZN_003B Part Lot 3 DP 1105775 RU1 Primary RU5 Village
Road (CU3) LSZ 003B Production 600m?

100ha
Balfour Street  LZN_003B Lots 96, 97, 98, 99 & 105 DP RU1 Primary R2 Low Density
(CU4) LS7 003B 753757 Production Residential

- Lot 126 DP 721063 100ha 4,000m?
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PART 3. Justification

This section of the Planning Proposal sets out the justification for the intended outcomes and
provisions, and the process for their implementation. The questions to which responses have been
provided are taken from the Guide.

Section A. Need for the planning proposal

Q1. Is the planning proposal a result of any strategic study or report?

The Planning Proposal is the result of recommendations made for Culcairn in the SLUP (see
Attachment A) and now supported by the recommendations in the Flood Study for three of
the four candidate sites (see Table 3). The fourth candidate site (CU3) was not included in
the list of sites for specific assessment but is within the study area for the Flood Study.

The study provides the opportunity to adjust land use zones where the flood status of land is
now confirmed, including the reinstatement of some zonings originally proposed for the
GHLEP in 2012.

Q2. Is the planning proposal the best means of achieving the objectives or intended

outcomes, or is there a better way?

The objective of reinstating zonings proposed for the GHLEP cannot be achieved without a
Planning Proposal. By not proceeding, land on the fringe of Culcairn now confirmed as
‘flood free’ or at minimal risk of flooding would remain in the RU1 Primary Production Zone
and prevent the opportunity for the town to grow and benefit the community.

Section B. Relationship to strategic planning framework

Q3. Is the planning proposal consistent with the objectives and actions of the applicable
regional, sub-regional or district plan or strategy (including any exhibited draft plans or
strategies)?

The Riverina Murray Regional Plan 2036 (RMRP) was adopted by the NSW government in
2017. The Minister’s foreword to the document states that the RMRP “encompasses a vision,
goals, directions and actions that were developed with the community and stakeholders to
deliver greater prosperity for this important region.”

Direction 16 of the RMRP is to “/ncrease resilience to natural hazards and climate change’
within which it is acknowledged that:

Managing flooding is an important priority for the NSW Government and councils.
Most councils currently include flood planning area mapping in local plans and
hydraulic and hazard category mapping of flood prone land, which provides
government, developers and landowners with a level of certainty about the risks for
particular sites.

Action 16.1 in the RMRP is to:
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Locate developments, including new urban release areas, away from areas of known
high biodiversity value, high bushfire and flooding hazards, contaminated land, and
designated waterways, to reauce the community’s exposure to natural hazards.

The Planning Proposal is consistent with action as it seeks to act on the availability of
information relating to flooding in Culcairn and rule in or rule out land for development based
on its known flood status.

In addition, to implement Goal 4 of the RMRP, the following directions are given:
Direction 22 — Promote the growth of regional cities and local centres.
Direction 23 — Build resilience in towns and villages.

Direction 25 — Build housing capacity to meet demand.
Direction 26 — Provide greater housing choice.

The Planning Proposal is consistent with all of these as it is advocating population growth in
Culcairn.

Q4. Is the planning proposal consistent with a council’s local strategy or other local

strategic plan?

The 2007-2030 Sirategic Land Use Flan (SLUP) for the Shire was undertaken as a precursor
to the 2012 GHLEP. In establishing the context for the SLUP, flooding was identified as a
key, but not a major, issue for the Shire. It should be noted that the SLUP was completed
prior to the record flooding that occurred in the district early in 2012. The strategic response
in the SLUP to the flooding issue was nominated as “review flood data and policies’. The
undertaking of a flood study for Culcairn leading to this Planning Proposal is taken as a
direct response to that declared action.

The table and plan extracts at Attachment A provides a review of the recommendations for
future land use in the SLUP for Culcairn against the changes proposed in the Planning
Proposal. The areas to which the recommendations relate are depicted in Part 4 of the
Planning Proposal.

Council has prepared a draft Local Strategic Planning Statement (LSPS) in accordance with
the requirements of amendments to the EP&A Act in 2018. The LSPS is intended to shift the
NSW planning system into a more strategic-led planning framework. One of the planning
priorities for the Greater Hume LSPS relates to housing and land supply. To deliver on this
planning priority Council has stated it will:

Monitor the uptake of residential land in the towns and villages and investigate future residential
areas (as identified on the town maps). These areas will:

* Be located to avoid areas that are identified as important agricultural land or areas that create
potential for land use conflict;

®  Align with the utility infrastructure network and its capabilities;

* Avoid or mitigate the impacts of hazards, including the implications of climate change;
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Q5.

Q6.

® Protect areas with high environmental value and/ or cultural heritage value and important
biodiversity corridors;

® Not hinder development or urban expansion and will contribute to the function of existing
townships;

® Create new neighbourhoods that are environmentally sustainable, socially inclusive, easy to
get to, healthy and safe.

Investigate a mixture of smaller and larger residential lots in the towns and villages to create
opportunity, respond to future demand, and to provide a range of housing options.

The planning priority is to be actioned by (amongst other things):

¢ Investigate and identify future potential for varied housing options in the townships of Henty,
Holbrook, Morven and Culcairn — Short Term (refer plans)

The preparation and submission of this Planning Proposal is a direct response to this stated
intention of Council for strategic planning.

Is the planning proposal consistent with applicable State Environmental Planning

Policies?

Attachment B provides an assessment of the Planning Proposal against all State
Environmental Planning Policies (SEPP’s). In summary, many of the SEPP’s are not
applicable to the Greater Hume local government area and even less are applicable to the
circumstances of the Planning Proposal.

The assessment concludes that the Planning Proposal is not inconsistent with any of the
relevant SEPP’s.

Is the planning proposal consistent with applicable Ministerial Directions (s.9.1

directions)?

Section 9.1 of the Environmental Planning and Assessment Act 1979 (EP&A Act) provides for
the Minister for Planning to give directions to Councils regarding the principles, aims,
objectives or policies to be achieved or given effect to in the preparation of LEP's. A
Planning Proposal needs to be consistent with the requirements of the Direction but in some
instances can be inconsistent if justified using the criteria stipulated such as a Local
Environmental Study or the proposal is of “minor significance”.

An assessment of all Section 9.1 Directions is undertaken in Attachment C. In summary, the
Planning Proposal is either consistent or has some minor inconsistencies with the relevant
Directions. Where there is an inconsistency, it has been justified utilising the provisions
within each of the Directions.
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Section C. Environmental, social & economic impact

Q7. Is there any likelihood that critical habitat or threatened species, populations or
ecological communities, or their habitats, will be adversely affected as a result of the
proposal?

With the exception of part of CU4, none of the land the subject of this Planning Proposal is
mapped on the Terrestrial Biodiversity Map in the GHLEP as ‘Biodiversity’. The purpose of
the Terrestrial Biodiversity Map is to identify land exhibiting natural characteristics that
require protection from the impacts of development.

The CU4 parcel is proposed for the R2 zone with a minimum lot size of 4,000m?. This lower
density will minimise the impact on the vegetation in this location and create the opportunity
for development to be designed sympathetically.

In addition to federal and state legislation, the provisions of clause 6.2 of the GHLEP ensure
that the impacts of development on terrestrial biodiversity are taken into account. These
provisions are unaffected by the Planning Proposal.

Q8. Are there any other likely environmental effects as a result of the planning proposal

and how are they proposed to be managed?

As mentioned earlier, the parcels of land the subject of this Planning Proposal were
previously considered for ‘upzoning’ at the time the Standard Instrument LEP for Greater
Hume was being prepared but withdrawn following a major flood event. As part of that
process a Local Environmental Study (LES) was undertaken to consider the environmental
effects of a change in zoning for each parcel of land.

Extracts from the LES as they apply to the parcels of land the subject of this Planning
Proposal are included at Attachment E. The highlighted rows in the table considering the
environmental impacts indicate matters relevant to the proposed zoning. Whilst this
assessment is a desktop exercise, it is a relevant reference for identifying any environmental
constraints to future development. Where flooding is referenced in the assessment table, the
conclusions drawn in the current flood study for Culcairn now replace that response.

A summary of the conclusions reached in the flood study for Culcairn for the candidate sites
in the Planning Proposal is provided in Table 3.

Table 3: Recommendations in Culcairn Flood Study for candidate sites in Planning Proposal

Location Flood Study conclusions (paraphrased)

Baird Street (CU1) Examination of the Culcairn Flood Planning Area (FPA) indicates that
the majority of the proposed rezoning area is outside of the FPA
extent, with the exception of two areas bordering the Olympic
Highway. Therefore, from a flooding perspective this land is suitable
for rezoning to RU4 Rural Small Holdings.
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Railway Parade Examination of the Culcairn FPA indicates that the majority of the

(CU2) proposed rezoning area is outside of the FPA extent, with minor
pockets of FPA situated on the rezoning area extent. Therefore, from
a flooding perspective this land is suitable for rezoning to RU5

Village.
Walbundrie Road Not specifically addressed in terms of rezoning but Figure 9 shows
(CU3) that only small portions at the northern and southern ends would be

subject to inundation in a 1% event and the hazard this presents is
‘low’. Figure 3 in the Flood Study indicates that the depth of this
flooding would be at the lowest mapped scale of between 100 and
500mm.

Balfour Street (CU4)  Examination of the Culcairn FPA indicates that the majority of the
proposed rezoning area is outside of the FPA extent, however the
Billabong Creek anabranch flows through the site and is classed as
a high hazard flow area and as a floodway in the 1% AEP event.
Areas situated outside of the Culcairn FPA and the Billabong Creek
anabranch are suitable for rezoning to RU5 Village.
Note: The proposed zone for this site is now R2 Low Density
Residential fo better reflect the density of development envisaged
(MLS of 4,000n7). The conclusions reached in the flood study for
this site are equally relevant to the appropriateness of the R2 zone.

Q9. Has the planning proposal adequately addressed any social and economic effects?

There is a positive economic impact from the Planning Proposal courtesy of there now being
greater certainty as to the flood prone status of land in Culcairn. This significantly reduces
the risk and cost of future development being inundated and damaged by floodwaters. This
will also result in a positive social impact for the town.

On balance, the social and economic impact of the proposal is considered positive.

Section D. State & Commonwealth interests

Q10. Is there adequate public infrastructure for the planning proposal?

The four land parcels nominated in this Planning Proposal are all adjoining the urban area of
Culcairn, of which three can be provided with all urban public infrastructure. The parcel
proposed for the RU4 zone (CU1) will have minimum lot size 4ha that allows for a lower level
for some infrastructure (e.g. on-site wastewater disposal as against connection to reticulated
sewerage).

Q11. What are the views of state and Commonwealth public authorities consulted in

accordance with the Gateway determination?

No public authorities have been consulted prior to submitting the Planning Proposal to
Council for support and subsequent request for a Gateway Determination.

It is acknowledged that the Gateway determination may specify consultation with public
authorities.
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PART 4. Mapping

The following maps and figures are provided in support of the Planning Proposal.

Figure 1: Location map for candidate sites
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Figure 2: Aerial view of candidate site CU1

Figure 3: Aerial view of candidate site CU2
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Figure 4: Aerial view of candidate site CU3

Figure 5: Aerial view of candidate site CU4
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Figure 6: Proposed zoning for candidate areas
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Figure 7: Proposed minimum lot size for candidate areas
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Figure 8: Proposed Flood Planning Area for Culcairn with areas assessed for rezoning
(Source: Culcairn Floodplain Risk Management Study & Plan April 2017)
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Figure 9: True Hydraulic 1% Flood Hazard Area for Culcairn with candidate areas shown
(Source: Culcairn Floodplain Risk Management Study & Plan April 2017)
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PART 5. Community consultation

The Planning Proposal will be subject to public exhibition following the Gateway process.
The Gateway determination will specify the community consultation that must be undertaken
for the Planning Proposal, if any. As such, the exact consultation requirements are not
known at this stage.

This Planning Proposal will be exhibited for a period of 28 days in accordance with the
requirements of Clause 4 in Schedule 1 of the EP&A Act and the Guide. At a minimum, the
future consultation process is expected to include:

e written notification to landowners adjoining the subject land;

e consultation with relevant Government Departments and agencies, service providers
and other key stakeholders, as determined in the Gateway determination;

e public notices to be provided in local media, including in a local newspaper and on
Councils’ website;

e static displays of the Planning Proposal and supporting material in Council public
buildings; and

e electronic copies of all documentation being made available to the community free
of charge (preferably via downloads from Council’'s website).

At the conclusion of the public exhibition period Council staff will consider submissions

made with respect to the Planning Proposal, undertake any alterations and prepare a report
to Council.

habitat planning

17



PART 6.

Project timeline

The project timeline for the Planning Proposal is outlined in Table 4. There are many factors
that can influence adherence with the timeframe including the cycle of Council meetings,
consequences of agency consultation (if required) and outcomes from public exhibition.
Consequently, the timeframe should be regarded as indicative only.

Table 4: — Project timeline

Milestone

Anticipated commencement date (date
of Gateway determination)

Date/timeframe

4 weeks following Council resolution to
request Gateway determination.

Anticipated timeframe for the completion
of required studies

No required studies are anticipated.

Timeframe for government agency
consultation (pre and post exhibition as
required by Gateway determination)

6 weeks from Gateway determination.

Commencement and completion dates
for public exhibition period

6 weeks from Gateway determination.

Dates for public hearing (if required)

At some point within the public
exhibition period.

Timeframe for consideration of
submissions

2 weeks following completion of
exhibition.

Timeframe for the consideration of a
proposal post exhibition

4 weeks following completion of
exhibition.

Anticipated date RPA will make the plan
(if delegated)

To be set by Gateway determination.

Anticipated date RPA will forward to the
department for notification (if
delegated).

To be confirmed.
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Conclusion

Nearing the completion of the new Standard Instrument GHLEP in 2012, parts of the Shire
experienced to a major flood event. As a result, several areas proposed in the GHLEP for a
change in zoning were removed subject to further investigation being undertaken relating to
flooding.

The Culcairn Floodplain Risk Management Study and Plan was prepared and adopted in
April 2017 and provides the necessary analysis of flooding for the Planning Proposal. The
flood study confirms that candidate sites CU1, CU2 and CU4 are suitable for rezoning from a
flooding perspective. The analysis undertaken in the flood study also confirms that flooding
does not present as an unacceptable risk for site CUS.

The Planning Proposal is also strategically supported by the Aiverina-Murray Regional Plan
2036, the Greater Hume Strategic Land Use Plan and the draft Greater Hume Local Strategic
Planning Staternent. There are no major environmental constraints that would prevent the
development of the candidate sites in some capacity.

In conclusion, support for the Planning Proposal is considered warranted.
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ANNEXURE 1

Attachment ‘A’

Consistency with local Strategic Land Use Plan
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SLUP recommendations

Zone & MLS proposed

ANNEXURE 1

Consistency

in Planning Proposal

CULCAIRN

Baird Street
(CU1)

Low density residential
(future)

RU4 Primary Production
Small Lots & 4ha

The density of development envisaged in the SLUP is higher than the 18 lot maximum
yield achievable under the proposed MLS. In essence, this area is now considered
more suitable for rural living purposes and will reduce the pressure for such
development in more isolated rural locations away from Culcairn. The lower density is
also appropriate having regard for the proximity of the town’s sewerage treatment
works. The more limited low-density residential market in Culcairn will be catered for in
location CU4.

Railway
Parade (CU2)

Part residential (future)
& part industrial (future)

RU5 Village & 600m?

Consistent with the future land uses preferred in the SLUP.

It is noted that the urban areas of all townships within the Shire have been provided with
the ‘generic’ RU5 zone with the location of the various types of urban land uses guided
by a Structure Plan in the Greater Hume Development Control Plan, based on the SLUP.

Walbundrie
Road (CU3)

Residential (future)

RUS5 Village & 600m?

Consistent with the future land use preferred in the SLUP.

Balfour Street
(CU4)

Low density residential
(future)

R2 Low Density
Residential & 4,000m?

Whilst the Planning Proposal originally advocated an RU5 zone for this proposed lower
density residential enclave, the R2 zone is more appropriate having regard for its use in
other towns with an associated MLS of 2,000 to 4,000m?.

This is now consistent with the recommendations of the SLUP.




ANNEXURE 1

Attachment ‘B’

Consistency with State Environmental Planning
Policies



No. Title Consistency

21 Caravan Parks The Planning Proposal does not conflict with the aims,
development consent requirements, number of sites being used for
long term or short term residents, permissibility of moveable
dwellings where caravan parks or camping grounds are also
permitted, and subdivision of caravan parks for lease purposes as
provided in the SEPP.

33  Hazardous & Offensive The Planning Proposal does not conflict with the aims and
Development provisions of this SEPP relating to the definition and process of
assessing potentially hazardous and offensive industry.
36 Manufactured Home The Planning Proposal does not conflict with the aims, strategies,
Estate development consent, assessment and location provisions as

provided in the SEPP.

50  Canal Estate The Planning Proposal does not conflict with the aims and canal
Development estate development prohibitions as provided in the SEPP.
55  Remediation of Land As the Planning Proposal will create the opportunity for residential

development, Clause 6 of this SEPP requires Council to consider
whether the subject land is potentially contaminated.

All areas included in the Planning Proposal are rural land upon
which there is no visual or known historical evidence of activities
that suggest potential land contamination. Consequently, further
investigation under the provisions of this SEPP is not required.

64  Advertising & Signage The Planning Proposal does not conflict with the aims,
development consent requirements and assessment criteria for
advertising and signage as provided in the SEPP.

65  Design Quality of The Planning Proposal does not conflict with the aims,
Residential Flat development consent, assessment, information and notification
Development requirements as provided in the SEPP.
Affordable Housing The Planning Proposal does not conflict with the aims and
(Revised Schemes) functions of this SEPP as changes do not discriminate against the

provision of affordable housing.

Affordable Rental The Planning Proposal does not conflict with the aims and

Housing 2009 functions of this SEPP as changes do not discriminate against the
provision of affordable housing (and consequently affordable rental
housing). The GHLEP cannot influence the provision of rental

housing.
Building Sustainability The Planning Proposal does not conflict with the aims and
Index (BASIX) 2004 development consent requirements relating to BASIX affected

building(s) that seeks to reduce water consumption, greenhouse
gas emissions and improve thermal performance as provided in
the SEPP.




No. Title Consistency

Educational The Planning Proposal does not conflict with the aims,

Establishments & Child permissibility, development assessment requirements relating to

Care Facilities 2017 educational establishments and childcare facilities as provided in
the SEPP.

Exempt & Complying The Planning Proposal does not conflict with the aims and

Development Codes 2008 functions of this SEPP with respect to exempt and complying
development provisions.

Housing for Seniors & The Planning Proposal does not conflict with the aims,

People with a Disability development consent, location, design, development standards,

2004 service, assessment, and information requirements as provided in
the SEPP.

Infrastructure 2007 The Planning Proposal does not conflict with the aims,

permissibility, development consent, assessment and consultation
requirements, capacity to undertake additional uses, adjacent,
exempt and complying development provisions as provided in the

SEPP.
Koala Habitat Protection Greater Hume is one of the Councils to which this SEPP applies,
2019 however the subject land is not located within the Koala

Development Application Map. Consequently, Council is not
prevented from granting consent to development as long as it
satisfied that the land is not ‘core koala habitat’. Having regard for
the history of the candidate sites, their current circumstances and
lack of any koala sitings in the area; none are considered to
represent ‘core koala habitat.

Mining, Petroleum The Planning Proposal does not conflict with the aims,
Production & Extractive permissibility, development assessment requirements relating to
Industries 2007 mining, petroleum production and extractive industries as provided

in the SEPP.




ANNEXURE 1

No. Title Consistency

Vegetation in Non-Rural This SEPP is relevant as it applies to the RU5 and R2 zones (but

Areas 2017 not the proposed RU4 zone). The provisions of the SEPP will be
relevant if trees are proposed to be removed as part of the future
development within the candidate sites. This consideration would
be made as part of a development application and does not
preclude the proposed zoning of the land.




ANNEXURE 1

Attachment ‘C’

Consistency with Ministerial Directions



No. Title

1.

Consistency

Employment & Resources

1.2

Rural Zones

This Direction requires consideration because it applies to all
Councils and the Planning Proposal affects land within an existing or
proposed rural zone. Only the provisions of clause 4(a) relating to
zoning changes are relevant as Greater Hume is not nominated as
one of the Councils to which clause 4(b) relating to an increase in
density applies.

Cu1

The proposal for this land parcel is not inconsistent as it will remain
in a rural zone (RU4).

CU2, CU3 & CU4

These three land parcels are inconsistent with the Direction because
the proposal advocates a change in zoning from rural to residential
(or in the case of the RU5 which is bracketed as a rural zone, likely
to be developed for residential). This inconsistency is justified by a
land use strategy prepared as a precursor to Council’s Standard
instrument LEP in 2012 (the Greater Hume Strategic Land Use Plan
2007-2030). Whilst this has not been literally endorsed as per this
Direction, it was accepted by the Department in order to progress to
the LEP. It is also noted that at the time of the GHLEP (and other
LEP’s) being prepared, there was no requirement for a formal
endorsement of the SLUP. In addition, the preparation of the SLUP
was funded and managed by the Department; not by Council.

The table at Attachment A shows for each parcel of land the
recommendation of the strategy versus the proposed zone in the
Planning Proposal. The table demonstrates that the Planning
Proposal for all candidate sites is generally consistent with an
adopted strategy.

The Direction also allows for a proposal to be inconsistent in the
circumstances set out in clause (5). In this instance the
inconsistency is justified because the proposal is in accordance
with the Aiverina-Murray Regional Plan 2036 prepared by the
Department of Planning (see Attachment D) and in particular Goa/ 4
— Strong, connected and healthy cormmunities.

Notwithstanding the above, these four land parcels have been
subjected to a local environmental study when they were proposed,
but subsequently withdrawn, as part of the GHLEP in 2012. Details
of the environmental study as it applies to the candidate sites is
included at Attachment E. These details remain relevant to the
current Planning Proposal with the exception of the analysis of
flooding that has since been interrogated in significantly more detalil
by the flood study for Culcairn. The impact of the flood study on the
candidate sites is summarised in Table 3 of the Planning Proposal
and replaces the analysis provided in the environmental studies.




1.5

Rural Lands

This Direction requires consideration because Greater Hume is not
one of the Councils excluded from it and the Planning Proposal
advocates changes to rural zones and minimum lot sizes.

CU1

This parcel is consistent as the proposal retains the land in a rural
zone (RU4). Whilst it will result in the fragmentation of rural land by
reducing the MLS, at 4 hectares the bulk of the land will remain in
agriculture as this lot size is simply too large to do nothing on.
Smaller rural lots also present the opportunity for owners to
undertake diversified and innovative agricultural activities for which
a large land holding is unsuitable. The land is relatively
unconstrained as is demonstrated in the environmental study at
Attachment E. It is also not State significant agricultural land and
additional lots will provide a social and economic benefit to the
Culcairn community.

CuU2, CU3 & CU4

These three land parcels are arguably inconsistent with the
Direction as the proposed RU5 and R2 zoning does not sit well with
some of the criteria Council must consider such proposals against.
However, the inconsistency is justified by a strategy prepared as a
precursor to Council’s Standard instrument LEP in 2012 (the Greater
Hume Strategic Land Use Plan 2007-2030). The table at
Attachment A shows for these three land parcels the
recommendation of the strategy versus the proposed zone in the
Planning Proposal. This demonstrates that the Planning Proposal is
generally consistent with a strategy accepted by the Department for
the purposes of the GHLEP. It is also consistent with direction of the
Riverina-Murray Regional Plan 2036 prepared by the Department of
Planning (see Attachment D) where actions to increase the
population of the Culcairn will achieve “strong, connected and
healthy communities”(Goal 4).

Environment & Heritage

Environment Protection
Zones

This Direction requires consideration because it applies to all
Planning Proposals.

The Planning Proposal is consistent as it does not propose any
change to the provisions of the GHLEP (namely clause 6.2) relating
to biodiversity protection.

2.3

Heritage Conservation

This Direction requires consideration because it applies to all
Planning Proposals.

The Planning Proposal is consistent with this Direction because the
subject parcels do not contain any known “jtems, places, buildings,
works, relics, moveable objects or precincts of environmental
heritage significance’ or Aboriginal objects.

2.4

Recreation Vehicle
Areas

This Direction requires consideration because it applies to all
Planning Proposals.

The Planning Proposal is consistent with the Direction because it
does not advocate the designation of the subject land as a
recreation vehicle area pursuant to an order in force under section
11 (1) of the Recreation Vehicles Act 1983.




3.

Housing Infrastructure & Urban Development

3.1

Residential Zones

This Direction is relevant because the Planning Proposal is
advocating zones within which residential development will be
permitted.

The Planning Proposal is consistent with this Direction because it
will provide the opportunity for a greater choice and supply of
housing in Culcairn and make use of existing urban infrastructure.
In addition, the GHLEP already contains a provision (clause 6.7)
requiring development to be adequately serviced.

3.2

Caravan Parks &
Manufactured Home
Estates

This Direction requires consideration because it applies to all
Planning Proposals.

The Planning Proposal is consistent with this Direction because it
does not reduce the opportunities for caravan parks and
manufactured homes estates on the subject lands.

3.3

Home Occupations

This Direction requires consideration because it applies to all
Planning Proposals.

The Planning Proposal will not prevent future dwellings being used
for ‘home occupations’ and hence is consistent with this Direction.

3.4

Integrating Land Use
and Transport

This Direction is relevant because three of the parcels in the
Planning Proposal are creating an urban zone.

The Planning Proposal will facilitate residential development at an
urban scale and within the township Culcairn. Recreational facilities
are available in close proximity. Having regard for these
circumstances, the Planning Proposal is considered consistent with
this Direction.

Hazard & Risk




4.3

Flood Prone Land

This Direction is relevant as it applies to ‘flood prone land’, which is
defined in the Floodplain Development Manual 2005 as land
“susceptible to flooding by the PMF event’. A PMF or Probable
Maximum Flood is more significant than a 1 in 100 year event.

The requirements of this Direction however relate to the Flood
Planning Areas (FPA) and not flood prone land, which are defined
as land below the level of the 1 in 100 year event plus 500mm.
According to the flood study, pockets of some candidate sites are
within the FPA.

This Direction prevents changing ‘flood prone land’ from a rural
zone to a residential zone. As the Flood Study for Culcairn indicates
that the whole of the township would be inundated in a PMF, sites
CU2, CU3 and CU4 in the Planning Proposal are inconsistent with
this Direction (CU1 is not advocating a residential zone).

However, the Direction allows for a Planning Proposal to be
inconsistent if it is in accordance with a floodplain risk management
plan. In this case a floodplain risk management plan has been
prepared for Culcairn that supports the proposed zonings for CU1,
CU2 and CU4 and therefore the inconsistency for these parcels is
justified. The inconsistency for CU3 is justified by the low flood risk
this land represents as demonstrated in Figures 8 & 9 relating to the
FPA and hydraulic flood risk. These figures indicate the majority of
the land in CU3 is flood free and therefore suitable for residential
development. In fact, most of this parcel would be one of the few in
Culcairn that would not be inundated in a 1 in 200 year flood event
(see maps within the Culcairn Flood Study).

5.

Regional Planning




5.10 Implementation of This Direction requires consideration because it applies to all
Regional Plans Planning Proposals.
The Planning Proposal complies with this Direction because it is not
inconsistent with the Aiverina Murray Regional Plan 2036 (see
Attachment D).
6. Local Plan Making
6.1 Approval and Referral This Direction requires consideration because it applies to all
Requirements Planning Proposals.
The Planning Proposal is consistent with this Direction because it
does not propose any referral requirements or nominate any
development as ‘designated development’.
6.2 Reserving Land for This Direction requires consideration because it applies to all
Public Purposes Planning Proposals.
The Planning Proposal is consistent with this Direction because it
does not remove or propose any public land.
7. Metropolitan Planning
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Attachment ‘D’

Consistency with the Riverina-Murray Regional
Plan 2036



ANNEXURE 1

Goal, Direction & Action Title Relevance to the Planning Proposal Consistency

Goal 1 — A growing and diverse economy

Direction 1 — Protect the region’s Relevant because the Planning The Planning Proposal will result in a loss of land used for agriculture for
diverse and productive agricultural Proposal relates to land zoned RU1.  sites CU2 and CU3. These sites are however located on the fringe of the
land. Culcairn township and to some extent are already constrained for the

type of agriculture than can be undertaken because of potential land use
conflicts. The loss of land for agriculture as a result of urban growth is
not unreasonable as it is a very minor impact having regard for the
availability of other land in the Shire for this purpose.




Goal 2 — A healthy environment with pristine waterways

Direction 16 — Increase resilience to
natural hazards and climate change.

Relevant because portions of land in
the Planning Proposal are flood
prone.

The flood study undertaken for Culcairn provides some definitive
information relating to flooding in these towns. Whilst the studies show
portions of land subject to flooding within the areas proposed for ‘up-
zoning’, they are not so significant that it is increasing the risk to life and
property. The flood study will be used to influence the type of future
development to ensure this.




Goal 3 - Efficient transport and infrastructure networks

Direction 21 — Align and protect Relevant as the proposal will result in  All land proposed for the RU5 and R2 zones can be provided with the

utility infrastructure investment. vacant land being developed. urban infrastructure servicing Culcairn. That land proposed for a lower
density of development will not require some of these services such as
reticulated sewerage.

Goal 4 — Strong, connected and healthy communities

Direction 22 — Promote the growth of  Relevant because the proposal The Planning Proposal will support and promote the growth of Culcairn

regional cities and local centres. affects land within the Culcairn by making available additional land for residential development.
township.

Direction 23 — Build resilience in Relevant because the proposal By providing additional land for residential development as a result of the

towns and villages. affects land within the Culcairn Planning Proposal, the population of Culcairn will be increased and this
township. builds resilience.

Direction 25 — Build housing Relevant because the proposal is The Planning Proposal supports this Direction because as a

capacity to meet demand. creating the opportunity for consequence it will increase the supply of residential land in Culcairn.

residential development.




Direction 26 — Provide greater
housing choice.

Relevant because the proposal is
creating the opportunity for
residential development.

Additional land will provide addition choice in living environments.

Direction 27 — Manage rural
residential development.

Relevant because some of the land
in the Planning Proposal is proposed
for rural residential development.

The land proposed for the RU4 zone (CU1) is located within the context
of the Culcairn township.

Direction 29 — Protect the region’s
Aboriginal and historic heritage.

Relevant because all development
on ‘greenfields’ land should consider
the prospect of Aboriginal artefacts
being present.

All future development should be subiject to the ‘due diligence’ process
for ascertaining the likelihood or otherwise of Aboriginal artefacts being
present. This process assists in the protection Aboriginal heritage.
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Attachment ‘E’

Extracts from the Local Environmental Study
associated with the preparation of the Greater
Hume Local Environmental Plan 2012



LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

Cul

ATBA ...t 65ha
Proposed change in land use: ............. Rural to Low Density Residential
DeSCrIPLioN: .....cceeceeceeceeeeeenns Vacant rural and to east of

.......................... CLNO001
......................... Lots 1, 2, 3, 4,5, 6, 7,8 DP7064,

Lot 9, DP11290, Part Lot 5,
DP250901, Lot 29, DP753757

Olympic Highway on northern

fringe of town.

......................... Greater Hume Strategic Land Use Plan.

Recommendation: ...........cccccvvvrnenn. Support

Ministerial Directions (to extent of inconsistency):

No.

Title

Justification for inconsistency

12

Rural Zones

Inconsistent because the Direction prohibits any rezoning from rural to residential.
The inconsistency is justified by the LES (including the assessment of rural lands at Appendix A.

State Environmental Planning Policies (to extent of relevance):

land

No. Title Consistency
SEPP55 requires Council to “consider” whether land proposed in an LEP for residential use is potentially contaminated. A “preliminary investigation” under the Contaminated
55 Remediation of Lands Planning Guideline is only required if there is either “no knowledge” of the history of the land or it is known the land was previously used for one of the nominated activities

that may lead to soil contamination. This site has mostly been used for cropping and grazing and there is no evidence of any more intensive agricultural or other activity that may

lead to contamination. DECCW'’s contaminated sites register does not show anything for this land.

Rural Lands 2008

The assessment of rural lands at Appendix A demonstrates compliance with this SEPP.

HABITAT PLANNING
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

Environmental impact:

] Basis of assessment Potential impacts
matters
Context Anticipated The subject land is not noted as having a high agriculture or existing land use and is currently used for low scale stock grazing. Rezoning of
p the land would not remove high quality agricultural land from production.
. - Loss of habitat. The land is cleared of vegetation and retains only a light cover of paddock trees. Remnant vegetation should be retained
Aerial photograph and NPWS Wildlife ;

Flora Atlas where possible.

NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site.
Fauna NPWS Wildlife Atlas NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site or township.
Flooding Anticipated is-site-is-unli
Bushfire Council Bushfire Prone Land Map None. Land is not identified as bushfire prone.
Heritage Council Heritage Study 2009 There are no listed heritage items within this area.

AHIMS database, Council Heritage Co

Archaeology Study 2009 There are no recorded archaeological sites.

Class | - No special soil conservation works or practices. Land suitable for a wide variety of uses. Where soils are fertile, this is land with the
Land , . . . . . . . .
capabilit DECC mapping highest potential for agriculture, and may be cultivated for vegetation and fruit production, cereal and other grain crops, energy crops, fodder

paniity and forage crops, and sugar cane in specific areas. Includes "prime agricultural land".

Infrastructure Council officers Township water supply and sewage treatment by Council.
Social Anticipated Potential positive impact through provision of increased residential availability and population growth.
Economic Anticipated Anticipated positive influence through the availability of a variety of lot sizes and an increase in local population.

HABITAT PLANNING
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

CU2 (part 1)

Map reference number:...........cccoevevne. CLNO002

Subject land:..........cccoeveeeeceeeee, Lot A, DP385255 (Western section)

AT ... 10ha

Proposed change in land use: ............. Rural to Residential

DeSCrIPLioN: .....cceeceeceeceeeeeenns Vacant rural land near Hamilton Street on
eastern edge of town.

Change instigated by:...........ccccceevennen. Greater Hume Strategic Land Use Plan.

Recommendation: .............cccevvvrnnnnn. Support

Ministerial Directions (to extent of inconsistency):

CLNOD2

J
¢
CLHK

"
¥
"
L
]

No. | Title Justification for inconsistency

1.2 Rural Zones

Inconsistent because the Direction prohibits any rezoning from rural to residential.
The inconsistency is justified by the LES (including the assessment of rural lands at Appendix A.

State Environmental Planning Policies (to extent of relevance):

No. Title Consistency

55

SEPP55 requires Council to “consider” whether land proposed in an LEP for residential use is potentially contaminated. A “preliminary investigation” under the Contaminated

Remediation of Lands Planning Guideline is only required if there is either “no knowledge” of the history of the land or it is known the land was previously used for one of the nominated activities
land that may lead to soil contamination. This site has mostly been used for cropping and grazing and there is no evidence of any more intensive agricultural or other activity that may
lead to contamination. DECCW's contaminated sites register does not show anything for this land.

Rural Lands 2008 | The assessment of rural lands at Appendix A demonstrates compliance with this SEPP.

Environmental impact:

] Basis of assessment Potential impacts
matters
- The subject land is not noted as having a high agriculture or existing land use and is currently used for low scale stock grazing. Rezoning of
Context Anticipated . . . )
the land would not remove high quality agricultural land from production.
Flora Aerial photograph and NPWS Wildlife Loss of habitat. The site has been cleared due to agricultural uses and is unlikely to have significance as habitat.
Atlas NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site.
Fauna NPWS Wildlife Atlas NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site or township.

HABITAT PLANNING
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

] Basis of assessment Potential impacts
matters
Flooding Anticipated
Bushfire Council Bushfire Prone Land Map None. Land is not identified as bushfire prone.
Heritage Council Heritage Study 2009 There are no listed heritage items within this area.
AHIMS database, Council Heritage ol
Archaeology Study 2009 There are no recorded archaeological sites.
Class | - No special soil conservation works or practices. Land suitable for a wide variety of uses. Where soils are fertile, this is land with the
Land . : . . . . . - ;
capability DECC mapping highest potential for agriculture, and may be cultivated for vegetation and fruit production, cereal and other grain crops, energy crops, fodder
P and forage crops, and sugar cane in specific areas. Includes "prime agricultural land".
Infrastructure Council officers Township water supply and sewage treatment by Council.
Social Anticipated Potential positive impact through provision of increased residential availability and population growth.
Economic Anticipated Anticipated positive influence through the availability of a variety of lot sizes and an increase in local population.

HABITAT PLANNING
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LOCAL ENVIRONMENTAL STUDY DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

CU2 (part 2)

Map reference number:..........ccccovvnenee. CLNO03
Subject land:..........cccoeveeeeceeeee, Lot A, DP385255 (Eastern section) :
AT ... Sha

[
Proposed change in land use: ............. Rural to Industrial : CLMNOO3
DeSCrIPLioN: .....cceeceeceeceeeeeenns Vacant rural land on western side of Main Southern Railway. ¢
Change instigated by:..........ccccoeovrnenn. Greater Hume Strategic Land Use Plan. ]
Recommendation:.........cccccocevvvrvivivinnne, Support

Ministerial Directions (to extent of inconsistency):

No. | Title Justification for inconsistency

Inconsistent because the Direction prohibits any rezoning from rural to industrial (village).

1.2 Rural Zones The inconsistency is justified by the LES (including the assessment of rural lands at Appendix A.

State Environmental Planning Policies (to extent of relevance):

No. Title Consistency

Rural Lands 2008 | The assessment of rural lands at Appendix A demonstrates compliance with this SEPP.

Environmental impact:

S Basis of assessment Potential impacts
matters
- The subject land is not noted as having a high agriculture or existing land use and is currently used for low scale stock grazing. Rezoning of
Context Anticipated . . . .
the land would not remove high quality agricultural land from production.
, - Land has been cleared due to agricultural uses and is unlikely to have significance as habitat, though remnant trees should be retained where
Flora Aerial photograph and NPWS Wildlife possible
Atlas )
NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site.
Fauna NPWS Wildlife Atlas NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site or township.
Flood'ng A'n'HGLpated ooa-nrone lllell e- or-(sre ar H n-'-A nAl ‘ ita | ‘ al 0-ne e ann oo0-even
Bushfire Council Bushfire Prone Land Map None. Land is not identified as bushfire prone.
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

] Basis of assessment Potential impacts
matters
Heritage Council Heritage Study 2009 There are no listed heritage items within this area.
AHIMS database, Council Heritage ol
Archaeology Study 2009 There are no recorded archaeological sites.
Class | - No special soil conservation works or practices. Land suitable for a wide variety of uses. Where soils are fertile, this is land with the
Land . : . . . . , ; .
capabilit DECC mapping highest potential for agriculture, and may be cultivated for vegetation and fruit production, cereal and other grain crops, energy crops, fodder
pabiity and forage crops, and sugar cane in specific areas. Includes "prime agricultural land".
Infrastructure Council officers Township water supply and sewage treatment by Council.
Social Anticipated Potential positive impact through provision of increased industrial activity and availability.
Anticipated positive influence through the availability of a variety of land uses encouraging new business in local area and associated
Economic Anticipated increase in local population. Rezoning of the land will increase the availability of industrial land in the area and allow increased investment in
the local industrial sector.
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL ENVIRONMENTAL >LAN 2009

CuUs3

Map reference number:.............cccee.ee. CLNO004

Subject land:..........cccooviiviicinics Lot 1, DP311778, Lot 2, DP865572, Lot 3, DP753757
ATBR ... 27ha

Proposed change in land use zone: .... 1(a) General Rural to R1 General Residential

DeSCription: .....ccoveveveeeeseecee s 27 ha Walbundrie Road
Change instigated by:............ccccoevvnee. Greater Hume Strategic Land Use Plan.
Recommendation: ..........ccoccovevrninnee Rezone southern half (approx. 17ha shown coloured in image)
Environmental impact:

e Basis of assessment Potential impacts

matters

- The subject land is not noted as having a high agriculture or existing land use and is currently used for low scale stock grazing. Rezoning of the
Context Anticipated . . y )
land would not remove high quality agricultural land from production.

_ NPWS Wildife Atlas

NPWS Wildlife Atlas listed no.threatened species sitings (since 1980) in the vicinity of the site or township.

Bushfire Council Bushfire Prone Land Map Land is not located within identified Bushfire Prone Lands
Heritage ’C‘ES;N Heritage Council & Culcaim There.are no listed heritage items within this area. Council is undertaking a heritage study.
Archaeology AHIMS database AHIMS recognises no sites within this area.

I Township water supply and sewage treatment by Council. Sites outside of the township may require extensions to services or on site water and/or
Infrastructure Council officers
sewage.
Social Anticipated Potential positive impact through provision of increased residential availability and population growth.
HABITAT PLANNING 22
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LOCAL ENVIRONMENTAL STUDY DRAFT GREATER HUME LOCAL ENVIRONMENTAL >LAN 2009

e Basis of assessment Potential impacts
matters
Economic Anticipated Anticipated positive influence through the availability of a variety of lot sizes and an increase in local population.
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

CU4 (part 1)

Map reference number:..........ccccovvnenee. CLNOO6
........................... Lots 96, 97, 105 DP753757, Lot 1, DP110622,

Holbrook Road

ATBA ...t 135ha 84ha

Proposed change in land use: ............. Rural to Low Density Residential

DeSCrIPLioN: .....cceeceeceeceeeeeenns Part developed low density residential land. Infill
opportunity.

........................... Greater Hume Strategic Land Use Plan.

LA

Lots 126, 127, DP721063

Recommendation:.........cccccocevvvrvivivinnne, Rezone portion along Holbrook Road in response to owner request.

Ministerial Directions (to extent of inconsistency):

No.

Title

Justification for inconsistency

12

Rural Zones

Inconsistent because the Direction prohibits rezoning from rural to residential.
The inconsistency is justified by the LES (including the assessment of rural lands at Appendix A).

State Environmental Planning Policies (to extent of relevance):

land

No. Title Consistency
SEPP55 requires Council to “consider” whether land proposed in an LEP for residential use is potentially contaminated. A “preliminary investigation” under the Contaminated
55 Remediation of Lands Planning Guideline is only required if there is either “no knowledge” of the history of the land or it is known the land was previously used for one of the nominated activities

that may lead to soil contamination. This site historically may have been used for cropping and grazing but has been lying vacant in more recent times. There is no evidence of
any more intensive agricultural or other activity that may lead to contamination. DECCW's contaminated sites register does not show anything for this land.

Rural Lands 2008

The assessment of rural lands at Appendix A demonstrates compliance with this SEPP.

Environmental impact:

T Basis of assessment Potential impacts
matters
Context Anticipated The subject land is used for low density residential purposes on the fringe of Culcairn. It is not used for agriculture.

HABITAT PLANNING
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

] Basis of assessment Potential impacts
matters
. Loss of habitat. The land retains only a light cover of paddock trees. Remnant vegetation should be capable of being retained in a low density
Aerial photograph and NPWS S :
Flora - residential environment.
Wildlife Atlas . _ L . . . .
NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site.
Fauna NPWS Wildlife Atlas NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site or township.
F|00d|ng A_n_tl,g',pated ne ram allalaMaTa alala! . -nAAA egio "l'lell I 1 1
Bushfire Council Bushfire Prone Land Map The remaining portion of this site proposed for a change in land use is not within a area mapped as a bushfire risk.
Heritage Council Heritage Study 2009 The only listed heritage items within this area are located within the road reserve and such should not be affected.
AHIMS database, Council Heritage o
Archaeology Study 2009 There are no recorded archaeological sites.
Part Class | - No special soil conservation works or practices. Land suitable for a wide variety of uses. Where soils are fertile, this is land with the
highest potential for agriculture, and may be cultivated for vegetation and fruit production, cereal and other grain crops, energy crops, fodder and
forage crops, and sugar cane in specific areas. Includes "prime agricultural land",
Land _ Part Class IV - Soil conservation practices such as pasture improvement, stock control, application of fertiliser and minimal cultivation for the
capability DECC mapping establishment or re-establishment of permanent pasture. Land not suitable for cultivation on a regular basis owing to limitations of slope gradient,
soil erosion, shallowness or rockiness, climate, or a combination of these factors. Comprises the better classes of grazing land of the State and can
be cultivated for an occasional crop, particularly a fodder crop or for pasture renewal. Not suited to the range of agricultural uses listed for Classes |
to lIl. If used for "hobby farms" adequate provision should be made for water supply, effluent disposal, and selection of safe building sites and
access roads.
Infrastructure Council officers Township water supply and sewage treatment by Council.
Social Anticipated Potential positive impact through provision of increased residential availability and population growth.
Economic Anticipated Anticipated positive influence through the availability of a variety of lot sizes and an increase in local population.
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

CU4 (part 2)

Map reference number:...........cccoevevne. CLNOO7

Subject land:..........cccoeveeeeceeeee, Lots 98, 99 DP753757, DP1060914 Holbrook Road

AT ... 3ha

Proposed change in land use: ............. Rural to Low Density Residential

DeSCrIPLioN: .....cceeceeceeceeeeeenns Part developed low density residential land. Infill opportunity.

Change instigated by:..........ccccoeovrnenn. Greater Hume Strategic Land Use Plan.

Recommendation:.........cccccocevvvrvivivinnne, Rezone eastern section (approx. 3ha) defer remaining due to tree cover and proximity {

Ministerial Directions (to extent of inconsistency):

o creek

No. | Title Justification for inconsistency

Inconsistent because the Direction prohibits rezoning rural to residential.

1.2 Rural Zones The inconsistency is justified by the LES (including the assessment of rural lands at Appendix A).

State Environmental Planning Policies (to extent of relevance):

No. Title Consistency

55

SEPP55 requires Council to “consider” whether land proposed in an LEP for residential use is potentially contaminated. A “preliminary investigation” under the Contaminated
Remediation of Lands Planning Guideline is only required if there is either “no knowledge” of the history of the land or it is known the land was previously used for one of the nominated activities
land that may lead to soil contamination. This site historically may have been used for cropping and grazing but has been lying vacant in more recent times. There is no evidence of
any more intensive agricultural or other activity that may lead to contamination. DECCW’s contaminated sites register does not show anything for this land.

Rural Lands 2008 | The assessment of rural lands at Appendix A demonstrates compliance with this SEPP.

Environmental impact:

Environmental

Basis of assessment Potential impacts
matters
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LOCAL ENVIRONMENTAL STUDY

DRAFT GREATER HUME LOCAL'ENVIRONMENTAL PLAN 2011

] Basis of assessment Potential impacts
matters
- The subject land is not noted as having a high agriculture or existing land use and is currently used for low scale stock grazing. Rezoning
Context Anticipated ) . . .
of the land would not remove high quality agricultural land from production.
, - The site has been cleared and is unlikely to have significance as habitat.
Flora Aerial photograph and NPWS Wildlife Atlas o , S . . . .
NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site.
Fauna NPWS Wildlife Atlas NPWS Wildlife Atlas listed no threatened species sightings (since 1980) in the vicinity of the site or township.
Flooding Anticipated itis-antici i i
Bushfire Council Bushfire Prone Land Map None. Land is not identified as bushfire prone.
Heritage Council Heritage Study 2009 There are no listed heritage items within this area.
Archaeology ,ZA(I)-IOIg/IS database, Council Heritage Study There are no recorded archaeological sites.
Class | - No special soil conservation works or practices. Land suitable for a wide variety of uses. Where soils are fertile, this is land with the
Land highest potential for agriculture, and may be cultivated for vegetation and fruit production, cereal and other grain crops, energy crops, fodder
i and forage crops, and sugar cane in specific areas. Includes "prime agricultural land".
capabilty DECC mapping ge crop g p p g
Some land already classified “Urban”.
Infrastructure Council officers Township water supply and sewage treatment by Council.
Social Anticipated Potential positive impact through provision of increased residential availability and population growth.
Economic Anticipated Anticipated positive influence through the availability of a variety of lot sizes and an increase in local population.
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PROPOSED
SITE

MURRAY STREET

PROPERTY DETAILS:

LOT: 1 &2
SEC: 13
DP: 758522

AREA: 2000 sqm

Locality Map
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NOTES:

GROUP PLANTING:

ASSORTED GROUND COVERS AND SHRUBS
TO BE PLANTED IN GROUPS OF 4 - 6

GRASS:

GENERALLY NATIVE GRASSES
SHADED AREAS TO BE:

- KIKUYU

- RYE MIX

PLANTING:

ALL TREES TO BE STAKED AND TIED
PROVIDE 100mm BARK MULCH UNDER ALL
TREES AND GROUND COVER

WATERING:

TIME MONITORED DRIPPER SYSTEM TO
BE INSTALLED. ALLOW FOR ONE DRIPPER
OUTLET PER PLANT

NOTES:

CHECK DRAWINGS AND DISCUSS WITH

SITE SUPERVISOR PRIOR TO PLANTING

TO PREVENT DAMAGE TO UNDERGROUND

SERVICES. PROVIDE TOPSOIL TO LANDSCAPED AREAS

PLANTING LEGEND

SMALL TREES (<10m)

ACACIA PYCNANTHA - GOLDEN WATTLE (E)

AGONIS FLEXUOSA - WILLOW MYRTLE (E)

ANGOPHORA CORDIFOLIA - DWARF APPLE MYRTLE (E)
BACKHOUSIA CITRIODORA - LEMON SCENTED MYRTLE (E)
BANKSIA MARGINATE - SILVER BANKSIA (E)

CALLISTEMON VIMINALIS - WEEPING BOTTLEBRUSH (E)
EUCALYPTUS EXIMIA "NANA" - DWARF YELLOW BLOODWOOQOD (E)
LAGERSTROEMIA INDICA - CREPE MYRTLE (D)
LEPTOSPERMUM PETERSONII - LEMON SCENTED TEA TREE (E)
MELALEUCA BRACTEATA - WHITE CLOUD TREE (E)

MAGNOLIA LILIFLORA - LILY MAGNOLIA (D)

MELALEUCA LINARIFOLIA - SNOW IN SUMMER (E)

OSMANTHIS FRAGRENS - FRAGENT OLIVE (E)

TRISTANIOPSIS LAURINA - WATER GUM (E)

SHRUBS & GROUND COVER

EUPHORBIA CHARACIAS - BLACKBIRD
EUPHORBIA CHARACIAS SSP - SILVER SWAN
HEBE - PRETTY 'N' PINK

DIANELLA PRUNNIA DP303 - UTOPIA

PENNISTUM ADVENA RUBRUM DWARF - MOULIN ROUGE
EUONYMUS JAPONICUS - AGAPANTHUS WHITE
LAVANDULA ANGUSTIPOLIA - LAVENDER ENGLISH
ANIGOZANTHOS MANGLESII - KANGAROO PAW
DIANELLA VARIEGATED - SLIVER STREAK
GREVILLEA - RUBY RED

LIRIOPE - EVERGREEN GIANT

LOMANDRA LABILL - EVERGREEN BABY
GREVILLEA OBTUSIFOLIA - GIN GIN GEM

PROPOSED TREE TO BE HEALTHY
DISEASE-FREE SPECIMEN, WATER
TREES PRIOR TO PLANTING
TREES STAKED & TIED TO 3off.
1800x25x25mm HWD STAKES WITH
FLEXIBLE RUBBER OR CANVAS IN
FIGURE 8 CONFIGURATION

ROOTBALL STAPLES MAY BE USED
INSTEAD OF STAKES. USE 25x25x700mm
HWD STAKES. INSTALL ONE STAPLE
EITHER SIDE OF THE ROOTBALL.
ENSURE SPACE FOR STEM
CALIPER DEVELOPMENT

o /

75mm

BALL

EXTEND STAKES INTO UNDISTURBED
SOILS WITHOUT INTERFERING WITH SERVICES

AN

&— SET PLANTS PLUMB

75mm LAYER OF SHREDDED WOOD MULTCH
TO 1.0m DIAMETER KEPT AWAY FROM TRUNK

SAUCER-SHAPED SOIL BERM 50-100mm
HIGH AT THE CIRCUMFRENCE OF ROOTBALL

FORM A RAISED
SOILING RING AS A
RETAINING BASIN

BARK MULCH j

BACK FILL SOIL AROUND
PLANT USING MOIST
SOIL. ENSURE NO VOIDS
OF EXTRANEOUS MATTER EXISTS

OVER-EXCAVATE HOLE BY AT LEAST 3 TIMES

POT WIDTH. ENSURE SIDES OF HOLE ARE
ROUGHENED. BACKFILL WITH EXCAVATED TOPSOIL,
PACKING AROUND SIDE OF ROOTBALL FOR STABILITY.

SET ROOTBALL ON UNDISTURBED SUBGRADE

TO PREVENT SETTLING. TOP OF ROOTBALL
SHOULD BE LEVEL WITH SURROUNDING TOPSOIL

STORMWATER TO

KERB & GUTTER
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10,2.020. 4Q

12" May 2020
Dear Greater Hume Council Members,

We are writing as concerned local citizens for the well-being of 2 beautiful and well-
established trees on the vacant block on the corner of Albury St and Murray St, as it has
come to our attention that the new developérs intend to remove the trees from the block
to build a Corrugated Backpackers.

The kurrajong tree in particular, holds significant historical value to our town and country.
‘As a native Australian species of more than 100 years old, we are confused as to why a
business promoting bringing international travellers to our district would be so keen to
remove such a perfect native specimen. If the trees were removed, they would take more
than a lifetime to regrow to their current grandeur. This in itself would be a tragedy.

The block and in particular the kurrajong tree, also has significant historical connection to
our local war heroes. The tree was used in 1917 to tether and prepare horses for World War
1 and should remain to show our appreciation and gratitude for those local soldiers and
horses that may have spent their last moments ‘at home’ on that block of land.

We hope that after this significant, and widely unknown, historical information has come to
your attention, the Council will make the appropriate decisions to keep the trees on the
corner as they are. .

/
]
.

Thank you for your time. /

Regards,
Concerned Local Citizens

Name - Signature : Mobile Number
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73 - 75 Albury St, Holbrook AG:SG:P10047777 DP 758522
From : Teresa 'teresa.sauer4@bigpond.com'
To: MailMailbox 'mail@greaterhume.nsw.gov.au';

Sent: 25 April 2020 13:59:21

Dear Mr Adrian Gilby,

| am writing to you today in regards to the building application 10.2020.40.1, 73 — 75 Albury Street
Holbrook NSW 2644. DP758522

| have a few concerns in regards to the proposed development of a new motel and sandwich bar /
takeaway shop, | am concerned about the amount of room that parking will be needed to accommodate
20 rooms and also a take away / sandwich bar. | feel that the parking allocated will be too small and not
allow people to park comfortably and be able to enter or exit their vehicles with ease , so the customers /
guest may feel that they need to park in Murray street when staying in the motel over night, which | feel
will cause extra traffic and excessive noise as people pack / unpack their cars day and night, this will
impact on my and my families level of comfort especially at night when we are trying to sleep as 3 of my
4 bedrooms face Murray St.

Also with a take away/ sandwich bar what will be trading hours and where will people park to utilise the
shop as there will be no parking out the front due to the trees planted on the road out front , does that
mean that they will use Murray St and out the front of my home in Albury St, this will cause discomfort to
my life style as my lounge room is at the front of my house as well as 2 of my bedrooms, with people
getting takeaway food, | feel is this going to produce more rubbish for those of us that reside nearby as
we will have food and wrapping left out the front of our home as there are no public bins at this stage for
people to deposit their rubbish into , | only mention this as when Uncle Leos was in residence at the
Caltex we experienced dropped hamburgers and rubbish from people that had bought food there and
where walking and dropped their rubbish and food on many occasions, which we the residents cleaned
up .Also this takeaway shop may encourage trucks to park out the front of my home to grab some food,
this will definitely cause excessive noise and discomfort as | already have to put up with Refrigerated
B’Double trucks using Albury St to do their change overs and not use the Service station down the road. |
have contacted the companies involved in this and we are working on a better solution. | feel that to have
that may rooms in such a small area is over crowding and that the owners are trying to maximise their
profit margin to the detramite of those that already reside here. For that many rooms they may be should
have looked at a bigger block, like the one that was for sale where the Glendale Motel was , which would
of given them more than enough room to build to their plans .

With the removal of the existing tree (which is now established)and replanting of a new tree, that tree
maybe too close to the corner and block our line of sight as we try to enter Albury street and therefore
put us in danger of any on coming cars. Our line of view will be blocked because of a new tree that will
need time to grow to a safer height as the branches and leaves will obscure our vision until the tree gains
height.

| also have concerns as to the position of the bedroom and bathroom windows facing Murray St, as | am
worried that the noise from these rooms will carry across through the windows and into my home, | will
be able to hear any one who is loud or “partying” a little too much after a few drinks and also they will be
able to see into my bedroom windows if | don’t keep my drapes closed at all times, which | feel | should
not have to in order to have privacy in my own home .
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Also the materials that are suggested that be used to build this motel and sandwich / takeaway shop,
cement sheeting and colour bond walls will look CHEAP and NASTY and not be aesthetically pleasing and
will be out of character to the existing buildings in the area, some of which have heritage ties to the south
of Holbrook as this was the original site of Holbrook before the township north of the bridge was
founded. In this area you have the old Masonic Building which now is a home but maintains the original
character of the building, also you have the original hospital now a home and another home that was
built over 100 years ago. | feel if this motel is built out of these materials it will devalue my home, if | want
to sell later on, it will make it harder to sell as people do not want to live that close to a motel .

The service yard is also a worry as it will have delivery trucks coming and going to the motel, and | feel
that the laneway is not built for heavy vehicles as it is made of dirt not asphalted, so in winter that will be
a mud puddle so then the drivers of such vehicles will be tempted to reverse back onto Murray St and the
reverse beepers on the trucks which are mandatory are quite loud and as there are children in this street
that use the roadway to ride their bikes they will be put in danger as the driver will not be able to see
them in his blind spots and children are not aware of the dangers of reversing trucks.

Thankyou for your time in reading my email, | can be contacted on the below details or on this email if
you wish to ask me any questions

Kind regards

Teresa Sauer

77 Albury Street, Holbrook NSW 2644
Mobile: 0419209226
teresa.sauer4@bigpond.com

Sent from Mail for Windows 10
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Development Application Your Ref AG:SG:P10047777
From : Chris Louttit 'chrislouttit@bigpond.com’
To : MailMailbox 'mail@greaterhume.nsw.gov.au’;
Sent : 27 April 2020 13:03:01

Inline Attachments : butterfly bottom.gif (20KB) butterfly top.qif (12KB)

Dear Adrian,
| have some concerns with the application for a new motel.

1. Block 2 is right on the fence line of the rear driveway. Should it not be a meter inside
the boundary, and then have a fence of sufficient height to block out the noise.

2. There is no manager residence on site, so is there any security or supervision,
especially at night time.

3. Limited parking on site means | fear there will be more cars parked in Murray Street.
Henty Field days when a lot of people have trailers will be an obvious time.

4. Are our sewerage lines up to handling the extra demand.
Hoping you will address my concerns.
Chris Louttit.

10 Murray Street,
Holbrook. NSW. 0408 968 530.

FREE Animations for your email Click Here!
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DA 10.2020.40.1

From : "Rob | Rob Pickett Design" <rob@rpdesign.com.au>

To:

Cc:

MailMailbox

devang upadhyay

Sent: 28 May 2020 11:14:07

Inline Attachments : Amended DA 20-05-28.pdf (11283KB) image003.png (27KB)

Attention Mr. C Kane,

Please find attached amended plans responding to your email of 20" May last.

Responding to your tabled request for further information.

The proposed Motel and Sandwich Bar is a Family run business, Husband and Wife team.
Employees will be engaged temporally for busy times only.

The general running and maintenance of the Motel, Reception, Cleaning and Sandwich Bar will be
operated by the Couple.

May 20™" response.

1.

oukwnN

~

3D Images with coloured facades attached - Sheet A10.
Colours are indicated on sheet A03 Elevations highlighted in RED.
Murray Street colorbond fence to the Service Yard is 1.8m high DUNE colorbond Neeta Screen.
Additional landscaping added to Murray Street frontage.
Existing Kurrajong tree indicated as remaining.
All airconditioning units are positioned on the Site Plan. The Units sit on the ground and are 3.7Kw
(dB rating of 45 - 60).
All Bathroom windows are obscured glazing.
One motel unit has been removed to allow for additional carparking for the Sandwich Bar.
The Service Yard is allocated for storage of domestic sized Wheely Garbage Bins.
The bins will be collected via road side collection as per normal Garbage collection for the district.

Response to Neighbour Concerns.

a.
b. There is a Manager's apartment included.
C.

d. Sewerage capability directed to Council.

VI.

The Boundary set-backs comply with BCA requirements.

Carparking on-site does comply.

Carparking is contained within the centre of the development shielding neighbours from undue
noise.

. It anticipated low use of the Sandwich bar.
. Street trees in Albury Street are young trees and doubled up. Moving one tree is a minimal

disturbance.

Excessive noise is unfounded. The bedroom windows are small, at sill level, are 1500mm above the
floor.

Criticism of colour and material is unfounded.

The service yard is previously discussed - regular Garbage collection is all that shall be provided.
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